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MEMBERS" MOTIONS
MOTION OF THANKS
Continuation of debate on motion which was moved on 26 October 2005

PRESIDENT (in Cantonese): Since a quorum is lacking, will the Clerk please
ring the bell to summon Members to attend the meeting. Only 26 Members are
here now.

(After the summoning bell had been rung, a number of Members returned to the
Chamber)

PRESIDENT (in Cantonese): A quorum is present now. Meeting shall now
start.

MR ALAN LEONG (in Cantonese): Madam President, in its policies on and
arrangements for land administration and planning, the Government always gives
the impression that it has followed fossilized rules, lagged behind the times,
failed to take timely actions, not keeping itself abreast of the times. Given the
failure of the Town Planning Board (TPB) to effectively establish a link with the
civil society in making decisions, there has been a large gap between town
planning and public expectations. The Government has even given people the
impression that it is tricked by financially powerful property developers who
excel in doing business and is led by the nose by them.

In fact, if we can just take a careful look, it is not difficult to find out that
there are increasingly strong demands in the community of Hong Kong for a
greater degree of participation in planning the environment surrounding us, in
order to ensure that land, the most valuable public resource in Hong Kong, will
be properly utilized in the fairest way while meeting the expectations and needs
of the community. Examples abound indeed, and some typical ones include the
campaigns to protect the Victoria Harbour, as many people can be mobilized on
each such occasion; public concern on the packaging of the West Kowloon
Cultural District, which is a property project, as a cultural project; extensive
discussion aroused by the planning of Lantau and the Kai Tak Airport. Other
examples are extensive discussion in the community on private treaty grant
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following the application by the owner of an oil depot site in Ap Lei Chau to
amend the land use of the site by the payment of premium; the two urban renewal
projects, namely Wan Chai H15 and Kwun Tong K7, which have aroused public
attention; the use of the site to be obtained under Central Reclamation Phase Ill,
the planning of the Tamar site and the need or otherwise to construct the Wan
Chai Bypass. All these have aroused heated debates in all sectors of the
community.

Madam President, the public has been showing an increased concern for
town planning and urban renewal, and disputes between government officials and
the public are no longer confined to such issues as the conditions for flats
resumption and details of compensation, but also involve the use of newly
developed sites, the preservation of community features, improvement of the
quality of residents® living, and the conservation of monuments, cultural heritage
and natural landscape in various districts. Regrettably, this policy address did
not show that the Chief Executive has recognized the aspirations of the civil
society in these areas, not to mention proposing specific supporting measures in
response to such aspirations.

The public does not wish to see cold-looking Grade A office blocks or
super luxurious apartments being developed on every piece of land facing the
sea. They wish to have more opportunities to enjoy the harbour. They wish
that there would be more greening and sitting-out facilities in the vicinity of their
homes, so that they can respond to the Government's call of doing physical
exercises for 30 minutes every day. The public wishes that old buildings which
have long been the symbols of the community can be preserved as a basis for
establishing community identity and for nurturing the next generation.
However, there are only very limited channels for the public to put forward these
views to officials responsible for planning matters, and many members of the
public do not even know that such channels exist. Depressed and disheartened,
they can only watch high-rise buildings being erected one after another
continuously.

Madam President, the Government briefed this Council last week on what
it plans to do with the site reclaimed under the Central Reclamation Phase IlI.
Under the Government's proposal, even if the Central Government Complex and
the Legislative Council Building are excluded, there will still be two blocks of
buildings with a floor area equivalent to One and Two International Finance
Centre lying horizontally at our waterfront. We also have to consider that after
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the reprovisioning of the Central Government Offices, certainly some high-rise
luxurious residential buildings will be developed on the site. But as the
population in Hong Kong is currently shrinking, do we really need so many
offices and luxurious apartments? In its planning, has the Government
considered that if the site were developed for the proposed use, how polluted and
messy the ecology in Central would become as a result of the requisite
construction works in the next 15 to 20 years? When the Government sells one
site after another to property developers for development of luxurious
apartments, has it considered what Hong Kong will be like in three or five
decades? What sort of a city will we leave to the next generation?

Madam President, the West Kowloon Cultural District (WKCD)
development is another case in point. According to the Government's new
thinking, as much as 65% of the site in West Kowloon will be developed by one
developer, and it is still unknown as to how the remaining 35% of the site to be
put to open tender will be demarcated. Moreover, the WKCD development
authority will come into operation only upon the completion of the project. The
location and details of all the cultural facilities will be decided by the winning
consortium which is laymen in cultural matters. As a result, it is most likely
that the developer will first exploit the site for its own benefit, setting aside land
with the best view and land that is most easily accessible for commercial and
residential development, and that after making enough profits, the developer can
simply wash its hands off it gracefully by just leaving behind $30 billion and a
host of white elephant facilities that may not really meet the local cultural needs.

If the WKCD project would end up like this, could it wipe away the
impression of "collusion between the Government and business™ as in the minds
of the people? Regarding the comment made by the cultural and arts sector at
the outset that this is a property project packaged as a cultural project, has the
Government seriously responded to it and addressed it? While the Government
has always insisted that it is opposed to starting the project from scratch again, it
has nevertheless proposed so many major changes to the project all of a sudden.
How possibly could it justify itself? If the plot ratio requirement can be
changed, why should it insist on maintaining the canopy to which the Hong Kong
Institute of Architects is opposed? Since changes can be made to the proportion
of the site to be developed by one developer, why is it impossible to take one step
further in the planning stage and allow the participation of members of the
WKCD authority in the process?
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The strong opposition in the community against development by one
developer or the construction of the canopy is just part of the blunders of the
WKCD project that has surfaced. As pointed out by colleagues in the first
report of the Subcommittee on West Kowloon Cultural District Development, the
thrust of the problem with the WKCD project lies in the lack of transparency in
the decision-making process and the Government bypassing the Executive
Council and the Legislative Council in making important decisions, and also the
absence of systematic consultation. To prove that it has learned the lessons, the
Government should make changes and chart a new course in the next stage of the
WKCD planning and establish the WKCD authority immediately, separating the
cultural project from the property project and giving full explanation and
fulfilling its accountability in accordance with appropriate procedures to enable
the cultural sector and members of the community to practically participate in
studying the policy direction of cultural development and use this as the basis for
planning the WKCD project.

Madam President, if the WKCD project can mark the beginning of
partnership between the Government and the civil society in land planning, this
would definitely set a good example for the future land administration in Hong
Kong.

Apart from the need to reform the existing land planning system, a number
of urban renewal projects for which procedures have commenced also point to
the need to foster a link with the civil society in urban renewal endeavours.

Madam President, the Urban Renewal Authority (URA) is heavily funded
by public coffers. It should not just act as another property developer who sets
eyes only on profits. However, in order for the URA to play a leading role with
creativity while allowing public participation in the redevelopment of old
districts, the Government should provide suitable policy support, so that the
URA can break away from the old rut and hence give play to its leading role.

Madam President, it is indeed unnecessary for the Government to be
always defensive to public opinions. On the contrary, the residents should be
taken as its partner in land planning. It should open up more useful channels for
the public to take part in making land-related decisions. The Administration
should consider showing greater sincerity and proactively adopt an approach that
can more closely keep tab on the pulse of the people and be most convenient to
the people, for purposes of collecting public opinions systematically and
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institutionally, so that the public can truly and practically participate in the
decision-making process for land use and the planning of urban and rural areas.

Madam President, the Town Planning Ordinance was amended on 10 June
this year to the effect that part of the procedures of the TPB will be made public,
so that people who are interested can participate in the process, thus allowing
greater participation from the civil society in town planning procedures.
However, allowing the public to participate in the process and whether or not the
public is capable of participating are two different matters. In order for the
people to be truly capable of participating in the process and making constructive
input, the Government must channel in more resources and provide professional
assistance. Certainly, some planning-related professional institutes in Hong
Kong can also provide assistance in this respect. In fact, the Government can
also consider adopting a District Council-based approach, whereby officials are
deployed to exclusively assist District Council (DC) members to deal with
planning-related issues, so that the DCs can perform a statutory consultative role
of collecting public opinions in various stages of the town planning process in
future.

Madam President, if the Government can do so, direct confrontation
between government officials and the public could be avoided. Besides, as the
public has the opportunity to contribute their effort to community development
direct, a stronger sense of belonging can be instilled in the people and social
cohesion can also be fostered. As long as consultation is conducted properly
and systematically in an open and transparent manner using a step by step
approach, the Government needs not worry about public opinions getting out of
control or the same being monopolized or "hijacked" by certain organizations.
It is hoped that the Government can extricate itself from the mentality of sticking
to the old rut and following established rules and make an effort to improve its
work in land administration and planning, with a view to rectifying the mismatch
of resources and hence creating an all-win situation.

Thank you, Madam President.
MR PATRICK LAU (in Cantonese): Madam President, while I am very glad

that it was stated in the policy address that many community development
projects would be implemented in the next two years, but unfortunately, the
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implementation timetable is much too slow indeed. Initiatives to promote urban
renewal and facilitate building maintenance are very important. | hope that
through these improvement works, plus the urban renewal programmes, the
planning objectives of Hong Kong can be gradually achieved.

| think community-based planning should ultimately seek to develop each
district according to its unique characteristics with the support of appropriate and
sound public facilities, so that the people can have their daily needs met in the
vicinity of their home, thus obviating the need to travel a long way for work or
school, medical consultation, shopping, leisure facilities and for taking care of
their family members. This can save them time and expensive transport fares
and better still, narrow the gap between family members, which will help resolve
many social problems.

As | said earlier, members of the public and District Councils (DCs) play a
very important role in the planning of the 18 districts. As DC members know
their district very well and understand the living habits of the residents, they can
truly determine the priorities of various developments in the light of the needs of
the community. In this connection, | think the Government should provide
additional resources for flexible deployment by DCs, so that resources can be
utilized more effectively. Meanwhile, DCs can foster communication with the
public and professionals by establishing permanent community consultative
groups, with a view to listening to the opinions of the public and professionals
and drawing up district planning  proposals that are more
environmentally-friendly, sustainable and practicable.

However, we should first address the problem of a shortage of community
facilities. The slippage in community development projects is often due to
lengthy vetting and approving procedures. According to the explanation of
government departments, this is nonetheless due to a shortage of manpower, and
in order to solve this problem thoroughly, it may be necessary to outsource the
vetting work. One option is to follow the practice adopted by the Department
of Justice in outsourcing their criminal prosecution work to the private sector.
This can alleviate the work pressure on government departments on the one hand
and speed up the progress of construction works on the other. Together with
measures to increase private participation in infrastructure and public works, the
projects can be implemented with greater cost-effectiveness, thus helping the
Government achieve the objectives of its economic and fiscal policies.
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Madam President, while the Government has endeavoured to speed up the
progress of various projects, | do not understand why, with regard to the West
Kowloon Cultural District ( WKCD) development, it has to take such a long time
to establish the West Kowloon Cultural District development authority (WKCD
authority)? What difficulties will be encountered in advancing its
establishment? | agree with Mr Alan LEONG's earlier comments that the
WKCD authority should be given more time to conduct consultation and clearly
study how the required cultural facilities should be determined and that the
project should start expeditiously after all uncertainties have been cleared! It is
because the WKCD development requires government investment. The sooner
it starts, the quicker a return can be yielded. Only in this way can the interest of
all Hong Kong people be safeguarded.

Madam President, given the ageing of the community, many buildings are
decades old. Coupled with the lack of proper maintenance, many buildings are
gravely dilapidated. Although these buildings may not be dangerous buildings,
it is very common that they lack proper repairs and maintenance over a long
period of time, thus posing serious threats to public safety. As we all know,
recently there has been a spate of accidents of aluminium windows falling from
height causing fatalities and injuries. To ensure public safety, the industry
which | represent fully supports the mandatory building inspection scheme,
hoping that the objective of community renewal can be achieved expeditiously.
| think a beautified community environment can upgrade the quality of living of
the people and also attract tourists. Better still, it can even serve as a showcase
to the outside world that Hong Kong is a beautiful city, and this can hence
maintain our renowned status as the Pearl of the Orient, attract tourists and give
a boost to the economy.

Nevertheless, as the biggest dispute now lies in owners not having funds to
meet the repairs and maintenance costs after inspection, especially in old
buildings with no owners" corporation, and if this is not handled properly,
opposition or resistance might be resulted in the community, in which case the
well-intentioned scheme would turn into a bad thing. Therefore, to ensure that
mandatory building inspection is properly carried out, the Government must
plough in more resources while making an effort to follow up initiatives to
beautify the environment. | hope that the authorities can ease the burden on the
public and in particular, provide assistance to households with financial
difficulties. Only in this way can community renewal be expedited.
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Madam President, while we support that mandatory building inspection
can be a solution to the problem of building neglect, as there are indeed many
unauthorized structures in Hong Kong, | think removing all these structures
immediately is unlikely and impossible. So, | think the Government should first
target actions at unauthorized structures which pose imminent danger and
threaten public safety, and exercise discretion in dealing with unauthorized
structures that do not affect the public. This will make it easier for the
Government to obtain public support.

