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The Chief Executive, Mr C Y Leung, together with the
Financial Secretary, Mr John C Tsang; the Secretary for Transport
and Housing, Professor Anthony Cheung Bing-leung; the Acting
Secretary for Development, Mr Eric Ma; the Permanent Secretary
for Transport and Housing (Housing), Mr Stanley Ying; and the
Deputy Secretary for Development (Planning and Lands), Mr Thomas
Chan, held a press conference on the development of Wang Chau
this afternoon (September 21). Following is the transcript of
remarks at the press conference:

Reporter: Mr Leung, you said you are responsible to decide the
project to be carried out in phases. Are you in any ways involved
in those informal negotiations with the rural representatives?
And, Professor Cheung, some reports said phase 2 and 3 has to be
suspended because some rural leaders are unhappy about it. I
mean, is it still true now? And last question is for Mr Tsang. C
Y Leung has claimed the responsibility over this issue. Do you
agree with him, and do you think you have any responsibility in
this?

Chief Executive: The exact words I used were that I was in
charge. As the Chief Executive of Hong Kong and Chief Executive
of the Hong Kong Government, I should be in charge of matters
like this, and these two sites are huge sites. They are very rare
opportunities for the Government to be able to build large
numbers of housing units, and they are all public housing units -
either public rental housing units or Home Ownership Scheme units
to help people who cannot afford decent housing in the private
market. And I would ask everyone to look at our decision and our
work on these two sites against the background of what we have
done for Hong Kong to ease the housing shortage problem in the
last four years. Prices and rents have dropped since we took
over, against the general background of a rising trend in the
Asia-Pacific markets, so that's the background.

We'll continue to increase housing supply and I want to be
in charge of these projects because they are rare opportunities
for Hong Kong to address, in each of these situations, the acute
shortage of public housing in Hong Kong, and each of them
produces, we expect them to produce in due course, over 10,000
units, and they are very rare opportunities. It is only right for
me as the head of the Government, as the head of Hong Kong, to
take charge. And that's what I did. And to answer your earlier
question, no, I did not take part in any of the consultation
with, or the lobbying of, anyone outside of government, and I
believe that the opening remarks of the Secretary for Transport
and Housing, Professor Anthony Cheung, at the beginning clearly
stated that fact.

Secretary for Transport and Housing: On the question of local
informal consultation, lobbying work, I did not take part because
this was the normal function of the Department, the Housing
Department colleagues. I could tell you that those colleagues
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from Housing Department who took part were from the professional
grades and sometimes an Assistant Director led the team.

Phases 2 and 3 of Wang Chau development have never been dropped.
In the paper to the Yuen Long District Council in April 2014
when we talked about the various sites in Yuen Long for
development, it was very clearly stated in the appendix that the
Wang Chau site was Wang Chau Phase 1. Whenever we were asked
questions by the LegCo, we stated that it was Wang Chau Phase I
because Phases 2 and 3 remained on our planning radar. But of
course there are challenges that we have to face in developing
Phases 2 and 3, the contamination issue because of environment
concerns, the brownfield operations that we have to deal with,
these remain to be challenges. But as I said earlier, we are now
planning to commence another technical study because we are going
to move along and because we are concurrently doing this with the
Development Bureau’s study on how to handle the brownfield
operations, so hopefully we will be able to come up with some
proposals. But at the end of the day, we still need the community
support, we still need the District Council support in taking
forward phases 2 and 3. I have heard some commentators these days
(said) that we should touch brownfield. I hope they would not eat
their words. I hope eventually they would support our efforts.

Financial Secretary: You asked me whether I agree with my boss.
You always agree with your boss. No question about that. You
know, I take my responsibility very seriously as the Chairman of
the Steering Committee on Land Supply. Actually, the former name
was Steering Committee on Housing (Land) Supply, which started
back in 2010 in the previous administration, and I was also the
Chairman of that and then we changed the name to Land Supply when
this administration began. And we have made all the efforts that
we can, involving all the departments and bureaus that are
responsible for land and different matters, in terms of co-
ordinating Government's effort in identifying the land that could
be used for all different purposes, from housing to other
purposes that could generate economic gains for the community. We
also deal with a lot of the planning issues and hopefully that we
could build up a reserve for future, but that is another issue
because we are in such great demand for land, so we're actually
using up everything that we have been able to identify. So we do
take our responsibility extremely seriously. Thank you.

