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I nfor mation note on lift safety

The subject of "Lift safety" has not been discussed by any Panel of the
Legisative Council. However, there has been wide coverage on lift safety
incidentsin local press reportsin the past two months.  Some relevant press reports
are attached at Appendix | for members reference.

2. Two ora questions on the subject were raised by Hon JamesTO and
Hon CHAN Kam-lam at the Council meetings on 19 November 2008 and
3 December 2208 respectively. The wording of the questions and the
Administration's repliesarein Appendices|l and 111,
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#2
[E ¥y | 2008-11-05 CITY1| CITY| By Celine Sun
Lift that plunged 14 floors passed tests in January

Inspection of 1,000 lifts ordered after elevator plummeted

A lift in a public housing estate that plunged 14 floors - sparking checks on 1,000 similar
liftsin housing estates - passed a safety examination in January, officials said yesterday.

No one was in the lift car on Tai Po's Fu Shin Estate when it made its sudden plunge but a
woman had got out moments earlier after hearing a strange sound.

The Electrical and Mechanical Services Department confirmed yesterday that the lift car, in
Shin Nga House, had plummeted when its speed governor failed to function.  Seven of the
car's eight suspension cables were later found to be broken.

The plunge occurred on October 25 but was not disclosed by the department until it was
reported in some newspapers yesterday.

The cause of the accident is still being investigated but the department said yesterday that
damage had been found to the cables, governor, lift car and counterweight.  All other lifts
on the estate had been checked and found to be safe.

A woman, who gave her name only as Lau, said she was waiting to take the lift downstairs
with her daughter when she saw the passenger getting out. "She looked scared and said to
me, 'l might have been trapped in the lift if you didn't press the button'.  After that, the lift
then just fell down," Ms Lau said.

The department'’s chief electrical and mechanical engineer, George Ling Kam-hoi, said that
although seven out of eight steel cables broke, safety clamps should have stopped the lift
fromfalling. He said the bottom of the lift was not damaged, but the pulleys had come off
and crashed onto the top of the lift.

He said any defects should have been noticed in regular checks and inspections. "Any
damaged parts should be changed first. The engineer responsible for the regular check
should then inform us. After we have checked everything then we will issue certificates
for them."

The Housing Authority yesterday told the two lift companies involved - the maker and the
maintenance provider - to inspect the 1,000-plus lifts of the same type in use in the city's
public estates. A report will be submitted to the authority within two days.

A spokesman for the mechanical services department said the incident was a "very rare
case", which was why the department had not revealed it for a week. "We hoped to
inform the public after we completed the investigation,” he said.
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The lift, produced and installed by Finland-based manufacturer Kone Elevator, had been in
use on the public estate for 22 years. The company had managed the maintenance work
until July, when the estate owners corporation decided to change to another maintenance
provider, ThyssenKrupp Elevator Hong Kong, which offered a cheaper service.

The Genera Union of Lift and Escalator Employees said the incident could be partly
connected to the standard of service of the maintenance company and possibly a lack of
government regulation.

"It's not a normal practice for one company to do maintenance work for elevators made by
another company,” union general secretary Tsang Chi-kong said. The manufacturer
usually had a better understanding of its machines and knew which parts were most likely
to get damaged.

"It's so fortunate there's no injury this time. The authorities should really take it as an
alert,” he said.

Last month, about 60 workers of ThyssenKrupp Elevator went on strike in Hung Hom to
demand more staff and higher pay.

Tai Po district councillor Kwan Wing-yip, who examined the site yesterday, said a human
factor could not be ruled out as the breaks in the cables were very close to each other.

"We suggested to the owners' corporation that it should hire a third party to conduct an
independent investigation,” he said.

Y ﬁ’[ ?Jl?j% 200811050270110
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#5
fE ¥y | 2008-11-11 CITY4| CITY| By Martin Wong and Danny Mok
Blaze in lift shaft comes days after checks begin

A fire broke out at the top of alift shaft in a Tsim Sha Tsui building yesterday morning,
days after the government ordered safety checks on 1,000 lifts across the city following an
accident in Ta Po. The same company, Finland-based manufacturer Kone Elevator, is
involved in both incidents.

