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Executive Summary

Background of the Study

1.

Population ageing has become a global trend, and Hong Kong’s population is rapidly
growing. In 2011. 18.2% of the total population of 7.09 million was 60 years old or over.
Recently, there has been no unified definition on “elderly” in Hong Kong, in terms of service
planning and policy. Yet longevity of the populaion is certain; according to the United
Nation’s Population Fund (UNFPA) (June 2007), the life expectancy of males and females in
Hong Kong was at 79.2 and 85.1 respectively. Another point worth mentioning is that a
significant portion of elderly people in Hong Kong have to depend on support from the
younger generation for living.

For such a rapidly aging population, properly and adequately planned housing for the elderly
in Hong Kong is undoubtedly one of the most important policy issues to be considered.
However, the Hong Kong government has never put forward a systematic and
comprehensive housing policy for the elderly. There is currently a shortage of public housing
for the elderly due to the government controlling the building of new units of public rental
housing and the building of subsidised sales housing units was stopped until 2011. Therefore,
the problem of seniors living in temporary housing could not be resolved in recent years.

Besides, most of the public housing units have not been provided with proper facilities for
elderly residents. At the same time, the number of housing for the elderly built by the Hong
Kong Housing Society (HKHS) could not fulfil the housing needs of the elderly in terms of
supply. This reflects the limitations of the existing housing policy. Therefore, to develop a
comprehensive housing policy for the elderly based on their affordability and preferences is
an urgent social issue for Hong Kong.

Objectives

The research objectives are as follows:

1.

2.

Examine the current housing situation and welfare policy for the elderly in Hong Kong.

Review and compare Hong Kong with other developed countries including the Netherlands,
Japan and Singapore in terms of housing for the elderly. Specifically to identify the
similarities and differences in policy objectives and housing programmes, with respect to
both market and public provisions, concerning the ageing members of societies.

Investigate the factors in Hong Kong affecting housing affordability and housing preferences
of the elderly.

Evaluate the role of different stakeholders in housing provision for the elderly in Hong Kong.



Study Design

The research is divided into three stages:

1.

Review and comparison with different developed countries in housing policies, housing
programmes, and selected reverse mortgage programmes as example to study housing for the
elderly programmes in Hong Kong.

Face-to-face questionnaire survey and in-depth interviews with sampled elderly.
Evaluate the role of different stakeholders by having structured interviews with experts and

representatives of stakeholders to identify the problems assoicated with housing needs for the
elderly and the current housing policy.

Major Findings

In total 303 respondents were interviewed by structured questionnaire through face-to-face
interview in different elderly services centres. The major findings are as follows:

1.

Most of the respondents opined that the Reverse Mortgage Programme is not suitable for
them in their situation. The majority of respondents (72.9%) mentioned that they will not
consider joining the Reverse Mortgage Programme. Education level of respondents is an
important factor affecting the decision on the Reverse Mortgage Programme. Value of their
currently owned housing unit and family structure are also important factors in the
consideration of Reverse Mortgage. Bequest consideration still affects the decision, and the
survey shows that respondents with no children are more acceptable to the programme than
respondents with children.

The survey indicated that 63.6% of respondents disagreed and strongly disagreed that the
payout could handle financial problem. The older people are more likely to agree that
Reverse Mortgage Programme’s monthly payout amount could handle their financial
problem.

For the Tin Shui Wai Integrated Elderly Community Project’, most of the respondents
(70.5%) replied that they are not interested. Rental price is the first priority factor in
consideration. 64.9% of respondents either strongly disagreed or disagreed that they can
afford the rental price of the Tin Shui Wai project. Compared with their current residence,
over half of the respondents still believed that in terms of location, their current residence are
better than the Tin Shui Wai project. In the 3 age groups, younger respondents (50 to 64)
were less resistant to the Tin Shui Wai project, compared with the 65-79 and the 80 or above
age groups.

For the Tanner Hill Elderly Housing Project®, most of the respondents (74.7%) opined that
they were not interested in the Tanner Hill Elderly Housing Project (North Point project) due

! The Integrated Elderly Community Project (IECP) of the Hong Kong Housing Society (HKHS) is located in
Wetland Park Road of Tin Shui Wai. The project will provide about 1,000 residential units for the elderly, a
wellness centre, residential care home for the elderly, a hotel as well as various training and recreation facilities. The
project uses Resort Concept to design the community.