Reporter: My questions are for both CE and FS. First of all, at
the meeting where all the Principal Officials were present, did
anyone object or raise query over the deferral of phase 2 and
phase 3 of the scheme? And second question is, now we know that
it's a collective decision to defer the scheme, why didn't the CE
tell us earlier that it's a collective decision? Because a few
days ago you only mentioned that the FS committee were to follow
up the detailed issues. Were you trying to shift the blame to FS?
And also for the FS, you gave us in your reply that your
committee did not take part in the decision to phase the project.
Didn't it mislead the public that you have no role at all? And my
final question is the target date for completion for phase 2 and
3 - that's the year 2026 and 2027 - still valid?

Chief Executive: It is a fact, as I mentioned, and as announced
by the Financial Secretary, by John, that the Steering Committee
on Land Supply was asked to carry out detailed discussions on
Queen's Hill and Wang Chau by the task force, which I chaired. If
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you listen to our opening remarks, that's what we exactly stated.
Now, when questions are asked of the Government as to what
happened three years ago, what happened at a meeting in 2013,
three years ago, we cannot rely just on our personal
recollection. We have to go back and ask all the departments to
dig out their files and so on, so forth, and come up with a
government position to make sure we do not mislead our friends in
the media and the general public. And that's why I said a couple
of days ago I will answer that question as to whether I took part
in the decision at that task force meeting at the press
conference today, which is exactly what we are doing.

Financial Secretary: Actually, referring to that question, I was
asked, you know, pointedly that whether the Steering Committee
had made the decision in terms of splitting the staging of the
housing production, and I mean it was obviously a yes or no
answer. No, it wasn't the decision of the Steering Committee. The
Steering Committee was responsible in identifying the land that
was necessary. So I was asked that question by the reporter, and
so we answer it in the simplest way we can.

Chief Executive: Perhaps I should repeat this in English, what I
said, and this is supported by what my colleagues have said. The
departments, based on their professional expertise and based on
their informal consultation and the results of the lobbying
efforts on the ground, made their recommendation to the
Secretary. So it's a filtering out process. And when they got to
the three C meeting - incidentally, it wasn't a meeting attended
by all Principal Officials. It's a meeting that I chair attended
by the three senior Secretaries of Government, namely Chief
Secretary, Financial Secretary and Secretary for Justice. It is a
forum where we discuss and steer departments on major issues, not
just land and housing and planning issues. We also hear progress
reports. At this three C meetingEﬁiﬁ?, we get progress reports on
major planning, land supply and housing issues. So that's the
forum. And the progress report got to this meeting and I
supported, as I said in my opening remarks, I supported the
proposal of the department and asked them to move in this general
direction. The important thing is we did not abandon the rest of
the phases.

(Please also refer to the Chinese portion of the transcript.)

Ends/Wednesday, September 21, 2016
Issued at HKT 20:09
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In response to media enquiries on the amount of government
land and the number of households affected by the public housing
development and Yuen Long Industrial Estate Extension (YLIEE) at
Wang Chau, a Government spokesman said today (September 28) that
when conducting the Planning and Engineering (P&E) feasibility
study in 2012, the consultant made a projection that there were
approximately 14 hectares of government land within the
development boundary (Phases 1, 2 and 3 of the public housing
development and YLIEE), some 40 houses and about 210 temporary
structures. But there was no projection of the number of
households affected. The Government will conduct detailed surveys
when rolling out the development.

To assist in taking forward Phase 1 of the public housing
development at Wang Chau, the Lands Department has worked out the
area of government and private land within Phase 1 of the
development (about 3.4 hectares of government land and 3.5
hectares of private land). The Department also conducted a
freezing survey in October 2015 within the area affected by Phase
1 of the development, during which about 180 households
(involving about 400 persons) and a few business undertakings
were registered. However, since occupants of some structures
refused to be registered, the figures at present may not reflect
the total number of households and business undertakings
affected.

As regards the P&E feasibility study for the development at
Wang Chau, the spokesman pointed out that the study, comprising
16 reports with over 1,000 pages, contains some sensitive
information such as land matters, project financial information
and so on. Disclosure of such information may affect public
interest. The Government, after processing the related sensitive
information in an appropriate manner, will submit the 16 reports
to the Legislative Council when the new term comes into session
officially and make them available to the public.