The policy agenda stated that the Government will "ensure that our
planning and land use objectives are geared towards our mission...... with the
participation of the community™. In this connection, | very much hope that the
Government can co-operate with the industry in organizing a building design
competition for the Central Government Complex (CGC) and Legislative
Council Building at the Tamar site and open up more channels for public
participation. In fact, the Government should organize more building design
competitions of different types to promote modern and creative building design.
For example, when reviewing the small house policy, consideration can be given
to formulating policies which encourage creativity and amending obsolete
legislation which poses limitations on creative building design, in order to
enhance the aesthetics of buildings and the unique features of the community.

Madam President, the industry supports the development of the CGC at
the Tamar site, but we consider that the CGC must be architecture par
excellence, in order to be representative of Hong Kong. After the completion
of the CGC, we think that consideration should be given to developing civic
facilities, green belts or a waterfront square on the rest of this CGC site, and all
these will form a very important complement. Moreover, in the redevelopment
of the sites where the Central Government Offices, St John's Cathedral and
Murray Building are currently located, we need to consider preserving
monuments and big trees with significant historical and cultural value that can be
found there, for these can invoke people’s memories of the century-old history of
Hong Kong.

Madam President, the Central-Wan Chai Bypass, which is constructed to
alleviate traffic congestion in Central, is expected to reach saturation by 2016.
As reclamation is prohibited by law and given the unavailability of land, traffic
in Central will become paralysed by then if the Government has no
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comprehensive plan. Therefore, any redevelopment plan should first take into
account the overall planning of Central and its transport network, and most
importantly, the principle of sustainable development.

The policy agenda also pointed out that under the principle of sustainable
development, the Government plans to "develop a land use, transport and
environment strategy under the Hong Kong 2030 study to guide the long-term
development of Hong Kong". But as the conditions for such development are
not yet ripe, what kind of a city Hong Kong will become in 20307 It is difficult
to make a prediction. The industry has questioned that since the authorities
cannot even tell the public expressly the short-term development strategy up to
2010 and the medium-term development strategy up to 2020, how possibly could
a prediction be made on the long-term development up to 2030? | noted a very
special and yet laughable phenomenon in the Town Planning Board, that is, on
many plans, the part on Shenzhen is entirely blank and contains nothing at all,
not even the most basic components of streets or roads, the cityscape, and so on.
However, Shenzhen is linked with the northern part of Hong Kong
geographically, and insofar as planning is concerned, we need to take a holistic
view; we need to have regard to integration with the peripheral environment and
the interface with the transport network. If these are not taken into
consideration, how could we call this planning? So, | hope the Government
will seriously address this problem. Thank you, Madam President!

MR TOMMY CHEUNG (in Cantonese): Madam President, the sewage issue
has been discussed for a long time. Since April 1995 when the industry
received the bill for the Trade Effluent Surcharge (TES), | have been fighting
unceasingly against the unreasonable TES and its appeal mechanism.

This year's policy address has only reiterated the established position on
the sewage issue, that is, the Government will actively take forward the Harbour
Area Treatment Scheme Stage 2 and implement the "polluter pays" principle.
To the catering industry, what sounds slightly more pleasing to the ear is that the
Government has undertaken to review the sewage services charging scheme,
stating that proposed amendments would be introduced in the first half of next
year. | earnestly look forward to this, but I wish to tender a piece of advice to
the Government: Do not repeat the past mistake of putting in place another unfair
fee-charging and appeal mechanism.
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Sewage charge in Hong Kong is calculated according to water
consumption and as sewage charge also includes the TES, it is extremely unfair
to the catering industry which operates with huge water consumption. If we
have to follow the "polluter pays™ principle, sewage charge should be calculated
on basis of the polluting level of the sewage discharged. However, it is most
unfair to the industry that the Drainage Services Department has been using the
standard of 10 years ago for calculating the TES. The level of TES is
determined on basis of water samples taken from only 20 to 30 restaurants. The
sampling process was neither transparent nor scientific, and the figures used for
calculation were only average figures. | have made these points in this Council
for many times, and | do not wish to repeat them.

Although restaurants can lodge an appeal against the sewage charge or the
TES, it costs at least $20,000 to $30,000 or as much as $40,000 to $50,000 to
lodge an appeal once every year. To 90% of the restaurants, the appeal cost is
often higher than the TES originally payable by restaurants. Such being the
case, the appeal mechanism cannot in the least serve its purpose.

Originally, there is not much problem with the Government adopting the
"polluter pays" principle and imposing charges on polluters direct. But if the
charges are calculated on an unreasonable formula and if a fair appeal
mechanism is lacking, | will definitely raise objection. | wish to state clearly to
the Government that by "polluter pays", so to speak, the Government must have
regard to the affordability of polluters, but not making them shoulder the cost
even if such cost is unaffordable to them.

At present, to put it in a fine-sounding way, the Government has adopted
the "polluter pays" principle, but in effect, the situation is like the Government
treating guests to a dinner but making us pay the bill. Let us not forget that
many underground pipes are decades old. They are grossly worn-out with
frequent incidents of malfunctioning and burstings, and their replacement is
warranted. But the Government has shirked its responsibilities by charging the
full replacement cost to the cost item of sewage disposal. As a result, the
Government has always claimed that expenditure has outgrown revenue. In
fact, the cost for replacing decades-old sewers should be borne by the
Government. The Government should not require various trades and industries
to shoulder the expensive cost of sewer replacement just when it started to levy
the TES on them. To me, this is tantamount to robbing the industry and using
the loot to treat guests to dinners. | must reiterate that if the Government



956 LEGISLATIVE COUNCIL — 28 October 2005

wishes to achieve full cost recovery for sewage services through the sewage
charge and surcharge, the Government has the duty to replace all the old pipes
and ensure that the charges are calculated entirely on basis of the polluting level
of the sewage discharged. Only in this way can the "polluter pays™ principle be
realized.

Moreover, | also hope that while consideration is given to adopting the
"polluter pays" principle, the authorities should also outsource sewage services
and invite tenders from the private sector, in order to reduce the cost and
enhance effectiveness.

In the first term of the Legislative Council, I mentioned the use of
biodiesel. In the long term, the Government must introduce
environmentally-friendly technology to help the industry reduce the volume of
sewage discharged or even address the problem of the blockage of pipes by waste
oil. I always think that the Government can centralize the recovery of waste oil
or used cooking oil, and extract from it residue oil which can then be developed
into useful biodiesel. This is a direction for development.

As far as | know, a number of universities in Hong Kong, including the
Department of Electrical and Electronic Engineering of the University of Hong
Kong, have successfully mastered and developed many advanced
environmentally-friendly technologies. But resource constraints have precluded
technology transfer and the development of these technologies into profitable
industries. Recently, an investor came to me asking for my assistance in
recovering used cooking oil from restaurants. | am trying my best to help him
with this endeavour, but I think it will be better if the Government can intervene
or Secretary Dr Sarah LIAO and even Secretary Dr York CHOW can intervene
in the recovery of cooking oil from restaurants. This is, in fact, a win-win
proposal. First, we can recycle the used substances that will otherwise be
disposed of. Besides, it has been the practice of the catering industry to put the
waste oil into oil drums; they will not dispose of the waste oil through the
sewers, for this will result in the revocation of their environmental compliance
licence and worse still, they will be fined and imprisoned. However, | always
have this question in mind: These oil drums are also taken to landfills by refuse
collection vehicles, which means that they will eventually be dumped at landfills.
Sometimes these oil drums may be flattened or crushed inside the refuse
collection vehicles and the recovered cooking oil will leak out, flow onto the
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ground and then into the sewers. So, | think it is imperative for the
Government to study the recovery of used cooking oil for the production of
biodiesel.

Finally, Madam President, | would like to say that given the increasing
public awareness of environmental protection in Hong Kong and the fact that
there is actual demand in society for environmentally-friendly services, the
Government should not seek only to dig into the pocket of the industry under the
slogan of "polluter pays™. It should adopt a positive approach by taking the lead
to finance environmental initiatives such as the development of biodiesel and
offering positive incentives to attract participation of the industry, thereby
practically turning Hong Kong into a better home to the people.

Madam President, | so submit.

MR ANDREW CHENG (in Cantonese): Madam President, on behalf of the
Democratic Party, | would speak on the part on transport in the policy address.
First of all, there are a number of transport issues that Secretary Dr Sarah LIAO
has consistently had to face in recent years. We very much hope that Secretary
Dr Sarah LIAO can give us an account of the achievements made in these areas
of work.

The first issue is certainly the fare adjustment mechanism which allows
both upward and downward adjustment of fares. Madam President, this fare
adjustment mechanism was proposed by Secretary Dr Sarah LIAO with great
enthusiasm when she took office, and she has since 2002 worked on this task. |
believe the next few months will be the most critical moment. | hope and
believe that such a fare adjustment mechanism will be put in place earlier and be
more viable for buses than for the two railways. On the merger of the two
railway corporations, we learn from today's reports that it will be discussed by
the Executive Council in December. Yet, this is just rumour, and no one knows
whether it is true or not.

In any case, we in the Democratic Party have all along considered that the
discussion on the fare adjustment mechanism should not be confined to
franchised buses. Before the merger of the two railway corporations, we
should consider the fact that with regard to the MTR of which the Government is
the principal shareholder and the KCR which is wholly owned by the
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Government, a very high percentage of commuters patronize these two railways
every day. Let us work out the timetable. Even if the bill can be completed
early next year to serve as a basis for the merger, still it may take half a year to
one year for the merger to complete. In other words, if the merger of the two
railway corporations can be completed only in 2007, it means that it will take
five years from 2002 to 2007 before the fare adjustment mechanism can possibly
be implemented for the two railways. If | am a board member of the Kowloon
Motor Bus Company, | would question why the Government has kept on asking
bus operators to give effect to this mechanism but not asking the railway
corporations to do the same. | hope that the Secretary, being the representative
of the Government, can accord the same treatment to all and identify viable
options in the interest of the public. Even if the two railway corporations
cannot be merged, still a transparent and objective mechanism that is acceptable
to the public in respect of railways should be introduced expeditiously. Seeing
that the two railway corporations have been making profits year after year but
there is still no mechanism allowing both upward and downward adjustment of
fares for railways, the people will only find this unacceptable.

Madam President, let me turn to railway safety again. A couple of days
ago the MTR had another incident. There was not much coverage in the media
though, perhaps because news about railway incidents has already been fully
digested. It is learned that the incident had lasted for almost an hour and
eventually, the train involved had to be given a push from behind by another
train. | hope that the Government will not treat this operational failure of the
MTR lightly, because all the past incidents gave us an impression that the matter
would be settled after the Government had read the report and asked them to
make improvement. The railway corporation would invariably argue that their
operation was highly efficient with a punctuality rate of 99.98%. But we hope
that the Government will understand how the public feels about the railway. In
the 365 days of a year, despite a 99.98% punctuality rate, there had been several
incidents of operational failure, each lasting for an hour or half an hour. To a
railway network which claims to be among the best in the world, this rate of
failure is still unacceptable to the public. So, | hope the Secretary will not treat
the incidents of the two railways lightly. While we understand that front-line
employees definitely would not be cut after the merger of the two railway
corporations, the synergy effect may still lead to a certain extent of staff
reduction at management level. Problems such as the ageing of railways as well
as their complexity and operational failure may lead to worrying consequences in
the next few years following the merger and as a result of the Government's
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neglect of these incidents.  So, the Government must not have regard only to the
synergy effect in terms of economic benefits. Rather, it must look into the fares
as well as the repairs and management aspects after the merger of the two
railway corporations. All these involve public interest and are issues of public
concern.

Madam President, with regard to the South Island Line, I think there will
be rumour again in the next couple of days, because the $5.5 billion
redevelopment plan of the Ocean Park was formally approved by the
Government yesterday. In other words, there will be a huge demand for the
South Island Line. Madam President, this is your constituency; this is also
where | live and so, | have to declare an interest. | think members of the public
have already waited for many years. The Aberdeen Tunnel is congested all the
time; a traffic accident at Pok Fu Lam Road can plunge Southern District into
paralysis. So, there is a great demand for a railway, and I hope the Government
will, in the light of the redevelopment plan of the Ocean Park, speed up the
construction of a railway. But here, | must remind the Government this: We
noticed that the MTR has asked for staggering prices, hoping for as much equity
injection by the Government as possible. | must tell the Government here that it
has already waived an interest payment of $780 million in respect of the
Disneyland Resort Line, and this is already an extremely big concession given to
the MTR. | hope that the MTR will not ask for staggering prices and
expeditiously complete the South Island Line in public interest.

Finally, Madam President, | would like to talk about tunnels. The tunnel
policy has indeed been a topic of discussion in this Council for many years.
The Western Harbour Crossing, Eastern Harbour Crossing, Cross-Harbour
Tunnel, and also the Lion Rock Tunnel and the Tate's Cairn Tunnel. All these
tunnels do give cause for concern, because although they have made profits, they
still keep on increasing their tolls, particularly as the boss of a tunnel has recently
become a Member of the Executive Council. | am worried that the Government
would favour the interest of the business sector in future and as a result, the
tunnels would keep on asking for a toll increase even though they have made
profits every year. Such slanting towards the interest of the business sector is
worrying. We hope that the Government will expeditiously put forward
specific policies. We in the Democratic Party have proposed for many years
setting up a tunnel and bridge authority to review how best the various tunnels in
Hong Kong can be reconsolidated, so that they would not give the impression
that some are scarcely patronized by vehicles whereas some are cramped with
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vehicles. Insofar as this policy is concerned, there will be a round of heated
debate on it every time a toll increase is proposed, but discussion will die down
subsequently. 1 hope that the Government can expeditiously put forth an
effective proposal, so as to show that even though the boss of a tunnel sits on the
Executive Council, the Government can still attach importance to public interest,
because the resources of tunnels are public resources, and the Government
should not favour the interest of the business sector.