And last night three members of a family were trapped in a lift on Fu Shin Estate, the
same estate where a lift plunged 14 floors on October 25.

Shortly before 11am, residents of Pacific Mansion, a commercial and business building
on Kimberley Road, detected a burning smell coming from one of the two lifts. A security
guard called fire services officers, who discovered afire in a room on the roof that housed
the motors and cables for the lifts.

Firemen used an extinguisher to douse the flames. No one was injured, a government
spokesman said.  Police said a short circuit was the suspected cause of the blaze.

Kone, which is responsible for maintenance of the lifts, said there had been a
misunderstanding. As far as | know, there was no fire but only smoke, service director
Jonny Leung said. And without having to fix anything, the lift works normally.

Officers from the Electrical and Mechanical Services Department were present when
their workers inspected the lift, Mr Leung said.

He said the company was checking whether the incident was caused by something elsein
the room. There are many things in the machine room, including the building's electrical
cables.

The two lifts resumed service after inspection. A spokesman for the department said it
was checking when Kone last inspected the lift.

In the Fu Shin Estate incident last night, a man surnamed Lau, 33, said a lift in Shin
King House had fallen for two feet shortly after he entered on the 33th floor at 8.30pm. It
then came to a standstill. He said he forced open the doors after 10 minutes when no one
had arrived to help so he and his two family members could get out.

Kone produced and installed the lift in Tai Po's Fu Shin Estate that plunged 14 floors on
October 25. No one was in the lift car when it fell, but a woman had got out moments
earlier after hearing a strange sound.

A check found seven of the lift's eight suspension cables were broken, and the speed
governor, lift car and counterweight were damaged.
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The company had managed the maintenance work in that case until July, when the estate
owners corporation decided to change to another maintenance provider, ThyssenKrupp
Elevator Hong Kong, which offered a cheaper service.

That accident, described by the government as a very rare case, raised concerns over the
safety of the 57,000 lifts and 7,000 escal ators used across the city.

Copyright (c) 2008. South China Morning Post Publishers Ltd. All rights reserved.
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#6
ﬁﬁjﬁ" Fl¥# |2008-11-12 CITY4| CITY| By AnitaLam
Broken cable found in Tai Po lift incident

One of the four cables supporting alift in which five people were trapped in a Tai Po estate
on Sunday has been found to have broken.

The Electrical and Mechanical Services Department revealed the incident, which left the
occupants stranded between the seventh and eighth floors of Wan Lam House, Wan Tau
Tong Estate, after checking the estate's 11 other lifts yesterday.

It was the fourth incident involving lift safety in three weeks, including one on Monday
night at Fu Shin Estate which left a family trapped for at least 10 minutes. On October
25, alift there plunged 14 floors.

All the other lifts in Wan Tau Tong Estate were found to be safe but Tai Po district
councillor Yu Chi-wing said residents were fearful and some living on the lower floors
preferred to use the stairs.  Officials are investigating the cause of the incident, while the
lift's manufacturer and maintenance provider, Fujitec, will have to submit a report on the
case before next Wednesday. The department has not yet decided if it will order checks on
all other lifts of the same model and age, as it did following the 14-floor plunge at Fu Shin
Estate.

The department said Fujitec workers had spotted the broken cable after staff and firemen
rescued the trapped people on Sunday.

Lo Kok-keung, a mechanical engineer at Hong Kong Polytechnic, said many lifts,
especidly in areas with older buildings, could have similar problems due to poor
mai ntenance.

The department said it had found no mechanical defects in the lift that left the family
stranded at Fu Shin Estate on Monday.

Senior engineer Arthur Wong Kam-hay said the case was a regular lift-trap incident,
triggered by a sensor that could become overly sensitive when the weather changed.