Ends/Wednesday, September 28, 2016
Issued at HKT 18:36
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In response to media enquiries on the public housing
development plan at Wang Chau, a spokesman for the Government
said today (September 30) that, after checking various documents,
a consolidated reply is given as follows:

As explained earlier, the Planning and Engineering (P&E)
feasibility study for the public housing development plan at Wang
Chau, which commenced in 2012, comprised a number of technical
parts, including assessments on traffic and transport impact,
geotechnical feasibility and site formation, natural terrain
hazard, drainage impact, sewerage impact, water and utility
impact, environmental impact, air ventilation, land requirement,
tree survey, financial assessment and so on. Different parts were
completed at different periods. The Government originally planned
to develop Phases 1, 2, 3 and Yuen Long Industrial Estate
Extension (YLIEE) at the same time. But after the Government
decided in early 2014 to develop Phase 1 first, followed by
phases 2 and 3 later, we asked the consultant, who were carrying
out the study then, to conduct supplementary assessment on the
traffic and transport impact, air ventilation, drainage impact,
sewerage impact, water supplies and environmental impact to
confirm the feasibility of commencing Phase 1 first.

We have stated earlier that the P&E feasibility study
reports for the public housing development plan at Wang Chau
contain some sensitive information, and the Government will
submit them to the Legislative Council when the new term comes
into session officially and make them available to the public
after processing the relevant sensitive information in an
appropriate manner.

Assessment reports have to be submitted to the Town Planning
Board (TPB) when processing the rezoning application for the
Phase 1 development. Therefore, the supplementary assessments on
traffic and transport impact and air ventilation in the
feasibility study were attached to the submission to the Rural
and New Town Planning Committee (RNTPC) of the TPB on October 17,
2014. (Reference number: RNTPC Paper No. 13/14).

Prior to the submission to the RNTPC, we had ascertained
that there was no sensitive information in it. But the staff
concerned did not delete the wording "please keep confidential"
when preparing the submission.

The aforesaid traffic and transport impact assessment stated
that "planning parameters are yet to be confirmed at the stage of
the study. As for a conservative approach, it is assumed that the
total number of flats is capped at 5 000 units with PRH/HOS ratio
of 50:50 for technical assessment purpose...... " This illustrates
clearly that the "planning parameters" of the Phase 1 housing
project has not yet been decided. The assessment adopted a
"conservative approach" that "assumed" the total number of flats
was to be "capped at" 5 000 and, for "technical assessment
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purpose", the proportion of public rental housing/home ownership
scheme flats was "assumed" to be 50:50 so as to maintain the
flexibility to ensure that results of the technical assessments
will be applicable to future development. The paper (RNTPC Paper
No. 13/14) itself stated clearly that the proposed number of
flats was 4 000. As regards the actual number of flats and the
proportion of rental housing and subsidised sales flats, it has
yet to be decided.

In the traffic impact assessment submitted to the RNTPC,
routing of the road connecting Wang Chau Phase 1 was different
from the one outlined in the paper submitted by the Civil
Engineering and Development Department (CEDD) to the Yuen Long
District Council's Traffic and Transport Committee (TTC Paper No.
39/2015) on May 21, 2015.

As for the reason for the re-routing, the CEDD had already
given a detailed account in the paper for the aforesaid meeting
of the Yuen Long District Council. It was stated that "Through
enhancing the road routing and moving it northward within the
development boundary by the CEDD, members of the public will have
the convenience of passing in and out the burial ground located
to the north of the development area without the need to enter
into the future housing estate."

As regards the planning application by a private development
at the locality of the Wang Chau public housing development, when
the Planning Department consulted related government departments
on it, the Housing Department raised objection on the ground that
ingress of the road proposed by the private development would
encroach into the boundary of the Phase 1 public housing
development at Wang Chau and the original design of the public
road for Wang Chau Phase 1 had not taken into account the private
development.

There are views commenting on our decision of rolling out
firstly Phase 1 of the Wang Chau public housing development and
then phases 2 and 3 later. We reiterate that the decision aims at
an early production of 4 000 public housing flats in the Phase 1
of the Wang Chau public housing development. Some of the
technical details are outlined herein.

On the part of road traffic, Phase 1 only involves the
improvement of the junction at Long Ping Road and Fung Chi Road
and the construction of a road to the Phase 1 of Wang Chau
development. The concurrent development of phases 1, 2 and 3 of
Wang Chau will require road works at various locations in Yuen
Long District such as Long Ping Road, Wang Lok Street, Fuk Hi
Street, Shui Pin Wai Interchange and so on as well as the
construction of a public transport interchange. It involves more
complicated works and requires longer time for working out a
proposal and completing the works.