Madam President, in respect of the fare adjustment mechanism which
allows upward and downward adjustment of fares, the merger of the two railway
corporations, the South Island Line, railway safety and tunnels, | hope that the
Secretary can make achievements in these areas in her remaining term, so that
we will see that the Secretary is worthy of her popularity and the support given to
her. Thank you, Madam President.

MRS SELINA CHOW (in Cantonese): Madam President, in his policy address
the Chief Executive spoke at length on plans to develop various transport
infrastructure in Hong Kong in the future. But he did not mention a single word
about how the pressing problem of serious traffic congestion that may possibly
appear on Tuen Mun Road (especially at the Tuen Mun Town Centre) following
the commissioning of the Shenzhen Western Corridor and the Deep Bay Link
next year, and I find this most disappointing.

In fact, |1 have raised this issue on every opportunity and through all
channels available, including the relevant panels under the Legislative Council,
or bringing this extremely pressing issue to the attention of Directors of Bureaux,
Secretaries of Departments and even the Chief Executive directly or indirectly.
| have also stated to the industrial and business sector which has a direct interest
in this issue at the Greater Pearl River Delta Business Council that a crisis of
serious traffic congestion may possibly surface next year. Nevertheless, the
problem has not yet been addressed squarely, let alone a solution to it being
identified.

In order to prevent a traffic standstill on Tuen Mun Road and at Tuen Mun
Town Centre in future, | think the solution is already there, and that is, we
should divert the traffic to Route 3. But as most vehicles are unwilling to use
the toll-charging Route 3, and as negotiation between the authorities and the
operator on a reduction of the toll has not made much progress, this road, which
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was constructed at a cost of over $7 billion, is, therefore, laid to waste. To
thoroughly address the problem, the authorities should negotiate with the
operator concerned on the acquisition of Route 3 at a reasonable price and then
open it for use by drivers free of charge. Meanwhile, the east-bound road link
should be built expeditiously, so that the traffic on Tuen Mun Road can be
diverted there. | will propose a motion on this issue for debate in this Council
next month and so, that is all I would say about this today.

| would like to talk about the Government's infrastructure programme.
Be it the headquarter at the Tamar site or the West Kowloon project, the Liberal
Party supports the Government expeditiously launching these infrastructure
projects which are significant to the development of Hong Kong. This can
enable the public to enjoy these facilities as soon as possible and create job
opportunities for the construction industry and other relevant industries and
professions.

However, whether in respect of public or private projects, we always find
that the Government suffers from the shortcoming of working with very low
efficiency or very slowly. We hope that the authorities can pay attention to this
and make improvement. In respect of public infrastructure, | think the
so-called advance work carried out by the Government of conducting studies and
preparing the design before tabling a project to the Legislative Council is still too
sluggish. Permanent Secretary LO Yiu-ching said at the meeting of the Public
Works Subcommittee yesterday that the advance work carried out by the
Government for approving a project, which used to take six years, is now
shortened to four years and so, great achievement has been made in this regard
and the process is now completed at much higher speed. But as far as | know,
the documents involved in government projects often have to go through
different departments for repeated examination by one department after another,
thus wasting plenty of time for no reason at all. Added to this is that some
departments are very conservative and cannot make decisions promptly, making
it impossible for many projects to commence. Is there still plenty of room for
the Government to make improvement in this regard? Can the Secretary show
us her determination to thoroughly reform this bureaucratic and wasteful style of
work and reduce the time of documents or files passing around different
departments, thereby enhancing the work efficiency to a level on par with the
private sector? Earlier on Mr Patrick LAU said that the crux of the problem is
manpower shortage. But in fact, is this where the problem lies, or should we
focus on ways to enhance efficiency in public interest?
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In recent years, given the Government's fiscal deficit, coupled with the
"big envelop™ arrangement for operating expenditure, many departments have to
tighten their belt. Even though some departments have the means to launch
construction projects, they still postponed their projects time and again or even
brought them to a halt, in order not to shoulder the responsibility of having to
pay for the operating expenditure required in future. Members of the public are
often extremely dissatisfied with the authorities indefinitely putting off projects
involving people’s livelihood on the ground of financial constraints. Moreover,
although the Government has undertaken to earmark $29 billion every year for
expenditure on public works in a bid to stimulate the economy, this provision has
never been put to any use over the past few years. Why? This does not only
affect the industries concerned, but also the work and operation of the
Construction Industry Training Authority. | think as a surplus is gradually
registered in the Treasury, the Government should not seek to tighten the purse
strings any more. This is basically not conducive to improving and upgrading
the quality of the people’s living. Nor is it conducive to ameliorating the
problem of serious unemployment in the construction industry. | hope the
Secretary and the relevant Policy Bureaux, not only the public works-related
Policy Bureaux but also other so-called client bureaux, will think twice, in order
to upgrade their work efficiency.

On private construction projects, many friends in the construction industry
and the real estate sector have recently reflected to me that the vetting and
approving work of the Lands Department (LandsD) does leave a lot to be
desired, because the procedures are extremely cumbersome and very often,
time-consuming. Recently, a developer has made amendments to the Master
Layout Plan in the course of the construction works, and the authorities have the
right to reassess the value of the site and demand additional land premium.
They have, of course, raised objection to this arrangement, and | believe the
Secretary is also aware of it. Apart from this, the industry also feels that many
formalities required by the LandsD are a waste of time and effort. For
example, in negotiations over the payment of additional land premium, once the
property developer made a counter-offer, the LandsD will consider that a new
application, which means that the property developer will have to queue up all
over again. As a result, many projects have to be put off for six to nine months.
The industry has queried why time should be wasted as such. In fact, the
LandsD should deal with negotiations over the reserve price and the
counter-offer in the same procedure, in order to save time. Moreover, the
LandsD is grossly inefficient in approving the certificate of compliance. Even
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an application for felling a tree can drag on for months. According to the
industry, the authorities have always attributed this to a shortage of manpower,
but in fact, it seems that the delays are not caused by a shortage of manpower. |
hope the Secretary can make improvements as far as possible. Here, | would
like to add one point very briefly, and | hope Secretary Dr Sarah LIAO will pay
attention to it. She has undertaken to put in more resources in respect of red
light jumping. We very much hope to see that her comprehensive plan in this
regard will be expeditiously implemented in full swing, because I still see drivers
jumping red lights every morning. Thank you, Secretary.

MR LI KWOK-YING (in Cantonese): Madam President, Hong Kong is a place
with a scarcity of land but a dense population. Land is precious and its cost is
exorbitant, and reclamation is set to arouse great controversies in the
community. Under such circumstances, opening up the frontier closed area has
naturally become the only best way to increase the provision of land. Earlier
on, Chief Secretary for Administration Rafael HUI reached an agreement with
Shenzhen to carry out joint studies on the feasibility of developing the river-loop
area in Lok Ma Chau. This can be considered as an important step in the
development of the frontier closed area and also to collaboration between
Shenzhen and Hong Kong. Now that the policy address has proposed to reduce
the size of the closed area significantly. It appears that the policy of opening up
the frontier closed area has become a reality. The Government of the Hong
Kong Special Administrative Region (SAR) should seize the opportunity and
translate its words into actions by expeditiously implementing various possible
options for developing the frontier closed area, thereby taking forward the
all-direction development of the Hong Kong-Shenzhen border areas and further
facilitating the economic restructuring and integration of China and Hong Kong.

As a Member representing New Territories East, | am particularly
concerned about the overall development of the New Territories, especially the
policy of opening up the frontier closed area. The Democratic Alliance for the
Betterment and Progress of Hong Kong has written a proposal on the planning
and policy on opening up the boundary titled "Options for and discussion on
all-direction development of the Hong Kong-Shenzhen border area”. Under the
proposal, the border area will be developed to comprise an integrated
development zone, an industrial development zone and a tourism development
zone, and we hope that the Government will draw detailed reference from it.
Of the many proposals on the development of the border area, the development
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of the closed area in Sha Tau Kok has all along been a focus of discussion in the
community, because Sha Tau Kok has a special background insofar as tourism is
concerned. For instance, there is Chung Ying Street with special historical
significance; there are small islands and fishing ports with beautiful scenery and
a century-old Hakka village. More importantly, as Sha Tau Kok has remained
not open to outsiders for a very long time, it particularly gives people the feeling
of being mysterious and this has become the most effective gimmick for
attracting local and overseas tourists.

Recently, it is said that the Government is not going to fully open up the
Sha Tau Kok closed area and that only a small part of it will be opened up and
access to it will also be controlled. | hope that this is purely rumour and that the
Government will open up Sha Tau Kok on a full scale, because this is the only
way to facilitate the redevelopment of the area and hence bring about a higher
flow of people in all aspects. In fact, a policy of opening up the area in a
restrictive manner will not in the least be conducive to stimulating the economy
of the area or increasing the business turnover of shop operators there.

It is learned that the Government plans to open up only the spacious dock
area in Sha Tau Kok. This is because of security reasons on the one hand, for it
Is considered that a partial opening of the area will make it easier to control the
flow of people, and on the other, this is for the purpose of developing
eco-tourism by making it convenient for tourists to visit the small islands on the
opposite shore. But there is neither shop nor restaurant in the spacious dock
area. In other words, under the policy of a partial opening, tourists will only be
passing by Sha Tau Kok for such destinations as Lai Chi Wo and Kat O, rather
than really spending money in Sha Tau Kok. Such being the case, even though
many tourists may go to Sha Tau Kok, they only pass by the closed area for other
destinations and so, those places, such as San Lau Street, and Sha Tau Kok
market and its surrounding area, will not benefit from the tourists at all, and most
of the shops in the area will only remain vacant. In that case, how can the local
community economy be promoted in the area to the benefit of the people living
there?

Given that public awareness of environmental protection has gradually
increased, eco-tourism has become very popular indeed. Many places with
high ecological value have been developed into conservation areas which allow
public visits on the one hand and serve the purpose of nature conservation on the
other, thus achieving the objectives of environmental protection and tourism
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promotion. However, | hope that the Government, in formulating the policy of
opening up the closed area, will not adopt a lopsided approach of only promoting
eco-tourism to the neglect of the need to generate actual economic benefits for
the residents in opening up the closed area.

In fact, as | said earlier, apart from eco-tourism, Sha Tau Kok also has a
rich reserve of historical monuments and tourism resources worthy of promotion
to overseas tourists, particularly as great efforts are now being made to promote
civic education and teachers have to spend much time and efforts finding suitable
teaching materials. Sha Tau Kok can precisely serve as living teaching
materials to enhance students® recognition of and sense of belonging towards
Hong Kong and the Motherland.

The development of the closed area involves local economic development
as well as Hong Kong-Shenzhen economic development. In-depth studies and
discussion are, therefore, warranted. | hope that the Government can consider
the feelings of the residents of the closed area by putting itself into the residents'
position and conduct studies on win-win proposals to the benefit of the residents
and the community at large. Thank you, Madam President.

MR ALBERT CHAN (in Cantonese): Madam President, the Legislative
Council enacted a bill last year to amend the Town Planning Ordinance, and
significant improvements have since been made to urban planning. But there
are still many hidden worries in respect of land development. There was the
example of the Cyberport before, and now, there is the West Kowloon Cultural
District (WKCD) development. The use of land is often considered by the
public a clear example of collusion between the Government and major property
developers, with the Government transferring interest to the developers by
transferring land to them. If land is not put to auction through fair, open and
impartial tendering procedures, the transfer of land is an act of collusion between
business and the Government, an actual transfer of interests. So, | hope that the
Government, in approving land grants, will desist from transferring interest in
private and working behind closed doors. | hope that it will not purely exercise
its administrative powers to dispose of land worth billions or even tens of billions
of dollars.

On the transport front, Secretary Dr Sarah LIAO has, over the years,
repeatedly proposed setting up a fare adjustment mechanism which allows both
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upward and downward adjustment of fares. We hope that this fare mechanism
will be introduced by the end of the year and that it will be a concrete mechanism
accepted by the public. By then, the relevant companies must not just effect a
nominal fare reduction of $0.1 or $0.2 to respond to the Government
haphazardly, because transport expenses borne by the public have accounted for
an increasingly greater share of their income over the years. However, the
profit of transport operators, particularly the MTR, is measured in billions of
dollars and reached as much as over $4 billion last year. But despite the
deflation, there has been no reduction at all in MTR fares over the years, and this
has continuously added to the burden of the public in their living.

On the other hand, given the diversified modes of transport, the public has
to pay more and more extra fares for interchanging. So, following the
establishment and implementation of the fare adjustment mechanism, the next
challenge will be to promote interchanging comprehensively, particularly free
interchange on the same journey, and interchanging between different companies
and modes of transport. In that case, members of the public only have to pay
fares relating to the journey, and do not have to pay double the fares for
interchanging to another mode of transport. Sometimes, they even have to pay
triple the fares for they have to make one or two more interchanges. This is
extremely unfair. As many bus franchises are scheduled for renewal in 2007,
the Secretary, through the renewal of their franchises, must force these
companies to accept this fare adjustment mechanism and set out clearly in the
terms and conditions that they have to accept and implement the interchange
arrangements.