% The Tanner Hill site on Hong Kong Island will be developed into an “Elderly Hub” complete with comprehensive
medical and care facilities to serve not only the elderly residents, but also the neighboring community. The project
uses Cosmopolitan concept with various recreational, elderly-related and ancillary supporting facilities. It will
provide integrated accommodation, health care and related support facilities for the elders under one roof.
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to the expensive rental price. 77.6% of respondents either strongly disagreed or disagreed
that they can afford the rental price of the Tanner Hill project. The location is also unpopular
with the respondents. In 3 age groups, younger respondents (50 to 64) were less resistant to
the Tanner Hill project, compared with the 65-79 and the 80 or above age groups.

Nearly half (45.3%) of the respondents agreed or strongly agreed that the 2 Elderly housing
projects could improve their health. However, half of the respondents believed that it will not
affect their daily life if they participate in either the Tin Shui Wai project or the Tanner Hill
project, and older respondents believed that their daily life would be affected if they live in
these 2 elderly housing projects.

The study team conducted 12 individuals interviews with elderly to understand the respondents’
comments on the reverse mortgage programme, the housing for the elderly offered by HKHS and
their perception of housing for the elderly. These are the responses:

1.

The majority of them regarded their payout amount based on their property value in Reverse
Mortgage as not enough for their daily expenditure, and they believed that their assets in cash
or savings is enough for the daily expenditure. Most of them did not prefer joining Reverse
Mortgage and to renovate their homes. Some of the respondents suggested that the project
should be more flexible in the pay back method.

Many of them believed that joining Reverse Mortgage would increase their childrens’ burden
in financial loans. Also, the respondents admitted that they want to bequest their houses to
their children. In term of health factor, they regarded that health condition is an uncertain
issue and the payout of Reverse Mortgage is too little to support medical cost. For the bank
charges and insurance, some respondents opined that the charges are complex and too
expensive in interest rate, but some respondents believed that it is acceptable in bank system.
Half of the interviewees expressed that the eligibility is reasonable.

All interviewees expressed that the rental price of the Tin Shui Wai project is expensive;
many elderly in Hong Kong cannot afford such level of rental price. The 500 sq. feet unit
size was supported by some interviewees but 1,100 sq. feet size units and 1,300 sg. feet size
units are too large for 2 elderly as commented by the interviewees. The facilities are
acceptable by most interviewees, but the facilities of entertainment and medical services
should be improved.

All interviewees expressed that the rental price is very expensive for the Tanner Hill project.
Design of the Tanner Hill project is acceptable by most interviewees. The respondents
commented that the lack of facilities in project site is reasonable as the location is good
(North Point) and many existing facilities in North Point could be served for this project’s
residents.

The majority of the interviewed elderly reported that some of the factors that may attract
them to live in housing for the elderly are: (i) they can live with their elderly friends or have
good relationship with neighbours; (ii) good medical facilities and services, especially home
care services; (iii) their income increase in the future; (iv) they can live in the housing for the
elderly for life; and (v) they would like to spare more living space to their children by
moving out.




6.

In the economic aspect, the rental price of the elderly housing should not be over $2,000. The
government should introduce a long term elderly housing policy in response to senior
citizens’ needs. As elderly applicants have different family structures and financial situations,
flexibility and options are necessary. In terms of rental price and service charge, to have
options for the elderly housing residents would be better. In term of facilities and location,
the medical facilities and services are esstential. The location of elderly housing is not a vital
factor for them.

The research team also interviewed 4 stakeholders’ representatives to obtain more in-depth
understanding for the reasoning behind the findings from the questionnaire survey and the case
studies. Structured interviews with selected stakeholders were conducted with the following
responses:

1.

The responses of government officials - Professor Chan Cheung Ming (Chairman of the
Elderly Commission) explained that the problem of Reverse Mortgage is the low value of
housing owned by the self-occupied elderly. The administrative cost in bank and number of
participants would affect the interest rate and insurance fees. The Chinese tradition culture
also affects the decision of whether to join the Reverse Mortgage (RM) programme or not.

The responses of social services representatives agreed that Reverse Mortgage in Hong Kong
is not suitable for the elderly low income group. High educated elderly are more open-
minded and more easy to accept new things, and these elderly have more savings and higher
monthly income. In the aspect of family succession, it is an important factor for the elderly to
consider whether or not to join.

For the Tin Shui Wai project, Professor Chan admitted that the price setting is quite high.
However, if the government subsidises land price to HKHS, some people may critize the
subsidy to middle class seniors. The difficulty of HKHS is not the sales of this elderly
housing, but the continuous services to be provided in the project in the long run. Yet the
price level of facilities and services, and lack of diversification in facilities and services as
compared with the existing Senior Citizen Residences Scheme (SEN) projects have caused
disappointment to the repondents.

Social services representatives claimed that the current rental price of the Tin Shui Wai
project is 90% of the rental price of the private sector estate. Tin Shui Wai is too far away for
the elderly. The private sector housing just across the border would be a competitor as the
price in the Mainland would be lower than that of the Tin Shui Wai project.