On drainage facilities, it only needs to improve local
drainage pipes there in Phase 1. The concurrent development of
phases 1, 2 and 3 will require a larger scale of improvement
works on drainage pipes in the area concerned and in Yuen Long
District. The Yuen Long Sewage Treatment Works will also need to
be improved, involving more complicated works and longer time for
working out a proposal and completing the works.
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In respect of power supply, the existing transformer station
can cope with demand generated by Phase 1. If phases 1, 2 and 3
are to be developed simultaneously, a new 132kV transformer
station will have to be constructed.

As regards brownfield operations, about 0.1 hectare of land
on the sites of Phase 1 are occupied while such operations occupy
about 17 hectares on the sites of phases 2 and 3 and YLIEE. The
sizeable brownfield operations in phases 2 and 3 include
supportive activities such as logistics, port back-up, waste
recycling, car repair and so on. They also offer employment
opportunities. The Government wishes to handle them more
properly.

Moreover, there are various environmental issues that have
to be dealt with in phases 1, 2 and 3. The more critical one 1is
pollution generated by operations on the brownfield sites in the
district. In terms of location, Phase 1 is farther away from
those brownfield operations at phases 2 and 3 and the pollution
brought by it. When bringing forward Phase 2, we have to resolve
the pollution problem caused by brownfield operations at Phase 3
on the north of the development. When we move on with Phase 3, we
have to resolve the pollution problem caused by brownfield
operations on site of YLIEE on the north. Thus, it will require
more time to resolve the environmental pollution problem when we
implement phases 2 and 3, including the pollution caused by
brownfield operations on sites of phases 2 and 3 and YLIEE.

Taking the above into account, the Government decided in
early 2014 to roll out the Phase 1 development at Wang Chau first
with the objective of completing 4 000 public housing flats in
2024/25 with the early commencement of various formal procedures
within a relatively short period of time.

Ends/Friday, September 30, 2016
Issued at HKT 23:04
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Regarding the Planning and Engineering Feasibility Study for
Public Housing Site and Yuen Long Industrial Estate Extension at
Wang Chau (P&E Study) report conducted between 2012 and 2015 by a
consultancy firm, which was released yesterday, a Government
spokesman reiterated today (October 19) that the study aimed to
explore feasibility and therefore may not have fully considered
time factor and actual circumstances.

It was mentioned in the report that there is no
"insurmountable" difficulties in the development of Wang Chau
Phases 2 and 3, the spokesman noted, adding that this is exactly
why the Government has been planning all along to develop Wang
Chau Phases 1, 2 and 3 so as to construct 17 000 public housing
units in the end.

"Besides, developing each of Phase 1, 2 and 3 of the Wang
Chau development involves certain difficulties. We have been
pointing out all along that Phases 2 and 3 involve more
complicated issues, which require more time to tackle.

"We have pointed out that the purpose of the P&E Study was
to study the technical feasibility of the development. Although
technically feasible, preliminary procedures, in addition to
works programme, will often take more time than what the
technical works assessment expects. For example, the P&E Study
estimated that the consultation with the Rural Committee and the
District Council would take only two months. But experience tells
us that, if we have to develop Phases 1, 2 and 3 in one
go, formal and informal consultations with the Rural Committee
and the District Council, together with other community
engagement activities and consultation, would take more than two
months.

"Apart from associated works such as transport, electricity
supply, sewage and the mitigation measures for tackling
environmental issues, the Government also has to work out
suitable measures to handle the large amount of brownfield
operations, which is about 7 hectares, at Wang Chau Phases 2 and
3. Just as the Acting Secretary for Development has stated at the
press conference on September 21, the Government is reviewing the
relevant policies and measures with an aim of handling brownfield
operations in a more comprehensive and suitable manner," the
spokesman said.

Ends/Wednesday, October 19, 2016
Issued at HKT 22:03
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In response to media engquiries on the Planning and
Engineering Study for the Public Housing Site and Yuen Long
Industrial Estate Extension at Wang Chau (P&E Study), a
Government spokesman replied today (October 25) as follows:

When releasing the P&E Study, an introduction to the study
to give an account on the objectives and constraints of planning
and engineering studies in general, as well as some background
information of the Wang Chau project, was attached
(www.thb.gov.hk/eng/popup/wangchau report.htm). The introduction
and earlier replies in response to media engquiries have already
addressed some of the recent questions by the media. The relevant
information is summarised here for public reference.

When the study was first started, the original plan was to
develop Wang Chau Phases 1, 2 and 3 as well as the Yuen Long
Industrial Estate Extension as one works project. However, the
scope of the study was adjusted in accordance with the
Government’s strategy. In early 2014, the Government decided to
launch Wang Chau Phase 1 development first. The P&E Study had to
add in content on technical assessments specifically required for
the rezoning of Phase 1. In this connection, we had instructed
the consultant to extract appropriate information and make
necessary updates, thereby producing an additional of five
technical reports and two technical data summaries.