In respect of the environment, a very terrible incident happened in Tin
Shui Wai just this morning. It concerns the open nullah in the district. This
morning, hundreds of dead fish surfaced in the nullah, and the foul smell from
the nullah in the entire Tin Shui Wai is unbearable. Now, insofar as the sky is
concerned, there is the fear of avian flu, and dead fish is also found everywhere
in the sea. It seems that nowhere in Hong Kong is land of joy any more. The
stink at the Tin Shui Wai nullah has persisted for years. It has been there since
people began to move to Tin Shui Wai. What happened today is, | think, the
greatest environmental disaster in history. | reported this incident to the
Secretary when | saw her in the early morning. Staff from the Food and
Environmental Hygiene Department have arrived there to remove the dead fish
from the water. But the cause of this problem obviously has to do with the
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handling of the water in the nullah in Tin Shui Wai and the disposal of poultry
waste, particularly the illegal discharge of pig manure. As long as these
problems are not addressed, the public will face greater consequences in respect
of hygiene and the environment.

With regard to air, very often, many people have pointed an accusing
finger at the industrial development in the Mainland, particularly the Pearl River
Delta. In fact, what Hong Kong can do is to encourage and arrange for the use
of liquefied petroleum gas or natural gas by private vehicles as far as possible.
However, a very big problem is also involved here. Secretary Michael SUEN
IS here in the Chamber. The Environment, Transport and Works Bureau seems
to be very supportive of this measure, but it is extremely difficult for land to be
granted to build more gas filling stations, particularly natural gas filling stations.
| do not accept the argument that this is due to technical difficulties. In order to
improve the air, I think various Policy Bureaux and departments should seriously
think about solutions, because if natural gas can be used by vehicles,
improvement could be made early to the air pollution problem in such congested
districts as Causeway Bay and Wan Chai. In that case, even if Hong Kong
people do not have the air of democracy, they can at least be spared from having
to take in the exhaust emitted from factories and vehicles. | hope the Secretary
can seriously consider this. Thank you, Madam President.

MR ANDREW LEUNG (in Cantonese): Madam President, it is announced by
the Chief Executive under the heading of "Regional Economic Co-operation™ in
his policy address that land in the boundary closed area will be released for
development. | welcome this proposal from the Government of the Hong Kong
Special Administrative Region (SAR). The land concerned is extremely
valuable to Hong Kong, because if we can capitalize on its geographical
advantage to support the development in both Hong Kong and Guangdong, it will
bring benefits to our regional economic development. | propose to use part of
the land for the development of high value-added industries and technological
research and the training of talents, with a view to upgrading the competitiveness
of Hong Kong. Through the establishment of a boundary industrial zone where
the free entry and exit of both mainland and Hong Kong residents are allowed,
the SAR Government may enhance the development of technological research
and the training of talents, thereby attracting the return of Hong Kong
businesses. And, with the help of the Hong Kong brand name and its
advantage, the creation of jobs for the whole of Hong Kong can be fostered.
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Besides, in view of the overall development of the Pan-Pearl River Delta
Region, the SAR Government should promptly establish a new eastern boundary
control point at Lian Tang, so as to cater for the expanding cross-boundary
transport demand. Situated between Man Kam To and Sha Tau Kok, Lian Tang
IS a designated open port under the 11th Five Year Plan of Shenzhen. Instead of
entering downtown Shenzhen, cross-boundary lorries can simply travel via Lian
Tang straight to eastern Guangdong, northern Guangdong, Fujian, Jiangxi, and
so on. Itis worth noting that when Fujian and Jiangxi develop further and build
up closer trading and commercial ties with Hong Kong, the economic hinterland
of Hong Kong will be greatly expanded, thus enhancing Hong Kong's status as a
transport and logistics hub. The volume of cross-boundary traffic from these
two provinces to Hong Kong via Guangdong will increase drastically, so the
Shenzhen-Hong Kong eastern corridor and a new boundary control point at Lian
Tang will be useful in partially absorbing the huge increase in cross-boundary
traffic.

The establishment of a boundary control point at Lian Tang is of immense
significance, in the sense that apart from fostering the exchanges of regional
economic resources, it can also play a triggering and leading role. But the most
Important point is that we must open our transport networks to the Mainland to
pre-empt our marginalization. In other words, we must ensure that Hong Kong
Is integrated into the economic core of the region and able to establish a
complementary partnership with the entire region and the cities in it. We know
very well that with the strength and resources of Hong Kong alone, we cannot
possibly achieve any success in the fierce competition of the world market today.
For this reason, Hong Kong must integrate itself into the regional economic core
by all means and then consolidate its advantages and identify new locomotives of
the economy, so as to strive for a leading role in the economic core of the region.
The construction of the Shenzhen-Hong Kong eastern corridor can divert
cross-boundary traffic and help foster the repositioning and development of the
Pan-Pearl River Delta Region. This is beneficial in all respects. | hope that
the SAR Government can seriously consider the above proposal. | so submit.

MR MARTIN LEE (in Cantonese): Madam President, a Director of Bureau told
me yesterday that a politician from Australia who had visited Hong Kong
recently had said to him that from what he had heard, Hong Kong is very good in
terms of welfare and education, and the tax rate here is also very low and so,
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Hong Kong is really a paradise. | did not know whether I should cry or laugh
on hearing this. It is because rent is very expensive in this paradise; if the
angels see that their tenants are living happily or the business of shop tenants is
good, they will increase the rent very quickly. If the tenants are still living
happily and shop tenants are still running their business well, they will further
increase the rent.  So, the rent will keep on rising until it becomes unaffordable
to the tenants who may then think about moving to hell. People in hell live in
caged homes. Although caged homes are small in size, their rent per cu m or
cu ftis still very expensive. Why is it so? Madam President, it is because the
Government has all along adopted the high land price policy. As a result, only
a small number of people can really live in this paradise. This paradise has two
storeys. In the past, only one family lived on the upper storey; their surname is
the same as mine. Now, there has been 100% improvement, for another family
surnamed KWOK also lives there. So, while it used to be called the city of the
LEE's family, it is now known as the city of two families. Other property
developers live on the lower storey of the paradise. So, people doing other
business, such as retail, catering, and so on, are in very straitened circumstances.
It will be very expensive to buy a flat of their own. Even a couple who are
lawyers or doctors may not have the means to buy a home suitable for their
dwelling or a more decent home.

The Government has also given many favours to property developers in
other areas. For example, they have land lease for special uses and when the
special use of a site is spent, the Government will allow them to develop the site
jointly with other property developers and of course, they have to pay a regrant
premium for this. But | would like to ask the Government why it does not
recover the land instead. Since the special use of the site, such as for building
schools, or liquefied petroleum gas transit depot as in the case of Ap Lei Chau, is
spent, and if this need no longer exists, why does the Government not recover
the land and put it to auction? Why are they allowed to pay a regrant premium?
We all know that the payment of a regrant premium is in their favour. If not,
they would not have agreed to paying it and they would not have wanted the site.
Why does the Government give such favour to property developers in its policy?
Why does it have to sell this site in Ap Lei Chau? Why does it allow them to
redevelop houses there? Ap Lei Chau is a renowned place, as it transpires.
Madam President, as you may know, Ap Lei Chau is in the Guinness World
Records for being a small island with the highest density of population and yet,
even more houses will be built on it. Why is it not zoned for recreational use?



970 LEGISLATIVE COUNCIL — 28 October 2005

Another point that | do not understand is that, with regard to land zoned
for government use, the Government would nonetheless sell the site when the use
Is repealed. If there are not many buildings on the site, it is certainly a good
thing to put it to auction and sell it for proceeds. But if the site is already
densely populated, such as the site in Central and Sheung Wan now designated
for redevelopment, that is, the police quarters where our Chief Executive grew
up, why should it be put to auction? There are already many buildings, and
people walking on the street at noon can hardly see the sky and the sun. | think
the Government should introduce a new policy and that is, for such densely
populated places that are zoned for government use, when the use is repealed, the
site cannot be redeveloped for commercial or residential purposes. If the need
to put the site to its original use really does not exist any more, the site should
then be rezoned as open space.

Madam President, in early October, some friends who are fellow hikers
asked me to go hiking with them in Italy. | said I could not make it because |
did not have the time. But later, they said that they would go to Guangdong for
leisure. But | thought that it did not matter if I did not go, because during the
"golden week" starting from 1 October, the weather in Hong Kong would be
pretty good and one does not need to go to Italy, for the blue sky here would be
not bad. But that was not the case. This year, during the "golden week"
starting from 1 October, | went hiking at the Peak and the place was full of foul,
stale air. 1 did talk to the Secretary about this, and she gave me lots of reasons
in her explanation. She said that in the neighbouring areas of Guangdong
Province there are now many vehicles in addition to factories. But there were
already many vehicles last year, and | think this is an unacceptable explanation or
excuse. Madam President, what all Hong Kong people wish to see is concrete
results, not excuses. In fact, air pollution has reached a state that is intolerable
to us all. Many foreign businessmen doing business in Hong Kong — every
time when | chat with them at the general chamber of commerce, every one of
them will raise the same problem of air pollution. Dr David LI also talked
about this problem yesterday. 1 think the Government should take on a leading
role and expressly announce that air pollution is the number one enemy of all
Hong Kong citizens, so that we can tackle this problem wholeheartedly. 1 share
the views of Dr David LI who opined that the Chief Secretary for Administration
should take the lead. | appeal to the Chairman of every political party to join
the Panel on Environmental Affairs. | also hope that all major newspapers will
carry a page on environmental protection.
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More specifically, it is necessary to enact legislation to impose regulation
on idling engines. The Secretary has made many points in her explanation.
She said that many parents do not like this measure, because their children hope
to enjoy air conditioning when they get into the car. But are there children who
do not become sweat-soaked when they are home from school? Why do kids
nowadays want air conditioning once they get into the car? This will not do
them any good either, because if all vehicles have the air conditioner turned on
and their engines are not switched off, the children, before getting into his car,
will take in much polluted air when passing by other vehicles. Mr CHEUNG
Man-kwong has mentioned this problem, and this is also the case for school
buses. Why can we not enact legislation to require all drivers to switch off their
engines when their vehicles are stopped? | personally will do that, but when |
stand at roadside, the engines of the vehicle in front of me and the one behind are
not switched off, and what can | do about them? | will then take in their black
smoke. As far as | know, a stopped vehicle with its engine kept running emits
pollutants 20 times more than a vehicle running at a speed of 50 km. However,
| think minibuses or taxis waiting for passengers at waiting points should be
given exemption, because | know that switching off an engine and restarting it
again will emit eight times more pollutants. So, these vehicles should enjoy
exemption when waiting for passengers.

Madam President, | wish to make another concrete proposal. | found that
many buses in Central only have a few passengers during off-peak hours. |
have observed the situation very carefully and at one time, | could only see one
passenger on a bus. Is it a must for all buses to come to Central? Of course,
some people may say that residents of the New Territories will wish to sleep on
the bus on their way to work until the bus pulls in at the terminus. But | think
we should not allow so many buses carrying so few passengers to Central,
because pollution is very serious in Central and Causeway Bay, and the problem
Is evident to all. A few years ago, the Democratic Party proposed to the
Government the setting up of a bus terminus in Sheung Wan and in Causeway
Bay respectively, so that all buses coming to Hong Kong Island via the Western
Harbour Crossing will stop at the Sheung Wan terminus and then return.
Similarly, all buses coming to Hong Kong Island via the Eastern Harbour
Crossing or the Cross-Harbour Tunnel will stop at the Causeway Bay terminus
and then return. Environmentally-friendly shuttle buses can be provided to run
between these two bus terminuses. Of course, these shuttle buses should run at
higher frequency, so that passengers do not have to wait for too long. To the
residents, although they will need to interchange, it can save time and is,
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therefore, worth it. They can use the time saved to sleep for a bit longer at
home, so that they do not have to sleep on the bus. In fact, the bus companies,
the MTR Corporation Limited and the tramway company all support this
proposal. But I do not know why the Government has not yet introduced it.

Moreover, Madam President, the Democratic Party also has other
proposals. Pardon me. If this proposal on environmentally-friendly shuttle
buses can be implemented, the traffic conditions will be significantly improved,
thus obviating the need for reclamation in Central. If the result is good, and |
believe it will certainly be so, then it can also be tried out in Mong Kok,
Kowloon. Besides, we would like to put forward another proposal and that is,
the many pedestrian footbridges on Hong Kong Island can be linked to form a
network of pedestrian footbridges, so that members of the public can walk all the
way from Western District to Causeway Bay using footbridges without having to
walk on the street. This is, in fact, feasible. There are many pedestrian
footbridges in Central. Why do we not link them all up? This is entirely
feasible. We can make them less tedious by, for instance, placing flowers and
plants there or renting out space for people to put up advertisements. We can
do a lot of things there. Why does the Government completely ignore these
proposals made by the Democratic Party, proposals that | consider to be very
constructive? Now that | have the honour to be appointed as a member of the
Commission on Strategic Development, | hope that apart from "splitting the
point-winning tiles of Fat Choi", this issue can also be resolved.