The department said maintenance provider Thyssenkrupp Elevator had already adjusted the
sensors in the rest of the estate's 34 lifts.
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Lift safety

Elevator ok, says Housing Department

There was nothing wrong with alift at Kwun Tong's Tsui Ping South Estate that a resident
said fell three floors, the Housing Department said yesterday. The resident told Cable TV
that when she used the lift in Tsui Hon House on Thursday, it suddenly fell from the 13th
floor to the 10th before continuing to the ground normally. A department spokesman said
al three lifts in the building were inspected yesterday and no problems were found.
Cheung Chi-fai
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Lift workers demand strict safety standards

About 100 lift workers staged a protest yesterday to highlight occupational safety
concerns following lift-maintenance accidents earlier this month.

They called for more training, a qualifications framework, the regulation of standard shift
hours and a ban on contractors working aone.

Meanwhile, the government said it would stop using a bunching approach - in which lift
contractors are required to maintain different brands of lift under a single contract - in
tendering for lift-maintenance contracts for government buildings.

A Development Bureau spokesman said the Electricad and Mechanica Services
Department would meet workers' representatives and lift contractors today to review a code
of practice with a view to strengthening safety requirements. He said the department
would also conduct random inspections of lifts in private buildings during the next three
months.

Tsang Chi-kong, secretary of the General Union of Lift and Escalator Employees, said
the government had yet to respond to calls for a qualifications framework, which would
guarantee workers received proper training.

He said the government should strictly enforce regulations governing the frequency and
duration of lift-maintenance procedures for contractors because many had deviated from
therulesto cut costs.

The union welcomed the government initiative to end the bunching approach in
contracting out lift-maintenance services, Mr Tsang said.

Copyright (c) 2008. South China Morning Post Publishers Ltd. All rights reserved.
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Appendix |1
Oral question on " Lift safety"
raised at the meeting of the L egislative Council on 19 November 2008
and the Administration'sreply

(This question was raised by Hon James TO)

Question:

The incident of alift in Fu Shin Estate, a public housing estate, plunging to the
ground, which occurred last month, has aroused public concern about the safety
of lifts. In this connection, will the Government inform this Council:

(@

(b)

(©)

why the Electrical and Mechanical Services Department ("EMSD") did not
immediately make an announcement following the occurrence of the
aforesaid serious incident which involved breakage of suspension ropes of
the lift, but confirmed it only upon media enquiries 10 days later; of the
respective numbers of cases in the past three years in which owners of lifts
or registered lift contractors ("the contractors") notified and did not notify
EMSD immediately of incidents involving lifts as required by law, the
number of such cases announced by EMSD, as well as the penalties
imposed on those people convicted on grounds of not immediately making a
notification or other contraventions;

given that currently a single contractor is selected by tender to undertake
maintenance of the lifts in a public housing estate which were manufactured
by different manufacturers, whether the authorities will review the
arrangement, and whether they will conduct comprehensive inspections on
al the other lifts in public housing estates which ar e maintained by the
contractor involved in the above incident; and

how the authorities presently monitor the repair and maintenance of liftsin
various kinds of buildings, and whether they will carry out surprise checks
on the annual safety inspections conducted by registered lift engineers,
checking if the quality of the parts used by the contractors meets the
statutory requirements and safety standards, as well as amending existing
guidelines or codes of practice (e.g. to require that the inspection and
maintenance work be carried out by at least two repair workers, and to
Introduce a minimum number of inspection hours, etc.)?



Reply:
President,

The Lifts and Escalators (Safety) Ordinance (Cap 327) provides the statutory
framework to ensure safety of liftsin private buildingsin Hong Kong. Under the
Ordinance, only registered lift engineers and registered lift contractors are
gualified to carry out lift works including construction, installation and
maintenance service. These works shall comply with the required safety
standards according to the Code of Practice promulgated by the Electrical and
Mechanical Services Department ("EMSD"). The Ordinance requires the EMSD,
as the regulatory authority, to maintain registers for qualified engineers and
contractors.