As the Government decided not to develop Phase 1 along with
Phases 2 and 3 and the Industrial Estate Extension in one go, the
P&E Study did not pursue further on subjects associated with a
joint development, such as public consultation or environmental
impact assessment required for a joint development. According to
the Environmental Impact Assessment Ordinance, environmental
impact assessment reports are required for engineering
feasibility study of urban development projects with a study area
covering more than 20 hectres or involving a total population of
more than 100 000. Since the Phase 1 development only involves a
site of about 5.6 hectres with a future population of about 12
000 persons, an environmental impact assessment is not required.

Besides, although the P&E Study had suggested at an early
stage that public consultation and community engagement were
required when developing Wang Chau Phases 1, 2 and 3 and Yuen
Long Industrial Estate Extension in one go, the Government
decided in early 2014 to develop Phase 1 first. Thus, the P&E
Study, in the end, did not recommend the implementation of
consultation specifically for the concurrent development of Wang
Chau Phases 1, 2 and 3 and Yuen Long Industrial Estate Extension.
Instead, informal consultations, as well as using about two
months to consult the Rural Committee and District Council, were
suggested.

In respect of informal consultations, we had clarified to
the media that the two informal consultations as mentioned on
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paragraph 3.2.1.2 of the TR-4B report of the P&E Study should
have taken place in July and September 2013, not July and
September 2012. The correct dates can be found on paragraph
3.4.1.1 of the same report which also touched on the two informal
consultations. These two informal meetings were exactly the two
informal consultations on July and September 2013 mentioned by
the Secretary for Transport and Housing at the press conference
on September 21, 2016. Please refer to the following link for
details (Chinese only):
www.info.gov.hk/gia/general/201609/21/P2016092100721.htm.

The completion time estimated by the P&E Study for various
types of work was based on the original assumption of developing
Wang Chau Phases 1, 2 and 3 and Yuen Long Industrial Estate
Extension in one go. In addition, the estimate was generally made
on the assumption that the relevant procedures would proceed
smoothly, which is not necessary to be the case in reality.

The conclusion of the P&E Study was that there was no
"insurmountable" difficulty in the development of Phases 1, 2 and
3. It was exactly on this basis that we had all along considered
that the public housing development in Phases 2 and 3 should go
ahead. Yet the P&E Study showed that each of Phase 1, 2 and 3 had
to overcome their own respective difficulties and the
difficulties facing Phase 2 and 3 were more complicated. The time
needed to overcome the difficulties in Phases 2 and 3 will be
longer than the time needed for Phase 1. Thus, we decided to go
ahead with Phase 1 first and Phases 2 and 3 later.

There are views that the P&E Study had not taken into
consideration of households and brownfield operations within the
project area. In general, the objective of planning and
engineering study is to assess the technical feasibility of a
project. As a project is still at an early study stage and having
taken into account the factor of confidentiality, a consultancy
firm will collect necessary information for study, including
conducting site visits to count the number of structures and
making enquiries with government departments concerned (such as
Land Registry). However, this will not include detailed household
survey, number of families and so on and registration of
brownfield operators. Government departments concerned will
undertake related surveys or registration at an appropriate time
after the implementation programme of the project is confirmed.

As regard the scope of the housing plan in Wang Chau, the
P&E Study did suggest the exclusion of some green belt sites and
adding three other green belt sites. The Government agreed to
these changes. The removed green belt sites included some Village
Environs (VEs). According to established government policy,
generally speaking, considering that VEs have existed for a long
time (VEs refers to a 300-feet radius from the edge of the last
village type house built before the introduction of the Small
House Policy on December 1, 1972), its original intent is to cope
with the implementation of the Small House Policy. Any suggestion
of shrinking or even canceling the VEs would inevitably induce
demand for compensation for other lands. In general, it is
suggested that the lands within the village boundaries will not
be included in development areas. In the planning of Wang Chau,
VEs was also not included in the proposed public housing
development areas.
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These adjustments, as well as media gquestions on the highway
plan within Wang Chau Phase 1, have nothing to do with the
private development located to the west of Phase 1. In fact, the
private development application has direct conflict with Phase 1.
Just like what was stated in the Government’s response to media
enquiries on September 30, 2016, when the Planning Department
consulted various government departments on the planning
application by the private developer, the Housing Department (HD)
raised objection on the ground that ingress of the road proposed
by the private development would encroach into the boundary of
the Phase 1 public housing development at Wang Chau and the
original design of the public road for Wang Chau Phase 1 had not
taken into account the private development. With regard to a
proposal by the private developer of changing the west end of the
public road to a roundabout for the access of the private
development, the HD had expressed that the suggestion would
affect the road design of the public housing development and hold
over its development progress. Therefore, the private developer
should plan an alternative road. The government departments had
also raised various other views, including the Government had no
plan to extend the proposed public road, to be constructed for
the public housing development, to the private development; and
that the proposed sewerage facility for public housing
development just caters for sewage discharged from the public
housing.