Thank you, Madam President.

MR DANIEL LAM (in Cantonese): Madam President, at the Chief Executive's
Question and Answer session in October last year, 1, on behalf of the New
Territories Heung Yee Kuk, asked the Government to reduce the sea and land
transport fares borne by the public but to date, the relevant mechanism has yet to
be put in place. This is very much regrettable.

Hong Kong is now in the course of economic recovery and yet, the general
public still does not feel the benefits of economic recovery. On the contrary,
some public transport operators have applied for fare increases presently,
causing even greater hardships for the people in their living.  Yesterday, outside
the Legislative Council, seven Members, including Mr LAU Wong-fat, and |
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received representation from residents of outlying islands against the ferry
company"s application for a fare increase.

Madam President, the New World First Ferry Services Limited is going to
increase its ferry fares. This is very unfair to residents of Cheung Chau, Ping
Chau and Lantau. Ferry is a major means of transport to them, and they have
to rely on ferry to go to work in urban areas and to do business with
neighbouring islands day in day out. But the ferry company has proposed a
hefty fare increase when residents have no choice at all. Residents can do
nothing but resign themselves to the reality.

Madam President, we appreciate that the ferry company, being a business
corporation, certainly wishes to maximize profit for the company. But the point
is that enterprises must also fulfil their corporate responsibilities. Proposing a
fare increase when the economy is just picking up may create an adverse impact
on the development of tourism in the region and may result in a loss in revenue
instead. So, this is not a wise move at all. | think the Policy Bureau can
consider stepping up negotiations with the ferry company, with a view to putting
forward more suggestions on ways to boost revenue, so that the residents can live
and work in peace and contentment.

Madam President, | so submit.

MR ALBERT HO (in Cantonese): Madam President, | will first speak on
planning and land administration issues.

Land is a valuable resource that we must put to good use, and land sale is
an important source of revenue to the Treasury. Under the Basic Law, the
Government obviously has the power to grant land leases, but this power must be
exercised to the benefit of public interest in Hong Kong while upholding the
principle of fairness, impartiality and openness. What | have said is actually in
line with the market-led policies advocated by the Government.

However, the Public Private Partnership (PPP) policy implemented by the
Government in recent years has aroused grave concern among us. We find that
this mode of operation can actually allow the Government to finance consortiums
to participate in projects that are, on the surface, conducive to public interest by
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awarding to the consortiums the right to land development. But the
Government, when granting land, has always deviated from the market
principles of fairness, impartiality and openness, causing suspicions of the
Government transferring interests to certain consortiums or giving favour to
them in its policies, and even collusion between business and the Government;
even though these may not have really happened, there are at least these
suspicions among the public. With the pledge for strong governance made by
Chief Executive Donald TSANG after taking office, these policies must be
rectified.

With regard to the operation of the PPP approach, the biggest problem is
actually the lack of transparency and criteria for screening or selecting partners
in an impartial and fair manner, and even in respect of land grant and evaluation
of land prices, a convincing objective principle is lacking. The Cyberport and
the MTR Corporation Limited (MTRCL) after its privatization before, and such
development projects as the West Kowloon Cultural District (WKCD)
development today, can all serve as examples for discussion.

The Government absolutely has no reason not to auction the sites intended
for financing the relevant projects and subsequently inject the funds into the
participants for them to develop projects of public interest.  This could dispel all
the suspicions of transfer of interests and collusion between business and the
Government. Had the Government worked according to these principles as just
suggested by me, at least it would not be queried over a large number of vacant
flats in the Cyberport. It is because, as a matter of fact, we can see that while
the consortium responsible for developing the Cyberport has not made any profit
in the project of public interest, it has nevertheless gained a handsome profit in
the associated property development project of Bel-Air, reaping handsome
proceeds that could have been generated otherwise to public coffers.

Secondly, in the WKCD development, although the site has been slightly
reduced from the original 40 hectares to about 27 or 28 hectares now, it is still
considered a single-package development project of a massive scale. Despite
the absence of concrete statistics as proof of public support, the Government has
still insisted on building a canopy at a cost of billions of dollars, making people
think that the purpose of its doing so is to maintain the single-package
development approach. Why must it do this? Is it that our officials have long
decided among themselves that the project will be awarded to the participant
comprising two major consortiums, just as people have suspected?
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Madam President, | would also like to talk about the MTR. The MTRCL
has all along been given the right to develop superstructure property projects and
land along the MTR alignment. Although the MTRCL is required to pay a
regrant premium to the Government, such payment of regrant premium has long
been questioned, for it is considered a subsidization policy. Although the
Government repeatedly stressed in the course of enacting the legislation on the
privatization of the MTR that this policy is fair and just because there are
objective criteria to go by insofar as regrant premium is concerned, officials or
Members in support of the privatization of the MTR had emphasized time and
again in the debate that according to the MTRCL and the many statistics, it
would be impossible for the MTR to sustain its development and in particular, to
develop more MTR lines if the MTR is not given superstructure development
rights. Does this not explain even more explicitly that this policy is, in effect, a
subsidization policy? It is meant to give extra benefits to the MTRCL by
granting to it superstructure development rights.

In this connection, | must state clearly that if the MTR is still wholly
owned by the Government, as in the case of the Kowloon-Canton Railway
(KCR), we would not oppose giving it exclusive superstructure development
rights. But this subsidy should cease after the privatization of the MTR,
because the Government absolutely should not provide any business corporation
with subsidies that are not clearly defined. For this reason, in the course of
scrutinizing the legislation on the privatization of the MTR, the Democratic
Party had proposed an amendment. While the amendment was negatived in the
end, we did put across a very clear message and that is, even though the
Government is a major shareholder of the company, there is still no reason to
grant exclusive development right of a site to a business corporation.
Therefore, for the same reason, | wish to tell Secretary Dr Sarah LIAO clearly
that if the two railway corporations are to be merged in future, the Democratic
Party will continue to insist on this policy and that is, the merged company is a
commercial concern, and the Government absolutely should not give it exclusive
superstructure development rights above the stations along its alignment. |
hope that the Government, in considering the merger plan, will clearly consider
the reasons and principles behind my proposal.

In fact, the Government can do it in a simple way by selling the land to
generate proceeds, so that the concern of the business sector or the public can be
dispelled, and then inject the proceeds from land sale into projects of public
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interest. Why does the Government not do so? It really beats us as to why the
Government does not do so. The only reason that we can think of is that it
intended to bypass this troublesome Legislative Council and secondly, it intended
to bypass the market mechanism which encompasses open and fair competition;
and that is why it has resorted to a decision-making mechanism fully dictated by
officials, and even a process in which the policymaking power is kept entirely in
the hands of individual officials.

Given the irregularities in these arrangements, no wonder the public has
considered them unfair and unjust, and they have also tarnished the reputation of
Hong Kong as an international metropolis. So, | hope the Government will
rethink about it. It must not think that international rating agencies always have
misunderstanding of Hong Kong and that they do not understand our rule of law
and the operation of our market. These outsiders may, in fact, thoroughly
understand what is going on. Many international investors precisely feel that
under the present situation, they cannot compete on a level playing field and they
have, therefore, faithfully reflected the situation in response to questions from
rating agencies. | hope that the Government must address squarely these
concerns of the people. It must not rest on its laurels and offer all sorts of
excuses to explain things away.

The second point that | wish to talk about is the modification of land lease.
The existing Application List System has reflected that the Government is very
careful in handling our land reserve. But we find that when handling the land
reserve, the Government actually has a backdoor which is always open to
property developers for them to modify the conditions of land lease for
development purposes. The Government has explained that this backdoor is not
opened easily. First, there is the Town Planning Board (TPB) as the
gatekeeper. But as many colleagues have mentioned, and as many people said
In expressing their views during the scrutiny of the Town Planning (Amendment)
Ordinance 2004 last year, the existing composition of the TPB is questionable.
People have questioned whether it can truly operate independently and
impartially, or whether it is often just a tool to materialize the Government's
wish in urban planning.

As we all know, Madam President, the Chairman of the TPB is the
Permanent Secretary of the Housing, Planning and Lands Bureau, and its
secretariat is staffed by civil servants. Many members of the TPB have intricate
relations, whether direct or indirect, with the real estate industry in Hong Kong.
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Recently, | have dealt with an application for replanning relating to the West
Kowloon project, and | found that nearly half of the members have to openly
declare that they may have an interest in this project. We can also see that in
handling the WKCD development, the TPB, in order for the project to
materialize the wish of the Government, has specially put in place a mechanism
for meetings to be held with the Government in camera, so that the concept or the
idea of the project can be scrutinized and views be given before proceeding to a
procedure that openly accepts opposition. All these are astonishing to the
people, and they have also questioned why the TPB in Hong Kong is so
compliant to the wish of the Government.

Let us further look at the regrant premium. It is unnecessary for me to
reiterate here that the assessment of regrant premium is often more of an art than
a science. In saying so, | have no intention to show any disrespect to the
profession. However, the result of premium assessment can, in fact, be
immensely contentious. This is precisely why many market participants prefer
tendering or auction, which can more accurately reflect the market price of land.

Therefore, we always hold that even though the owner owns a piece of
land, if it is an agricultural or industrial site and if the owner wishes to change it
into a commercial or residential site for development, the owner should, apart
from seeking an approval from the TPB, also go through an assessment process
of the Lands Department where appropriate for a determination of the amount of
regrant premium.

The Democratic Party considers that this practice of paying a regrant
premium can hardly reflect the operation of the market, making it impossible to
arrive through the market at an objective amount of premium. So, we hope that
the Government can adopt a new thinking and consider if it is possible for the
regrant premium to truly reflect market price through tendering. The Secretary
will certainly say that since the owner owns the land, why should he have to put
his land to tender? But we must bear in mind that this owner intends to
redevelop the land, and he could do so only by modifying the original conditions
of the lease. Even though the TPB has given its approval, the owner still has to
pay a regrant premium. Then how should the amount of this regrant premium
be determined? Madam President, we consider that one of the methods of
determination is to put the land to public tender and see if there is anybody
willing to offer a price for the site, and the highest offer will reflect the price at
which the market is willing to pay in order to develop the site into a
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commercial/residential site. However, in order to be fair to the owner, the
original owner of the site can reserve the right to pay a regrant premium based on
the highest offer in the market. This is most desirable.

If the owner is unwilling to do so, he can, of course, refuse to pay the
regrant premium, or alternatively, he can give the site to someone else for
development. Then, through certain procedures, the development cost can be
separated from the original cost of the land, and the landowner will be
compensated at an amount being the cost of the land before development.
Certainly, this involves a legal mechanism, and legislation has to be enacted to
decide on the mode of operation. In fact, it is not difficult to understand this
concept.

There are now many ways that the Government can make owners
surrender their property for development by others. For example, under the
urban development programme, if 90% of the property titles has been acquired,
the remaining 10% will have to be surrendered for joint development. Besides,
we can also see that under certain circumstances, the Urban Renewal Authority
has the power to recover land for development which is conducive to public
interest. Such being the case, | think the modification of land lease for other
uses concerns not only the right of the owner. Under certain circumstances,
although the owner will be given a higher priority, | think insofar as the amount
of regrant premium payable by the owner is concerned, it cannot be considered
as having completed the entire procedure by just leaving it to negotiations
between the owner and the Government behind closed door. | hope that the
Government can consider the idea suggested by me just now. The Democratic
Party will put forward our proposal in more detail for consideration by the
Government.

What | have just said does not cover special contracts awarded by the
Government for public purposes, for example, the special uses as specified in
accordance with the outline development plan, including petrol filling station,
exchanges of telecommunications companies, and so on. The Government has
offered concessionary conditions for these companies or consortiums to operate
these special businesses. If, due to changes in the environment, these
companies cannot or do not plan to run the business continuously and therefore
do not need the sites anymore, we consider that there is every reason for these
sites to be returned to the Government for other uses. Certainly, the
Government will make a decision according to the TPB procedures as to whether
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the sites should be developed as an open space for the public or for other uses by
the Government, or even for other development purposes where the
circumstances are appropriate. But the Government absolutely should not, and
| stress, should not allow the corporation which was originally granted the site
for special use to negotiate with the Government in private and then modify the
terms of the contract or seek a land grant exclusively for its development. This
is absolutely unacceptable to us.