HKHS representatives replied that the objection and criticism of the rental price for the Tin
Shui Wai project were expected. The Tin Shui Wai project could not be compared with those
SEN projects. These 2 new projects are pilot projects with an aim to set a standard for the
provision of high quality housing for the elderly. This is a common response that the elderly
feel far away from their current living places and reject to live in Tin Shui Wai. The Tin Shui
Wai project also focuses on the younger elderly who accept living in a rural area.

The government official, Professor Chan, admitted that the price setting is quite high in
Tanner Hill because of the same reason with the Tin Shui Wai project. The view from social
services representatives indicated that an appropriate rental price could be at 70% of market
price for the Tanner Hill project. The younger elderly believed the transportation system is
good in North Point, but the older seniors believed that it will be difficult to build up social
network in Tanner Hill, plus they still have strong sense of belonging in their current living
districts.



7.

The response from the HKHS representatives are similar as to the Tin Shui Wai project that
the objection and criticism from the interviewees are expected. The Tanner Hill project is
also not provided for middle class and lower class elderly. For the location, the younger
elderly or soon-to-be-old group more easily accept a new living area. However, the older
elderly (80 and above) whose adaptation and mobility are weaker than people of other age
groups would not want to change their living environment.

The representative of social services agent claimed that the elderly accepted the package of
facilities and health care services and believed the environments in 2 elderly housing projects
are good. Although the elderly agreed that the projects could improve their health condition,
it does not mean that they would participate in these 2 projects. It is because the health
condition is just a part of their concern in the aging process. Financial, facilities and social
factors are also other important factors in their aging consideration. The representative of
HKHS also agreed that the facilities and environment could improve the residents’ health
condition, but they also understood that the participation of the elderly in these two new
housing projects is also related to the elderly’s level of affordability.

Recommendations

A) Improvement of the Reverse Mortgage Programme

1)

2)

3)

4)

5)

B)
1)

2)

3)

The government bureaus (such as the Home Affairs Bureau) and non-government
organisations could organise renovation projects which become intermediaries in order to
upgrade the value of existing old buildings via renovation.

More education and promotion to the public about the content of Reverse Mortgage would
make more people understand the advantage and disadvantage in order to decide whether or
not to apply for the Reverse Mortgage programme.

The Hong Kong Mortgage Corporation Limited (HKMC) could carry out re-insurance
programme for applicants after the end of monthly payout from the Reverse Mortgage.

The government should clearly explain the taxation responsibility when the elderly are
considering to apply for the Reverse Mortgage.

The banks which cooperate with HKMC should reduce the rate of compound interest in order
to attract more potential elderly to join the Reverse Mortgage.

Redesigning new housing project for the elderly
The government needs to plan and build new housing for the middle class elderly.

In design and facilities aspect, the new housing for the elderly project should consist of
medical facilities and services, as well as sport facilities.

The government needs to identify new source(s) of funding to support the operational cost of
those housing projects.



C) Improvement of the housing policy for the elderly

1) Hong Kong should set up a comprehensive housing for the elderly policy and long term care
policy as soon as possible that deals with the aging population in the forseeable future.

2) The amount of elderly housing units in Singapore (currently about 6,000 units) is also a good
reference for the provsion of housing for the elderly in Hong Kong in the near future.

3) The provision of housing for the elderly by HKHS should be focused on the middle class
seniors.

4) Housing for the upper class elderly should be provided by the private sector real estate
developers.

5) For the development of housing for the elderly, the government should widen the selection of
suitable sites from different locations in order to cope with the demand from various regions
and districts.

6) It is also recommended that the government should provide financial assistance to support
elderly people doing renovation and retrofitting for existing old buildings.

7) The government should continue to support the development of Residential Care Services for
the Elderly (RCS) and Community Care Services for the Elderly (CCS). Besides, the
government could introduce “Care services vouchers” to the elderly, which is similar to
medical vouchers. At the same time, the government could engage small scale non-
government organisations to expand the development in elderly care services.

Conclusion

As Hong Kong is facing an aging population, implementing a comprehensive housing for the
elderly policy, and related housing and social service programmes shall become urgent in the
coming few years. Based on the comments of the elderly concerns with housing preferences and
affordability, together with foreign countries’ experiences, the government should examine the
feasibility of having a comprehensive housing policy for the elderly among these information.
With huge financial reserve, the government should not ignore the development of housing for
the elderly group and care community. In contrast, it should expand housing policies and care
services for the elderly to meet the social needs of senior citizens before the grievances of the
elderly turn into a serious social problem. Otherwise, social stability and economic development
will be adversely affected since the social cost will likely to increase continuously in the future.
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Chapter 1 Introduction

11

1.2

13

14

As population ageing has become a global trend, many developed countries are faced
with this social problem. Hong Kong’s population rapidly increased because of high
immigration rate and high birth rate after the 2" World War. As a result, there is a
rapidly growing aging population in which about 18.2% of the population was 60 years
old or over in 2011. By 2036, there will be more than 2,700,000 elderly people in the
territory (or 31% of the population) (Census and Statistics Department, 2011).