Regarding the cause of road design adjustment, the
Government had already pointed out in the press release issued on
September 30, 2016 that the Civil Engineering and Development
Department (CEDD), in a paper submitted to the Traffic and
Transport Committee of the Yuen Long District Council on May 21,
2015, had fully explained the change of the road routing: "by
optimising the road design and relocating it northward within the
development area, it would be convenient for the public to get in
and out of the burial area , which is located on the north
outside the development area, without the need to pass through
the future estate area."

As we understand, the application of the private development
has not yet been approved. The private developer submitted
revised information on rezoning application to the Town Planning
Board (TPB) on September 29 this year. The Government will give
its views again to the TPB accordingly.

Ends/Tuesday, October 25, 2016
Issued at HKT 22:45
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Following is a question by the Hon Paul Tse and a reply by
the Acting Secretary for Transport and Housing, Mr Yau Shing-mu,
in the Legislative Council today (November 9)

Question:

In recent years, cases of Mainland-funded consortia
investing huge sums of money to buy commercial and residential
sites and properties in Hong Kong have been on the rise. Over
the past several months, two thirds of Grade A commercial
buildings were gobbled by Mainland-funded consortia, involving an
amount as high as some $20 billion, which far exceeded the total

amount in the past decade. 1In addition, in the past two years,
among the 50-odd residential sites sold by the Government, 20% of
which were bought by Mainland-funded consortia. Like a rising

tide that 1lifts all boats, the price of the units of the first
residential project built under the "Hong Kong property for Hong
Kong residents" policy (i.e. with land lease conditions
restricting the resale of such units to Hong Kong people only)
and developed by a Mainland-funded consortium is as high as
$18,000 per square foot (ft2). Meanwhile, local developers also
offer high prices in land auctions in order to compete for
development sites, resulting in many small flats with an area of
200 to 300 ft2 fetching $20,000 per ft2, which is far beyond the
affordability of the general public. In this connection, will
the Government inform this Council:

(1) whether it has assessed if the continuous buying of
commercial and residential sites and properties in Hong Kong by
Mainland-funded consortia has any impact on the abilities of the
general public to buy homes and conduct business; if it has
assessed, of the details; if not, whether it will expeditiously
do so; whether the so-called "influx of capital from the Mainland
into Hong Kong" will offset the effect of the Chief Executive's
policy initiative of increasing land supply in the hope of
cooling down the overheated property market; if so, of the
details;

(2) whether it will, in view of the incessant rise in property
prices, put forward and implement a more effective housing policy
to assist first-time home buying families and relieve the youth
housing problem; and

(3) as the Government has adopted the approach of "working on the
easier tasks first and the more difficult ones later" (i.e. to
proceed with the removal and relocation of non-indigenous
villages before developing brownfield sites) in taking forward
the public housing development at Wang Chau, whether the
Government will adjust the approach and resume illegally occupied
Government land for the development of large brownfield sites
first, so as to increase the supply of residential sites more
quickly?
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Reply:
President,

Having consolidated information from the Development Bureau
(DevB) and relevant departments, my reply to the various parts of
the question raised by the Hon Paul Tse is as follows:

(1) For the past two years or so (from the financial year of
2014-15 to November 2, 2016), the Government sold a total of

68 residential, commercial / business / hotel and industrial
sites. Analysis based on the information provided by the
tenderers in their tender forms (Note 1) indicates that 11 sites
were awarded to developers of Mainland enterprises (including
those associated with Mainland enterprises or joint venture
companies) .

The Government has actively increased the supply of land and
housing and has endeavoured to manage demand. The current term
of Government introduced the Buyer's Stamp Duty (BSD) in 2012 and
the doubled ad valorem stamp duty in 2013 to curb external and
investment demand. The property prices dropped by 11.3% between
the fourth quarter of 2015 and the first quarter of 2016. In the
third quarter of 2016, the monthly average number of residential
property transactions involving non-local individuals and non-
local company buyers was 105 (or 1.5% of the total transactions
of residential property), markedly below the average figure of
365 cases (or 4.5%) for the ten months before the introduction of
BSD.