Madam President, the last point that | wish to talk about is the Home
Ownership Scheme (HOS) policy. In fact, in this year's briefing to the Panel, |
suggested to the Secretary that it is now opportune to re-examine the plan rashly
made a few years ago under the leadership of TUNG Chee-hwa of bringing the
construction of HOS flats to a complete halt and suspending the sale of HOS flats
for several years. As | said at that time, the plan had been introduced rashly
without being carefully thought out. This decision has caused Hong Kong to
suffer unnecessary and unreasonably huge losses. Over 20 000 flats have since
been left vacant, which is an extremely enormous waste. Whether in respect of
management fees, rates, government rent, interests or depreciation, the losses
incurred by us amount to billions and even tens of billions of dollars. In fact,
over the years, many grass-roots and public housing tenants in Hong Kong have
managed to enter the private market through the HOS policy, a policy which is
beneficial to the well-being of the people. We do not see why such a good
initiative can be completely scrapped in a short time without extensive
consultation, resulting in over 20 000 HOS flats being left vacant for many
years. The Government said that these flats will be put on sale gradually only
in early 2007, and this, | think, is grossly absurd.

| hope that the Chief Executive and the Secretary can handle this policy
with a new mindset and style of work. The Democratic Party hopes that the
Government can immediately resume the sale of vacant HOS flats in early 2006
by selling the returned HOS flats to green form applicants as a first step. We
hope that 5 000 to 6 000 flats can be put on sale in 2006. | think the time now is
appropriate, because the property market is presently still considered stable, if
not heated. | do not wish to see the Government putting HOS flats on sale when
there is another upward trend in the interest rates or when there is rumour about
the bursting of property bubble in the United States. This would not do any
good to the entire market. To sum up, it is unnecessary for us to continuously
follow an immature, obsolete policy. | hope the Secretary will give a response
on this point. | so submit.
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MR JAMES TIEN (in Cantonese): Madam President, first of all, 1 would like to
tell the two Directors of Bureaux that although my speech will be rather short,
which is obviously no match for that of Mr Albert HO, it does not mean that | do
not respect the two Directors, just that there is a limit to my speaking time.

In relation to the purview of Secretary Michael SUEN, | wish to make a
point relating to land use, or the method of land disposal. | take exception to
the comments made by some Members about the Government being unfair or
colluding with the business sector. On the contrary, | think that the Application
List policy is a good policy. Of course, there is always room for improvement
in any good policy. For example, despite a 20% discount for developers
applying for the auctioning of land on the Application List, the land price
actually will not be lowered. The price is lowered only at the stage of
application, but the final selling price will be 20% to 30% higher. In this
regard, | would like to express some of my views.

Madam President, take this year as an example, the two or three sites that
property developers applied for their auctioning in the last two months and early
this year were all large in size, involving $3 billion to $4 billion and covering a
gross floor area of hundreds of thousands of sq ft. \We noticed that in the course
of bidding, only a few major property developers could afford to offer bids.
The Government may not take a keen interest in whether major property
developers or small property developers can take part in bidding, but we
consider it more desirable if more developers can participate in the bidding, so
that buildings to be completed in future will not be controlled by only a few
major property developers.

Another point that | wish to make is the opening up of Sha Tau Kok which
| did mention in this Council early this year. The Secretary for Security said at
the time that difficulties were envisaged for security reasons. As Mr LAU
Wong-fat mentioned yesterday and as Mr LI Kwok-ying also mentioned today, if
we consider it purely from the land administration perspective, the opening up of
this area is a very good proposal. But can the pace be quickened and is it
possible not to focus only on tourism? In fact, considering the present-day
circumstances in Hong Kong, is there still a need for the closed area to be kept in
such a big size? Is it possible to reduce it a bit? | would like the Secretary to
pay attention to this.
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On the West Kowloon Cultural District (WKCD) development, | would
like to reiterate to the Secretary that we very much support the Government's
withdrawal of the award of the contract to one single tender. The Liberal Party
still has concern over this development and holds that although the Government
has withdrawn the award of the contract to one single tender, it should not allow
the successful consortium to decide on which part of the site should be parcelled
out. It is most appropriate for the Government to hand to the successful
consortium half of the site, whereas the remaining half should be decided by the
Government as to when it will be put to auction.

Besides, we consider that instead of requiring the successful consortium to
inject $30 billion into the fund, this $30 billion might as well be given to the
Government direct for it to subsequently pass onto Joseph YAM, Chief
Executive of the Hong Kong Monetary Authority (HKMA) for investment, so as
to yield a return. In recent years, the HKMA has achieved an investment return
of 5.3%, which is higher than the Government's projection of 5%. Given that
the HKMA can yield a 5.3% return on its investment on average, if the money is
handed to the HKMA for investment to yield a return, criticisms from Members
about the Government bypassing the Legislative Council could well be avoided.
The Government can hand this sum of money to the HKMA, rather than directly
giving it to the Authority overseeing the WKCD development. In fact,
Members hope that the WKCD Authority will comprise more members from the
arts and cultural sector, whose duties will have little to do with finance.

On the canopy issue, as we have already said, if the Government has to
build the canopy, it must be careful because the problem arising from its repairs
and maintenance may be even bigger than the technical problem involved in
building the canopy. That is why we always have reservations about it. The
canopy is beautiful indeed, but problems are set to arise if it is not properly
maintained.

Moreover, in respect of air quality, the Liberal Party wishes to state to
Secretary Dr Sarah LIAO our view that a majority of the pollutants come from
the Mainland. During the golden week early this month, we had days with
clear, azure sky in Hong Kong. Indeed, the days were the brightest ever.
Pollution in the Mainland is very serious indeed. That mainland factories were
closed on holidays during the golden week had already helped the situation
greatly. | hope that the Government will make continuous efforts to negotiate
with the authorities in the Pearl River Delta, with a view to abating pollution.
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On the renewal of licence of the two local power companies in 2008, |
hope that more clauses on environmental protection and pollution control can be
incorporated into the new licence. 1 believe members of the public and the
industrial and business sector will throw great weight behind this.

Finally, on no idling engines. We already put to the Secretary a question
on this issue during a motion debate previously. The Secretary gave us a very
positive response, but she said that this is not feasible with certain industries.
This, we agree, and taxis, public light buses and professional drivers should
obviously be given exemption. Requiring taxi drivers to switch off their
engines while waiting for passengers would cause even greater confusion, and a
restart is bound to produce even more black smoke. We consider that the "'no
idling engine™ requirement should target at private cars, government vehicles
and most of all, tourist coaches because when they carry tourists to and from the
Peak, they often have to wait for almost an hour and their engines should be
switched off and so should the air conditioners while they are waiting. | hope
that the Government can pay attention to this point. Thank you, Madam
President.

MR JASPER TSANG (in Cantonese): Madam President, in his speech earlier
on, Mr LI Kwok-ying again made reference to a study carried out earlier by the
Democratic Alliance for the Betterment and Progress of Hong Kong on fully
opening up the frontier closed area. In fact, the report was already submitted to
the Chief Executive some time ago, and made available to the media on a public
occasion. However, we noticed at the time that the media did not attach much
importance to it, because we could see that the Government’s attitude was not
very keen about it. We have proposed for some time already that the frontier
closed area be developed to comprise an industrial zone, an integrated
development zone and a tourism zone. But the Government has not been very
responsive in its attitude and so, the media know exactly how they should react to
it.

When we submitted the report to the Chief Executive, Mr TSANG said
that the development of the closed area would involve huge investments, for the
Government will have to inject considerable funds into it because infrastructure
facilities are lacking there. Perhaps it is because of this that the Government
has not been very enthusiastic about its development. However, we should be
able to see that although the area has been designated as a closed area for a long
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time and huge resources will be involved at the initial stage of development since
development has long been ruled out as an option for the area, the return will
actually be very high. We hope that the Government, especially the two
Directors of Bureaux in this Chamber today, can study our report seriously.
Mr CHEUNG Hok-ming will further elaborate this point later on.

Mr Andrew LEUNG knows best the aspirations of the industrial sector,
and he particularly pointed out earlier on the importance of opening up the
frontier area. Recently, I have met with the Chairman of the Hong Kong Watch
Manufacturers Association, who particularly stressed that the designation of a
high value-added industrial zone in the frontier area would be significantly useful
to the watch manufacturing industry, because they do not require a lot of space
for their factories. We have taken a look there and according to our
observation, if the Government considers that the provision of "three connections
and one levelling" (which means water supply, electricity supply, roads and site
formation works) as required for many sites in the area would require plenty of
resources, there is a piece of "formed land" readily available in the Sha Tau Kok
area. This site is not big in size, and it may not practicable to build other types
of factories on it. But in my discussion with members of the watch
manufacturing industry, they considered that this site would be very suitable to
them, because they do not need a large piece of land for operation. Besides,
subject to the consent of the trade union, they can adopt the "1+1" approach to
import workers from the Mainland. They said that it is still value for money
even if they have to shoulder the full cost incurred by the Government in
developing the site. We hope that the Government can truly take on a more
positive attitude.

Moreover, Madam President, | hope that Secretary Dr Sarah LIAO can
seriously consider another issue. Mr TO is also in the Chamber now, and |
believe he will share my view. It is about the noise nuisance caused by road
traffic to densely-populated residential clusters in the urban areas. The situation
of the constituency represented by Mr TO and me is very miserable, for there is
this problem in a number of districts. In Kowloon City, there is the East
Kowloon Corridor in To Kwa Wan; in the Yau Tsim Mong district, there is the
West Kowloon Corridor in Tai Kok Tsui; and in Sham Shui Po, there is the Lai
Chi Kok Bridge in Lai Chi Kok. All these roads are in the proximity of
residential dwellings. | believe Mr TO, like me, has never ceased to receive
complaints over the years.



984 LEGISLATIVE COUNCIL — 28 October 2005

When we reflected these complaints to the Government, the Government
said that many unsolvable technical problems are involved. Even though there
Is a need to install noise barriers, nothing could be done because the retrofitting
of noise barriers was not taken into account during the construction of these
flyovers and so, such installation will render the roads overloaded, and there is
hardly any space for their installation either. We suggested the use of noise
absorbent materials, but they said that these materials are not durable, that the
curved sections on roads and the gradient may cause these materials to become
worn-out very soon and that it will cause even greater nuisance when repairs are
necessary at an interval of several months. We also suggested the retrofitting of
insulated windows, but after assessing the noise level, officials of the
Environmental Protection Department said that the readings were within the
permitted level most of the time and so, such windows could not be retrofitted
for them.

| remember that many years ago when the Kai Tak Airport was still in use,
residents of Kowloon City had complained that they could hardly sleep after the
extension of the programming hours at the airport. The Director of Civil
Aviation then said that he must spend a night there personally to see what the
situation was, and he really did. | hope that the Secretary will think in the same
way too. Just spend one night there and she will know. (Laughter) When
residents came to me to lodge their complaints, | believed what they had told me
entirely. Why? It is because from their faces, | knew instantly that they did
not have enough sleep. They really looked annoyed and agitated, and they said
that they could not possibly sleep at night. A resident — | will not mention the
name of his building in order not to affect its property price but it is a high-class
apartment block — said that even when the bathroom door was closed, the
bathroom door would shake when a heavy-duty vehicle passed by. So did the
things that were hung on the door, and they gave out the sound of "da da
da......". He said that he could not sleep at all.

If the Government said that this is a technical problem, certainly, it can
cite a lot of reasons to justify it. But we have this conventional wisdom: "Need
Is the mother of invention”. If the Government is genuinely striving for the
well-being of the people, it should put itself in the place of these residents who
are suffering. | noticed that when the Chief Executive talked about
environmental protection in the policy address, he did not mention the problem
of noise pollution, but this is a problem in real life in these developed districts
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and it is affecting many people. Our city has been talking a lot about striving
for the well-being of the people and how modernized we are and yet, this
problem has consistently remained unsolved. Is this acceptable to us all?
Since the Secretary is responsible for monitoring transport matters and also
overseeing matters relating to environmental protection and public works, this is
the best opportunity to solve the problem. Is it really impossible for
adjustments to be made to the noise problem? From the perspective of public
works, is it entirely impracticable for noise mitigation measures to be taken? |
hope that the Secretary can deal with this issue with a more comprehensive and
holistic viewpoint. Thank you, Madam President.

MR LAU WONG-FAT (in Cantonese): Madam President, the policy address
emphasizes that environmental protection is the responsibility of the community
as a whole. But | would like to add that for the sake of the long-term and
sustainable development of Hong Kong, a well-thought-out strategy should be
devised to put the idea into practice.

Nature conservation on private lands in the New Territories has long been
a frustrating problem to landowners. Two proposals, namely, management
agreements and public private partnership, have been put forward under the new
conservation policy, but in practice, these proposals are just meant to shift the
responsibility for nature conservation to non-governmental organizations,
landowners and property developers.  The issue of compensation for
landowners is altogether evaded. This is a most unfair and unreasonable
practice.

Article 6 and Article 105 of the Basic Law respectively provide for the
protection of the right of private ownership of property and the right to
compensation for lawful deprivation of property. However, at present, once a
piece of land is designated a conservation area, its use will be frozen forever and
the landowner is not given any compensation. In June this year, when the
Legislative Council debated the new conservation policy, | already pointed out
that this is tantamount to a deprivation of people's property by the Government.
Nature conservation and environmental protection are both a righteous cause that
should be supported, but if there is no respect for the right of private ownership
of property, if there is arbitrary deprivation of private property, and if the rights
of landowners are grossly ignored, then, nature conservation will be reduced to
an unjust and draconian policy.



986 LEGISLATIVE COUNCIL — 28 October 2005

The Heung Yee Kuk and the DAB once advocated the utilization of
proceeds from developing nature conservation zones, such as land use
modification application fees and regrant premiums, for the purpose of
establishing a nature conservation fund dedicated to training a greater number of
quality conservation personnel and meeting the expenses of land acquisition,
exchange and leases. As the old saying goes, "invest in the land of bliss and
there shall be never-ending wealth.” This is precisely the rationale behind the
Chief Executive's advocacy of "strong governance for the people™ and
"upholding social justice™. If the proceeds from nature conservation can be
ploughed back to nature conservation, if nature conservation and the protection
of the right of private ownership of property can be given equal emphasis, there
will be boundless beneficence.