Liftsin public housing estates managed by the Hong Kong Housing Authority are
not governed by the Lifts and Escalators (Safety) Ordinance. However, the
Housing Department, being the authority responsible for the regulation and
maintenance of liftsin public housing estates, follows the requirements under the
Ordinance as the basis for regulation of lifts. In this regard, the Secretary for
Transport and Housing will respond to Members questions on lifts in public
housing estates in the supplementary questions and answers session.

The Administration's reply to the three-part question is as follows:

(@) Section 27A of the Lifts and Escalators (Safety) Ordinance requires that
certain lift incidents shall be reported. After the occurrence of the
prescribed lift incidents, the owner of a lift shall immediately notify the
EMSD and the registered lift contractor. The registered lift contractor shall,
on receipt of the notification, immediately carry out investigation and shall,
within seven working days, submit a report to the Director of Electrical and
Mechanical Services.

The lift incident occurred in Fu Shin Estate is an incident prescribed in
section 27A. On receipt of the notification, the EMSD immediately carried
out an investigation and inspected all lifts of the same type in Fu Shin Estate,
and found no similar problems. The registered lift contractor, in accordance
with the Ordinance, submitted a preliminary report within seven working
days from the occurrence of the incident.

The EMSD at that time considered that the incident needed further
investigation. The major damaged parts of the lift were sent to laboratory
for a detailed analysis of the cause of damage. The Department has also
subsequently conducted checks on about 500 lifts of the same model in
Hong Kong. Therefore, the Fu Shin Estate incident was not announced to
the public immediately. Since lift safety is an item of a high level of
concern of the public, the EMSD has undertaken that, if any serious lift
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incident occurs in future, the Department will announce the incident as early
as possible so as to ease public concern.

Over the past three years, the EMSD has not received any reports on lift
incidents similar to the one occurred in Fu Shin Estate (i.e. breakage of a
number of suspension ropes of a lift at the same time). | would elaborate
that in the past four years, there were cases of breakage of suspension ropes
in lifts but each only involved one rope and not a number of ropes. There
was one case of breakage of one suspension rope in alift in Fung Tak Estate,
Wong Tai Sin, in May 2005 and there was breakage of one suspension rope
in a lift with four suspension ropes in Poplar Street, Sham Shui Po, on
October 14, 2008. The EMSD did not announce the cases based on its
considerations at that time.

Of the reports of other incidents received by the EMSD under section 27A
of the Lifts and Escalators (Safety) Ordinance, they mainly fall under two
categories. For incidents not involving equipment failure (e.g. caused by
careless use of lifts by passengers), there were 132 cases in 2008 (up to end
September), 224 in 2007 and 201 in 2006.

For incidents involving equipment failure which resulted in breakdown of
lifts but without affecting their safety, the number was 21 in 2008 (up to end
September), 27 in 2007 and 31 in 2006.

The causes for most of the above incidents could be immediately
traced. The equipment failure only happened in the individual lifts, and had
no implications on the safety of all lifts of the same model or other similar
installations. Regarding those incidents involving careless use of lift and
for which ambulances were called, the media would notice the same
iImmediately and make appropriate reports. The EMSD therefore did not
make any particular announcement of such incidents.

In the past, the EMSD did not discover any cases in which immediate
notification of the occurrence of incidents as required by the Ordinance
were not madeto it.

Liftsin all public housing estates and individual Home Ownership Scheme
estates where owners' corporations have not yet been formed are under the
direct management of the Housing Department. The routine repair and
maintenance services of all lifts under the direct management of the
Housing Department are carried out by the origina maintenance
contractors. No arrangement has been made for the provison of
maintenance service by a single contractor for lifts made by different
manufacturers. In the wake of the lift incident in Fu Shin Estate, the
Housing Department had immediately instructed the relevant maintenance
contractors to complete inspecting lifts in those estates under its direct
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management before 6 November this year. The contractors had finished the
inspections and confirmed that the lift operations were normal. In addition,
the Housing Department had asked all its lift maintenance contractors who
provide relevant service that in conducting routine checks and maintenance
service every week, they shall follow the latest Technical Circular issued to
the industry by the EMSD in November this year to additionally inspect the
cable systems and overspeed governors of the lifts. Lifts in the estates
under the Tenant Purchase Scheme (e.g. Fu Shin Estate) are maintained and
repaired by the contractors appointed by their owners' corporations and are
regulated by the EMSD.