Nevertheless, the property market showed renewed signs of
exuberance since April 2016, with accelerated rise in property
prices, which are now close to the historical peak in
September 2015. 1In fact, under the global context of ultra-low
interest rates and abundant liquidity, high property price is not
a phenomenon unique to Hong Kong. Some other major cities (Note
2) also face the same challenge.

Although the supply of residential properties has been
steadily increasing, the demand-supply imbalance remains tight in
the short run. In order to stabilise the property market, to
guard against further increase in the risks of a housing bubble,
and to accord priority to the home ownership needs of those Hong
Kong permanent residents (HKPR) who do not own any other
residential property in Hong Kong, the Government decided to
raise the ad valorem stamp duty (AVD) rates chargeable on
transactions for residential property to 15% across different
value bands on November 4, 2016 (last Friday). The exemption
arrangements under the existing regime remain unchanged (Note 3).

(2) The prevailing housing demand is keen irrespective of age
group. The only way to concretely address the long term housing
needs of first-time home buyers and younger generation is to
increase the overall supply as quickly as possible and to build
an effective housing ladder. Therefore, the Government has set
the total supply target for the ten-year period from 2016-17 to
2025-26 at 460 000 units, among which 280 000 units are public
housing units.

Subsidised sale flats, such as the Home Ownership Scheme
(HOS) flats, serve as the first step for many families to achieve

http://www.info.gov.hk/gia/general /201611/09/P2016110900599p.htm
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home ownership. The Hong Kong Housing Authority (HA) has resumed
the HOS and pre-sold newly-built HOS flats at the end of 2014 and
this year respectively. HA has also commenced the pre-sale of
flats under the Green Form Subsidised Home Ownership Pilot Scheme
last month. Besides, HA has introduced two rounds of Interim
Scheme to Extend the Home Ownership Scheme Secondary Market to
White Form Buyers (the Interim Scheme) in 2013 and 2015
respectively to allow eligible White Form applicants to purchase
flats with premium not yet paid in the HOS Secondary Market.

As at end September 2016, the projected supply from the
first-hand private residential property market for the coming
three to four years is approximately 93 000 units. Experiences
from major cities around the world show that tight supply and
cheap credit are the main reasons of rising property prices and
rents. If the Government and the community do not bite the
bullet and make determined efforts in searching land for housing,
the problem is not going to be resolved easily. At the end of
the day, it will be the low-income group and the younger
generation who suffer.

(3) Regarding the development of public housing at Wang Chau, the
Government decided in early 2014 to develop the site in phases by
proceeding first with Phase 1 with a view to providing 4 000
units as early as possible and including these units in the Ten-

year Housing Construction Programme. Phases 2 and 3 will be
deferred, but the target of developing a total of 17 000 units
remained unchanged. This decision was based on the

considerations that developing Phases 1, 2 and 3 concurrently
would involve more complicated problems in terms of the provision
of infrastructure, including traffic and transport, sewerage and
power supply. Furthermore, the sites of Phases 2 and 3 involved
more brownfield operations and environmental problems than that
of Phase 1. This would lead to more complicated development
works and required a longer lead time to formulate an
implementation plan and for the construction process. The
Government has explained the relevant analyses, details are at
Annex.

There are views that we should only develop Phases 2 and 3;
or develop Phases 2 and 3 first and postpone Phase 1. People
holding these views may think that there was more government land
in the sites of Phases 2 and 3 than that of Phase 1 and hence the
resumption of such land would be easier. Some may also think
that most land on the sites of Phases 2 and 3 is "brownfield"
site and no "Green Belt" site is involved; or developing Phases 2
and 3 does not require relocating people residing in the area.
The case is not that simple.

Firstly, the ratio of government land in Phases 2 and 3 1is
smaller than that in Phase 1. While 38% of the Phase 1 site 1is
government land, only a total of 30% of the Phases 2 and 3 sites
is government land.

Regarding "Green Belt", the entire Phase 1 site was "Green
Belt" under the outline zoning plan before re-zoning in June
2015. For Phases 2 and 3, although the ratio of "Green Belt", at
55% of the total area under the outline zoning plan, 1is lower,
the actual size is larger at 7.3 hectares.