Madam President, | so submit.

MR CHEUNG HOK-MING (in Cantonese): Madam President, with regard to
the maiden policy address of the Chief Executive, in my opinion, Mr TSANG
would like it to benefit all in the community, so as not to let anyone down. In
the policy address, everyone can find here and there some of the views that he or
she has expressed. For example, on the issues of opening up the frontier closed
area and the West Kowloon Cutlural District (WKCD) development, it somehow
shows that the Chief Executive has taken on board some opinions of the
Democratic Alliance for the Betterment and Progress of Hong Kong (DAB).
Today, | will focus on these two issues in my speech.

First, the WKCD development. The WKCD development is a turning
point of Hong Kong's cultural policy for the next 30 years, loaded with all sorts
of expectations. The DAB welcomes that the Government has taken on board
our proposal and will establish a WKCD Authority. Initially, we propose that
this WKCD Authority will lead the arts development in the WKCD in the future
or even further evolve as the policymaking authority overseeing all cultural and
arts matters in Hong Kong and co-ordinating all cultural and arts facilities in the
territory. Whether or not the WKCD would become a soulless, empty shell, as
it has been criticized, will to a large extent depend on the terms of reference of
the WKCD Authority. However, the Government seems to have regarded the
WKCD Authority as a "housekeeper wearing a golden belt around her waist"
whose job is purely to look after the cultural facilities in a super luxurious
housing estate, but not having any say on the design of or the choice of materials
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for this luxurious development. How can members of the public feel assured
about such an Authority?

Although Chief Secretary Rafael HUI said that the Government planned to
introduce a bill to the Legislative Council in March and April next year, in order
to enact legislation on the establishment of the WKCD Authority, and stated that
construction works under the WKCD development could commence only in three
years or so the earliest, the Government has surprisingly continued to hold
closed-door meetings with the shortlisted consortiums, actively making an effort
to pick the final winner. Under this proposed blueprint for development, will
the WKCD development become a hybrid of the three models already seen by the
public? Will the cultural sector’s expectations of the hardware be incorporated
at the moment the three athletes are about to dash past the finish line, thus
making earth-shaking changes in the final model itself?

| do not know whether the WKCD development, like the policy address,
will answer the wishes of the people by pleasing everyone in the community. A
reason cited sometime ago by Chief Secretary Rafael HUI to explain why he
insisted on the construction of the canopy was that there were great controversies
in the public and so, it would be inappropriate to remove the canopy from the
project at this stage. As the expectations of the cultural sector of the hardware
vary greatly, insofar as the hardware design of the cultural project is concerned,
will Chief Secretary Rafael HUI then simply turn the models into real objects
without making the slightest modification to them on the ground that a consensus
has not yet been reached, resulting in these real objects being permanently
erected on this site in West Kowloon?

The DAB is loath to see the WKCD development eventually falling
through. All sectors of the community have been highly concerned about this
project, and they are so gravely concerned about it because "one who loves too
deeply hates too deeply”. | am very worried that the WKCD development
would become a hybrid with a dragon’s head for the property part but a snake's
tail for the cultural part. The past description of it as having a tiger's head and a
snake's tail means that there are congenital deficiencies and that it is destined to
be a failure. However, it remains unknown as to whether "a dragon's head and
a snake's tail" can hit the jackpot in one leap. Dragon is a symbol of powers,
and under the leadership of a dragon’s head, how can we bring into play the
harmonious characteristic of dragon while preserving the characteristics the
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snake’s flexibility and vitality? This is exactly the most important part of the
test.

The WKCD development has all long been labelled as a property project.
Some people even hold a dim view of its effectiveness as a cultural district. In
my opinion, subsidizing cultural and arts development by proceeds generated
from property projects may as well be a direct and highly effective financing
option. | also hope that sustainable development can truly be achieved for the
cultural district.

The Government has now withdrawn the single-tender arrangement and
decided to require the winning property developer to parcel out no less than 50%
of the residential and commercial gross floor area at the WKCD site for
tendering by other developers. This is no doubt a friendly gesture of heeding
public opinions. However, the decision as to which parts of the site are to be
parcelled out and how they should be put to tender will entirely rest with the
winning consortium, which will also assume a co-ordinating role for the future
WKCD development works and be charged with the obligation of developing all
core arts and cultural facilities.

At first, the DAB would like the site excluding the part of cultural facilities
to be auctioned publicly, and the proceeds to be generated from the public
auction should go to the Treasury. The Government's land zoning proposal has
aroused concern about what criteria there will be in the future that are fair and
objective in balancing the interests of all sides. | hope the Government can
make it clear that the authority for land disposal in respect of the WKCD site
rests with the Government, in order to ensure that the land to be parcelled out for
development by other developers will not be second-class or inferior. In
parcelling out land to other consortiums, the Government should observe the
normal land sale procedures of putting the land to public auction for bidding by
consortiums.  Only in this way can we ensure that this important WKCD site
can be sold at the most desirable price through a fair and open process.

All members of the community are most concerned about whether
sustainable development can be achieved for the WKCD development, so that
there would not be the case where no funds are available even for hiring workers
to clean the canopy. Under the Government's new proposal, the winning
consortium would no longer be required to pay for the repairs of the canopy and
the operating expenditure of cultural facilities for a period of 30 years. Instead,
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it would have to inject a lump sum of $30 billion into the statutory body to be
established soon for it to operate as a trading fund. According to the
information provided by the Government, the operation of the canopy and
cultural facilities alone will lead to a loss of $500 million a year.

The $30 billion has thus become a very puzzling figure. Can this sum of
money be sufficient for the development of the WKCD in the next 20 years?
Although Chief Secretary Rafael HUI openly replied in the Legislative Council
that $30 billion would be sufficient, he did not provide a guarantee as to what
follow-up actions would be taken in the event of a mistake in calculation. Take
the Housing Authority (HA) as an example. Ten years ago, whenever Home
Ownership Scheme flats were put on sale, the oversubscription rate often
exceeded 10 times. We had never worried about the HA not having funds for
the construction of public housing. Today, what we see is that the HA is caught
in financial woes and it has to sell its carparks and shopping malls to sustain its
operation. We cannot but think that if this $30 billion is found to be insufficient
in future, the four museums would be nothing more than just piles and piles of
cultural relics owing to a lack of operating funds.

Certainly, we can look at another practical issue. That is, will this $30
billion dampen the enthusiasm of the screened-in consortiums? According to
the guideline given by the Government to the screened-in consortiums, the plot
ratio in respect of the land grant was 1.81, but the proposals made by the three
screened-in consortiums had all exceeded this figure. | do not know by how
much the proceeds of the entire project will be reduced as a result of the rigid
1.81 requirement under the new proposal. Will the consortiums still be
interested in making commitments for the development of the WKCD? Will the
developer carry out shoddy works in accordance with the price, making it
impossible for the cultural district to become a first-class cultural district in the
world, as desired by the Chief Executive at the outset, but leaving behind only a
cultural district covered by a huge lid?

The core of the WKCD development is cultural and arts development. |
hope the Government can spend more time on formulating a set of cultural
policies and stepping up the promotion of arts. | do not wish that all Hong
Kong will have is an empty shell of culture.

| have spoken at length on the WKCD development. Now, | would like
to speak on the opening up of the frontier closed area.
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In this policy address, the Chief Executive proposed that the 2 800
hectares of the closed area can be opened up partially, and that the scope of its
opening will be published in the first half of next year. The DAB has completed
a proposal on all-direction development of the Hong Kong-Shenzhen border
area, and | am very glad that the Government has provided a clearer direction on
this issue this year.

The Chief Executive mentioned that the sizable private land holdings and
wetlands with conservation value in the area, and the substantial cost of
development, make careful overall planning a must. In this connection, the
Government will, in the first half of 2006, commence the planning study, consult
the public and then draw up development plans.

Here, | wish to point out that there have been many study reports on the
opening up of the closed area already. The DAB also made a proposal last
year, specifically pointing out the direction of developing four key zones in the
area. For instance, the river-loop area can be developed into an integrated zone
where high technology can be developed and elements of eco-tourism can also be
incorporated; Ta Kwu Ling can be developed into an industrial and technology
zone, and consideration can be given to developing the vehicle equipment
manufacturing industry and the aerospace industry; Sha Tau Kok can be
developed into an eco-tourism zone; and an industrial park can also be developed
in the vicinity of the Western Corridor.

The South East Kowloon Development has been caught in a state of
tug-of-war for nearly 10 years. On the current proposal of opening up the
frontier closed area, | am very worried about whether the Government would
spend more time only on consultation, consultation and again consultation. As
pointed out in the initial report on Hong Kong 2030: Planning Vision and
Strategy published earlier by the Planning Department, there are many
ecologically sensitive areas in the border area, and given a lack of sewage
treatment facilities and transport facilities, immediate development of the area is
deemed inappropriate but the area can still be developed for high value-added
uses to the benefit of both Shenzhen and Hong Kong in the medium to long term.
The report initially suggested that in the border area there are three places with
development potentials, including the Lok Ma Chau Loop which can be
developed as a trade expo; Heung Yuen Wai which can be developed into a
logistics centre; and Kong Nga Po which can be developed into a new town. |
hope that the Government can clearly explain to us whether the forthcoming
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public consultation exercise includes only the initial proposals made by the
Government internally?  Will the Government consider the proposals put
forward by other organizations, and in particular, will the proposals made by the
DAB be incorporated into the scope of consultation to be conducted by the
Government?

Since the Government is now determined to open up the closed area, |
hope it can draw up a clear timetable to enable manufacturers who are interested
in investing in the closed area to make preparations. In the meantime, the DAB
hopes that through this opportunity of opening up the border area, the industrial
policy and development in Hong Kong can be readjusted, thereby creating more
job opportunities.  According to our rough estimate last year, the smooth
opening up of the frontier closed area can create 60 000 job opportunities.

Finally, | wish to mention incidentally the location of the Central
Government Offices. The Chief Executive stated explicitly that the
construction works of the government headquarter will be launched this year,
and that tenders will be invited and funding approval will be sought from the
Legislative Council Finance Committee this year. The new Central
Government Complex at the Tamar site is expected to be completed by 2012 or
2013.

The DAB openly pointed out sometime ago that it is better to reprovision
the Central Government Offices in Southeast Kowloon than at the Tamar site. |
hope the Government can give sufficient reasons to justify to the public as to why
the Government has insisted on the Tamar site.

Madam President, | so submit.

MR WONG YUNG-KAN (in Cantonese): Madam President, with respect to
environmental protection, | would like to talk about the serious destruction done
to marine ecology. Recently, | have been going around with friends from my
sector to inspect marine ecology. To be frank, owing to the reclamation works
around Penny Bay and its neighbourhood, the undersea world there is dead. |
do not know if the Government has sent any people there to look at it.

As this is the case, a few days ago in the meeting of the Panel on
Environmental Affairs, 1 mentioned another worrying spot, Sai Kung. The
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Government plans to carry out some sewage works in Sai Kung. The place is
presently the best and the loveliest backyard of Hong Kong. There we find
lovely beaches and the scenery there is magnificent. All along, | have been
worrying that if the Government has not done its job well, the sea in Sai Kung
will be like all the beaches in New Territories West, not fit for swimming. In
that eventuality, it will be the greatest harm done to all the people of Hong Kong.
| therefore hope that the Government must act with great prudence in this matter.

Why do | care so much about the seas in Hong Kong? This is because
Hong Kong is surrounded by the sea everywhere and if things are not done
properly, the seas which are of immense value will die because of the works
projects and the mindset of the Government.

Besides, | hope that in either the reclamation works or other works to be
implemented in future, the Government must not just look at a few metres of
water beneath the surface of the sea. It must look at what calamities have been
inflicted deep below the surface. Has the Government ever studied into this or
looked at it? For me | do not think the Government has ever done any study on
this. | hope that the Government can conduct a study of the underwater ecology
in Hong Kong and find out how serious harm has been done to it. The
Government must never pass all the responsibility onto the fishing industry. |
hope the Government must think over this point.

Another thing | wish to talk about is a cycling track developed by the
Government in the New Territories recently. What | find surprising is that
certain sections of this cycling track do not link up with other places. The
Government has always encouraged the people to ride bicycles. This is a good
thing. In Tai Po, some cycling tracks are not linked with the housing estates
and so if a cyclist wants to go into a housing estate, he has to push his bicycle
into it. This is not reasonable. As the place has open nullahs, so | have
suggested in the District Council to make use of the open nullahs to make cycling
tracks for people who like to ride bicycles. This would also be good for
people’s health. Unfortunately, the Government has said that these open
nullahs will not be used. Once we were in the Pearl River Delta Region and we
found that this was done there on the Mainland. In some parts of their nullahs,
the surface is raised and this permits people to walk or ride their bicycles on it.
Why can this be done on the Mainland but not here? Is it because our
Government has not given enough thoughts to this? I think some studies ought
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to be done on this. | am in full support of developing cycling tracks. The
problem is how can they be made better and this is where the greatest problem is.