According to our understanding, Fu Shin Estate has adopted the tendering
approach in arranging for the provision of lift maintenance service by a
single contractor for lifts made by different manufacturers. Such tendering
arrangement has also been adopted for the maintenance contracts of a small
number of Government properties by the Electrical and Mechanical
Services Trading Fund under the EMSD. To reinforce the quality of lift
maintenance, | have already asked the Electrical and Mechanical Services
Trading Fund to adjust its future tendering arrangements.

The Lifts and Escalators (Safety) Ordinance regulates the cycles of periodic
maintenance, periodic examination and periodic testing for lifts in private
buildings, which include inspection and testing with loading once every five
years, annual inspection and testing, as well as monthly routine maintenance
and inspection. Lift works could only be carried out by registered lift
engineers and registered lift contractors, who shall provide lift maintenance
services in accordance with the safety guidelines drawn up in line with the
international standards and the requirements of the Code of Practice. Also,
to ensure the quality of lift components, the major safety components of lift
installations must possess the test certificates issued by accredited
independent testing institutes. Currently, the EMSD conducts audit
ingpections for 10% of the liftsin private buildings every year. Samples are
selected under the principle of risk assessment. The Department also carries
out surprise checks to ensure that the services provided by contractors are
up to standard. Regarding lifts in Government buildings, at present, the
repair and maintenance works are undertaken by the Electrica and
Mechanical Services Trading Fund. The Trading Fund also arranges the
relevant works in accordance with the requirements and technical standards
of the Lifts and Escalators (Safety) Ordinance, and monitors the works as

appropriate.

For lifts in public housing estates, the Housing Department is responsible
for their repair and maintenance. Although lifts in public housing estates
are not covered by the Lifts and Escalators (Safety) Ordinance, the Housing
Department employs lift engineers and contractors registered under the
Ordinance to conduct lift repair and maintenance works according to all the
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requirements and standards under the Ordinance and the EMSD
guidelines. Moreover, with reference to the current arrangement of the
EMSD, the Independent Checking Unit of the Housing Department
examines one-tenth of the periodic examinations and testings carried out by
lift maintenance contractors, so as to monitor the performance of engineers
and contractors.

Although statistics do not reveal an increasing trend of lift incidents in
private buildings in recent years, the Government is highly concerned about
the recent lift incidents and will take immediate measures to enhance the
existing regulatory framework in order to further improve lift safety in
private buildings in Hong Kong. The EMSD will redeploy resources to
strengthen audit inspection in the next three months. It will also review the
long-term inspection programme with regard to the investigation results of
the recent lift incidents as well as the effectiveness of other measures, so as
to ensure the effective operation of the regulatory mechanism.

With a view to further strengthening the requirements of lift safety, the
EMSD will consult the contractors and workers' representatives on areview
of the existing Code of Practice through an existing working group. The
Code of Practice will specify the procedures, frequency and time of repair
and maintenance to ensure lift safety. The working group will convene a
meeting this month.
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Oral question on " Lift safety"
raised at the meeting of the L egislative Council on 3 December 2008
and the Administration'sreply

(This question was raised by Hon CHAN Kam-lam)

Question:

As accidents which involved the plunging of lifts and snapping of lift suspension
ropes recently occurred one after another in public housing estates ("PHES") - Fu
Shin Estate, Wan Tau Tong Estate and Tsui Ping South Estate, public housing
residents are very concerned about the safety of lifts in their PHES. In this
connection, will the Government inform this Council:

(@) of the criteria adopted by the Housing Department ("HD") for selecting
contractors for the installation and maintenance of lifts in PHES; whether
HD will revise such criteriain the wake of the above accidents; whether the
housing estates under the Tenants Purchase Scheme ("TPS estates') which
have not yet formed their owners corporations are still using the same lift
mai ntenance contractors originally engaged by HD;

(b) given that HD would have handed over the estate management to the
owners corporations of TPS estates upon their establishment, whether HD
has monitored the lift maintenance standards of such PHESs to safeguard the
safety of tenants; if so, whether it has assessed effectiveness of the
monitoring work; and

(c) whether HD has any measure to ensure that the quality of lift maintenance
service will not be affected by adopting the tendering practice of "the lowest
bidder wins' when the TPS estates which have not yet formed owners
corporations are selecting lift maintenance contractors?

Reply:
President,
My reply to the three-part question is as follows:

(@ Apart from the procurement and installation of lifts, the tender contracts on
lift works of the Housing Authority (HA) requires the provision of future
maintenance and repair services so as to ensure that the lifts are maintained
by the original contractors. Lift contractors bidding for HA's tenders must
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be a lift contractor on the approved list maintained by the HA. These listed
contractors of the HA must be a lift contractor registered with the Electrical
and Mechanical Services Department (EMSD) and meet other requirements
such as experience and financial condition prescribed by the
HA. Contractors failing to meet the performance standards specified by the
HA or having dereliction of duty (e.g. serious industrial accident) will be
disqualified from submitting tenders temporarily or be removed from the
approved list.

When vetting tenders, apart from considering the bidding price, the HA will
also make a full assessment and analysis on all factors including past
performance, professional capability, financial condition and safety records
of the contractors. As such, the lowest bidder may not necessarily win the
contract.

With respect to lifts in public housing estates under the HA, even though the
lifts in the same estates are of different brands due to different completion
dates or phases of development, the Housing Department (HD) will follow
the principle of maintaining the lifts by original contractors. the contractors
that are the selling agent of the brand of the lifts will be engaged in
providing maintenance works for that brand of lifts. The HD will not ask
the contractors to carry out maintenance works for lifts of brands other than
those for which the contractors are the selling agents. In other words, the
HD will not adopt the "bunching approach" for lift maintenance. The HA
will continue with its existing arrangement of engaging origina contractors
to provide lift maintenance to ensure that the lifts are maintained in the best
operation condition when providing safe and reliable service for the tenants.

With all 39 Tenants Purchase Scheme estates (TPS estates) having formed
their Owners' Corporations (OCs) under the Building Management
Ordinance, the duty of appointing lift contractors for maintenance service
has been handed over to these OCs.

As with other private housing estates, the management and maintenance of
the TPS estates are undertaken by their OCs, and the day-to-day business of
the OCsis run by their management committees. Hence, the OC is the body
that bears ultimate responsibility for monitoring matters such as day-to-day
management and maintenance of the estates. Being the owner of the unsold
flats of the TPS estates, HA participates in the management of the estates by
appointing an officer of the HD as a member of the management
committee. The HA representative will assist the OCs in the proper and
effective management of the estates as far as possible, and encourage the
owners to make decisions in the overall interests of the estates, so as to
safeguard the interests of all owners and the HA.
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Like other private buildings, lifts in TPS estates are regulated by Lifts and
Escalators (Safety) Ordinance (Chapter 327). Therefore, as stipulated in the
law, only registered lift engineers and registered lift contractors are qualified
to carry out maintenance works for the lifts in TPS estates. These works
shall be conducted in compliance with the safety standards according to the
Code of Practice promulgated by the regulatory authority, i.e. the EMSD.

As | have mentioned before, OCs have been established in all TPS
estates. The management of these estates, including the handling of
maintenance matters, has also been handed over to these OCs. In owners
meetings, the HA's representative will only vote for the appointment of the
original contractor to undertake the maintenance service so as to ensure that
the best lift maintenance arrangement is adopted.