As regards people residing in the area, at present we do not
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have official data on the number of households and population for
the Phases 2 and 3 sites. However, according to the observations
in the Planning and Engineering Study, it is believed that there
are people living in the sites of all three Phases.

Therefore, when the Government proceeds with the development
of Phases 2 and 3, similar to Phase 1, application for rezoning
the "Green Belt" site therein and relocation of local residents
are also required.

Another reason for the obviously shorter development time
for Phase 1 than that of Phases 2 and 3 is that there is almost

no "brownfield operations" in Phase 1 site. On the other hand,
it is estimated that there is an area of seven hectares of
"brownfield operations" in Phases 2 and 3. Hence, develop Phase

1 first, followed by development of Phase 2 and 3 in stages is a
progressive approach to tackle relatively easier tasks first in
terms of overall planning and relevant strategic arrangements.

Note 1: Without examination of the shareholding information
therein.

Note 2: The residential property prices in Vancouver increased by
19% last year, followed by another 22% increase in the first
seven months of this year. The residential property prices in
Sydney increased by 14% last year, followed by another 2.2
increase in the first half of this year. The residential
property prices in London increased by about 12% last year,
followed by another 7.7% increase in the first seven months of
this year.

o©°

Note 3: The major exemption is where the buyer is a HKPR acting
on his/her own behalf and is not a beneficial owner of any other
residential property in Hong Kong at the time of acquisition of a
residential property. Under such circumstances, the new AVD rate
will not apply and the relevant transaction is only subject to
the lower AVD rates at Scale 2.

Ends/Wednesday, November 9, 2016
Issued at HKT 17:51
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Regarding media reports today (November 13) on the
development project at Wang Chau, a Government spokesman gave the
following response:

First, on the question of consultancy reports, what the
Secretary for Transport and Housing, Professor Anthony Cheung
Bing-leung, was referring to yesterday (November 12) was the
Planning and Engineering Study for the Public Housing Site and
Yuen Long Industrial Estate Extension at Wang Chau development
(P&E Study) commissioned by the Hong Kong Housing Authority (HA).
The study mentioned by the Development Bureau was commissioned by
the Civil Engineering and Development Department (CEDD), on
infrastructural works for the Wang Chau Phase 1 public housing
development and so on. These are two different studies involving
two different contracts.

In respect of the P&E Study, the consultant has declared to
the HA in December 2014 that it would also work on a rezoning
study for a private development project at the vicinity. The HA
approved the application by the consultancy in principle in
January 2015 on the conditions that it should observe the
requirement of confidentiality and non-disclosure in accordance
with the consultancy study contract. The HA has so far not found
that information collected for the P&E Study has been used for
other purposes without approval. However, the HA has written to
the consultant requesting clarifications on the questions of the
same staff appearing at the same time on the P&E Study report and
the rezoning application report as well as certain information in
the reports. After receiving the reply, the HA will follow up
with the consultant and consider if there is a need to take
appropriate follow-up actions according to the regulatory regime
of the HA and terms of the contract between the HA and the
consultant, including claims for damages.

On the question of road routing at Wang Chau Phase 1, the
Government spokesman has already stated clearly on the press
release on September 30 that:

"In the traffic impact assessment submitted to the RNTPC
(Rural and New Town Planning Committee), routing of the road
connecting Wang Chau Phase 1 was different from the one outlined
in the paper submitted by the CEDD to the Yuen Long District
Council's Traffic and Transport Committee (TTC Paper No. 39/2015)
on May 21, 2015.

"As for the reason for the re-routing, the CEDD had already
given a detailed account in the paper for the aforesaid meeting
of the Yuen Long District Council. It was stated that 'Through
enhancing the road routing and moving it northward within the
development boundary by the CEDD, members of the public will have
the convenience of passing in and out the burial ground located
to the north of the development area without the need to enter
into the future housing estate.'’
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"As regards the planning application by a private
development at the locality of the Wang Chau public housing
development, when the Planning Department consulted related
government departments on it, the Housing Department raised
objection on the ground that ingress of the road proposed by the
private development would encroach into the boundary of the Phase
1 public housing development at Wang Chau and the original design
of the public road for Wang Chau Phase 1 had not taken into
account the private development."

The spokesman further stated clearly in his response to the
media on October 25 that:

"As we understand, the application of the private
development has not yet been approved. The private developer
submitted revised information on rezoning application to the Town
Planning Board (TPB) on September 29 this year. The Government
will give its views again to the TPB accordingly."

Ends/Sunday, November 13, 2016
Issued at HKT 22:25
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