Mr Jasper TSANG has just talked about the noise problem. Originally |
did not want to talk about noise as the problem is not mentioned in the policy
address. In 1991 when | was a member of the District Council of Tai Po, | had
repeatedly suggested in the meetings of the District Council with Mr CHEUNG
Hok-ming that noise abatement facilities be built on the New Territories Circular
Road. Our suggestion was accepted by the Government. Some consultation
was held a few years ago on the proposal that noise abatement facilities be
installed in Kwong Fuk Estate. But the residents there opposed very strongly
for the reason that the Government were not prepared to listen to their views.
What the residents wanted were transparent noise barriers but the Government
wanted to put up opaque barriers in green.  That was why the residents opposed
very strongly and the proposal was shelved eventually.

Residents from my own constituency and those from Wan Tau Tong
Village have been urging for the retrofitting of noise barriers. The Government
has said that it would need to take a look first but nothing has come out of that.
Once | gave a plan to people in the Highways Department and asked them to give
it to the Director of Department and the Director of Bureau. The plan shows
that there is an expressway going up a slope behind the housing estate. | must
admit that the Government has really done something and some noise abatement
facilities have been put up there. But these are not enough as that is an
expressway and drivers will accelerate when they reach the place. That is why
the noise problem is very serious there. The name of that road is Po Nga Road.
| hope that the Director of Bureau, in considering livelihood issues, can take this
into consideration and put up noise barriers in places or highways close to
residential areas. This will make the people truly live in peace and work in
contentment.

Madam President, | so submit.

MISS CHAN YUEN-HAN (in Cantonese): Madam President, the two Directors
of Bureaux, | do not have much speaking time left, though there are lots of
questions | would like to raise. | am very concerned about matters in the policy
portfolios of the two Directors of Bureaux. However, | can only talk about
them very briefly.
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| have voiced my concern to Secretary Michael SUEN many times,
including the time when he was an accountable Director of Bureau. At that
time, he had assumed office just then, so I told him | would talk to him later.
Then on and off | have talked with him on this question of how land should be
used. Land is a public resource in society, then should the entire policy on land
use be focused on a single property project? Over the past decade, there were
voices in society which took exception to this view. They thought that there
should be many criteria related to this land policy. It is through various ways
and means, such as putting up opposition, fighting for a cause, taking to the
streets, collecting signatures, and so on, that these criteria are stated and views
expressed.

When attending a meeting on this subject on the last occasion, | told the
Director of Bureau that land was a precious kind of resource and consideration
should not just be made to use land in real estate projects without thinking about
its impact on the quality of people's lives. Hence things like ridgelines,
viewing corridors, circulation corridors, and so on, are set up by the
Government itself. Things must be done to protect our cultural relics and
revitalize our city. Do not just build blocks after blocks of buildings and
skyscrapers that tower in our skyline. Such criteria are prescribed by the
Government itself. But now it is slapping its own face. | told the Director of
Bureau that some people had said that there were people in society putting up
opposition against the Government and they even said that those of us Members
who held onto the Government’s criteria and engaged in public movements were
all unforgivable public enemies.

In the process of urban development in Kwun Tong, some people told the
residents there that people the likes of CHAN Yuen-han were demanding that the
ridgelines be protected and opposed dense building clusters. But without these
where could money for urban development be found? So they asked.
Secretary, | am very surprised to hear that. Some other people counselled and
abetted residents of Nga Tsin Wai Village to oppose the protection of ancient
monuments by the District Council. Now the inhabitants of Nga Tsin Wai
Village are facing great problems as they have to find a quick solution to the
problem of redevelopment that they have been discussing for almost two
decades. The village is now falling apart and the people there are having a hard
time. Some people do not care about how the inhabitants can get their
compensation quickly and they even counsel and abet these inhabitants to oppose
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the attempt made by the District Council to protect the monuments. Who have
said such things? It is the representative of the Chief Executive Officer of the
Urban Renewal Authority (URA).

If the Director of Bureau does not believe in what | have said, | can go
with him to Nga Tsin Wai Village to live with the inhabitants there. Then he
would see the point. For almost two decades, irrespective of whether the
residents of Kwun Tong or Nga Tsin Wai, the buildings in which they live are
seriously dilapidated. To be frank, if these buildings are not redeveloped, there
are bound to be problems. The Government once undertook that redevelopment
would complete by March 2007 and should it fail to take place, the residents may
sue the Government. The URA is well aware of the existence of this deadline,
but not only is it deceiving the people, it has also made heaps of comments which
run counter to government policy.

Both Mr TUNG and Mr TSANG do pay great attention to urban
development. They understand that this would improve the life of the people as
well as the entire cityscape. This is a major premise a priori. Today | have
heard Mr Alan LEONG say that the URA should never be allowed to become a
giant land developer. | share his feeling. This is because | think that if Mr
LEONG would attend a meeting of the URA, a lot of feelings must have been
aroused in him. | expect each and every Member of this Council who serve on
the URA to have some sense of justice because if the problem continues to be
dealt with by the URA this way, | think it is really too bad indeed.

Madam President, when they provoked the inhabitants of the village, | said
to the people that | was not afraid. It was because we had discussed this
together and if some officials did such things, they were not following their code
of conduct. Therefore, | now wish to use the remaining time to tell the Director
of Bureau that if the Director of Bureau does not care about this matter anymore,
people in community will engage in acts trying to undermine the Government's
plans. Mr WONG Kwok-hing said to himself just now why this had to happen
after all. | agreed with him. If a policy has been formulated by the
Government, then why is a body established to take care of clearance matters?
If it knows perfectly well that the place will be cleared and it will play the role of
a developer, then why does it not stop this? These are the questions | want to
ask.
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Madam President, | do not really have a lot of speaking time and | cannot
go on speaking anymore. | hope very much that the Government can rethink
how land should be used properly and it will never permit the tools in its hands to
wreck the existing policies. This is what | want to say today. Actually, I
would also like to talk about rentals of public housing units, air pollution and
many other topics, but | cannot do so due to the limited speaking time | have. |
am sorry. | cannot talk about those topics. | hope the Secretary could solve
the problems. Thank you.

MR JAMES TO (in Cantonese): Madam President, building safety is an issue
that we must tackle. Let us therefore examine the mandatory building
inspection scheme recently introduced and see what side effects there are.

The ultimate implication of building inspection is repairs and maintenance.
At present, there are roughly 13 000 buildings aged 30 years or more. Looking
at these buildings from the perspective of a spectrum, | dare say that at least
2000 to 3000 of them are — excuse me for being a bit crude — past
redemption. Requiring the mandatory inspection and maintenance of these
buildings will be the same as forcing their owners to shoulder repair costs they
can never afford. In the end, for the two or three buildings at the extreme of the
spectrum (as more and more people have recently come to realize), the policy of
mandatory building inspection will only become a tool through which property
developers can step up their pressure in acquisition of buildings. This is
absolutely unfair. | therefore hope that the URA can expand its scope of urban
renewal. If it does not do so, a very unfair phenomenon will result.

Several years ago, both Mr Albert CHAN and | myself repeatedly said that
the Government must be more enterprising, urging it to quicken its pace and
carry out more urban renewal projects. At that time, the property market was
in a kind of recession, so we thought that the Government could make use of
these projects to boost the economy. | can remember that Mr Albert CHAN
and | both went to see Mr TUNG, advising him that there was this excellent
method which can achieve the many-fold purpose of increasing job opportunities,
inducing economic recovery and carrying out urban renewal. We expressed the
hope that he could adopt this as the underlying theme of his policy address.
However, he never accepted our idea.
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Actually, it is not too late now to put this idea into practice. Why? The
reason is that there is now a very interesting phenomenon — high prices of new
flats coupled with very low prices of older properties. It is therefore an
excellent opportunity to acquire old properties for redevelopment. Although,
the prices of new flats may not be a true reflection of their current market value
In some cases, it is still an excellent opportunity. The Government has been
repeatedly arguing that the adoption of seven years as the basis of compensation
IS much too expensive, and the Chief Executive has even remarked on various
occasions that a review of this is required. All this in fact foretells possible
major changes in the policy concerned. But I think that this is most unfair to the
public.

The West Kowloon Cultural District development project has also seen a
very interesting development recently. Many surveyors have come forth and
commented that this project is not worth implementing as it will not be profitable
atall. Besides, some have also talked about a conspiracy theory, saying that the
real intention of the Government in setting such a high price is to deter interested
developers, thus preventing people from talking any more about "collusion
between the Government and business”. But is the Government's recent
approach really meant to deter interested developers? Or, is the saying that
there will be no or at best very meagre profit just a disguise intended to conceal
some secretive actions?

The Chief Executive once confided to students that this is just a land
development project which, however, can be supplemented by some tourism
elements. But where are the cultural components? | suppose they can only
serve as a kind of embellishment and packaging disguise. That being the case,
the project will never be able to give the people the facilities of a cultural district
and act as a landmark of cultural activities.

In regard to road noises, Mr Jasper TSANG made many excellent remarks
which happen to be what | also want to say. Perhaps, it is because we both
serve the residents of West Kowloon and thus have many grievances. Is it
really technically impossible to make any improvements? Or, is it just because
of problems with financing? If the latter is the case, there is still some hope
because we can always wait. But the Government has already hastened to say
that it is technically impossible. | once wondered whether we could conduct a
world-wide consultation exercise (not any invitations to tender). | think this
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will enable us to find out whether there are any people more capable than us and
whether all is really impossible. | think the Government should have the
boldness and ability to solve this problem. | hope that it can formulate some
schemes to tackle this long-standing problem which has plagued the residents for
so long and which has practically driven people mad.

PRESIDENT (in Cantonese): Does any other Member wish to speak?

(No Member indicated a wish to speak)

PRESIDENT (in Cantonese): If not, the meeting will now be suspended for
10 minutes. Public officers will speak when Council resumes.

11.21 am

Meeting suspended.

11.31 am

Council then resumed.

PRESIDENT (in Cantonese): A quorum is lacking now. Will the Clerk please
ring the bell to summon Members back to the Chamber.

(After the summoning bell has been rung, a number of Members returned to the
Chamber)

PRESIDENT (in Cantonese): Council now resumes to continue with the fourth
debate session. Two public officers will speak in this session. They have up
to 45 minutes in total for their speeches, but the first officer to speak may not
speak for more than 30 minutes.
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SECRETARY FOR HOUSING, PLANNING AND LANDS (in Cantonese):
Madam President, the recently published policy agenda 2005-06 lists four new
and 14 ongoing initiatives of the Housing, Planning and Lands Bureau (the
Bureau). Today, | would like to brief Members on the latest progress of some
of the Bureau's policy initiatives and our views on them.

First, 1 will speak on issues of housing and land supply. The quarterly
statistics on private housing supply that we have released on a regular basis from
November 2004 onwards has enhanced the transparency of market information,
thus enabling the public to have a clear picture of the latest flat supply situation
while helping the property sector grasp the market situation and determine the
future supply of private housing.

From the statistics on private housing supply released last week, we notice
that the actual number of private residential units under construction up to the
end of September 2005 is 11 700, lower than the 13 000 units over the same
period last year. On the face of it, the figures seem to call for concern about a
possible shortfall in the supply of flats in the market. However, the number of
private residential flats being built does not reflect the full picture of the supply
of new flats. In fact, the supply of private residential flats in the primary
market in the next two to three years will exceed 70 000 units, including: first,
the approximately 40 000 units currently under construction; second, the
approximately 17 000 completed, but unsold, units; third, the approximately
6 000 units that can be built on sites sold by the Government, the construction of
which will soon commence; and fourth, according to the timetable as agreed
between the two railway corporations and the Government, it is expected that
railway property development projects can provide about 9 000 flats over the
same period. The above figure does not include the approximately 6 000 units
that can be built on residential sites for which premium has been paid or lease
modifications have been completed. Judging from the above, the potential
supply of residential flats in the next few years is more than sufficient to meet
demand.

As for private housing supply in the longer term, | firmly believe that
developers will make appropriate decisions based on market demand. Since the
private property market is market-driven, they have to plan their housing
production based on projected supply and demand in the market. Naturally
private developers have different development strategies and market predictions,
but the overriding objective must be to provide sufficient and suitable residential
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flats and to ensure that the market can continue to develop in a healthy and steady
manner.

In this respect, the Government's fundamental responsibility is to ensure
an adequate supply of land to meet the needs of the market. After the land
auction held at the end of last month, there are still 32 sites with a total area of 24
hectares on the Application List for developers to choose from. These sites,
distributed throughout the territory, are of various sizes, suitable for various
needs. Moreover, we will reserve in the next five years a total of about 254
hectares of land for private housing development. To further help private
developers in devising their development plans according to their predictions of
the property market demand, we welcome their suggestions on any sites in which
they are interested but are not included in the list. We will soon be preparing
the Application List for 2006-07. | hope the new Application List will better
meet the needs of the market.

At present, the Housing Authority (HA) still has over 16 000 surplus
Home Ownership Scheme (HOS) flats pending disposal. We have been actively
working out the details of the sales arrangements, including the target and
sequence of sales as well as the selling price. We plan to offer the surplus HOS
flats for sale in batches and in an orderly manner starting from 2007. We
expect to exchange views with members of the HA on the preliminary proposals
around the end of this year and to announce the details of the sales arrangements
as soon as possible, in order to enhance the transparency of market information
and to allow prospective home buyers ample time to make preparations.

Last week, we