In Hong Kong however, there is still no consensus for the definition of the elderly. For
instance, the elderly services provided by the welfare sector are only eligible for those
aged 60 or above; the Census and Statistic Department, medical and healthcare service,
and for the purpose of geriatric medicine adopts persons who aged 65 or above are
regarded as elderly (Hong Kong Government, 1994; p.8). The academia usually classifies
the elderly into different groups®. However, in this report, persons aged from 50 to 59 are

regarded as soon-to-be old and those aged 60 or above are regarded as the elderly.

The United Nation’s Population Fund (June 2007) stated that the life expectancy of males
and females in Hong Kong was at 79.2 and 85.1 respectively, the highest and second
highest in the world. The Census and Statistics Department in Hong Kong estimates that
the life expectancy of male and female will be at 82.7 and 88.3 by 2036. Besides, more
elderly people are depending on the supports from the younger generation for living. The
elderly dependency ratio” also increased from 152 in 2000 to 172 in 2010 (Census and
Statistics Department, 2011). By 2036, the elderly dependency ratio will reach 456.

For such a rapidly ageing population, a properly and adequately planned housing policy
for the elderly in Hong Kong is undoubtedly one of the most important policy issues.
However, the Hong Kong government has never put forward a systematic and
comprehensive housing policy to deal with this imminent ageing problem. According to
the Thematic Household Survey Report No. 40 in 2009, there were 426,300 elderly living
in Public Rental Housing (37.7% of the elderly population) and 179,200 elderly living in
subsidised Sale Flats (15.9% of the elderly population), such as the Home Ownership

¥ Academia usually classifies the elderly into different subgroups, for those 60-64, they are regarded as “soon-to-be-
old”; for those 65-74, they are regarded as “young-old”; for those 75-84, they are regarded as “middle-old”; for

those 85 or above are regarded as “old-old”
* The elderly dependency ratio is the number of persons aged 65 and over per 1000 persons aged 15 and 64.
-10 -



1.5

Scheme® or Tenants Purchase Scheme®. However, according to the Housing Aspirations
Survey, about 12,600 elderly people and 12,700 soon-to-be old people live in temporary
housing structures’ (The Hong Kong Housing Society and the University of Hong Kong,
2004). The problem of seniors living in temporary housing has not been resolved in these

recent years.

Besides, most of the public housing units have not been provided with proper facilities
for elderly residents. At the same time, housing units for the elderly built by the Hong
Kong Housing Society (HKHS) are not enough to satisfy demand. This reflects the
weakness of the existing housing policy. Therefore, developing a comprehensive housing
policy for the elderly based on their affordability and preferences is an urgent social issue

for Hong Kong.

Overall Aim

1.6

The overall aim of this research is to enhance our understanding of the relationship
between the ability to pay for housing and the package of physical and social care which
elderly and old people would like (i.e. their preferences), and to suggest further

development in housing for the elderly.

Research Objectives

1.7

The research objectives are as follows:

1. Examine the current housing situation and welfare policy for the elderly in Hong

Kong.

2. Review and compare Hong Kong with other developed countries including the
Netherlands, Japan and Singapore in terms of housing for the elderly. Specifically to
identify the similarities and differences in policy objectives and housing programmes,
with respect to both market and public provisions, concerning the ageing members of

societies.

> Home Ownership Scheme is a subsidised-sale public housing managed by the Hong Kong Housing Authority.
® Tenants Purchase Scheme (TPS) is a scheme which allows tenants in public housing estates under Hong Kong
Housing Authority to purchase their flats. The price is set to be much lower than the market prices.

" Temporary housing structures includes temporary huts, rooftop structures, and unsheltered accommodation

-11-



Investigate the factors in Hong Kong affecting housing affordability and housing

preferences of the elderly.

. Evaluate the role of different stakeholders in housing provision for the elderly in

Hong Kong.

-12 -



Chapter 2 Literature Reviews and Comparisons

2.1

2.2

2.3

2.4

By reviewing literatures, books, newspaper and research reports related to current
housing programmes for the elderly in Hong Kong and developed countries including
Singapore, Japan and the Netherlands, the review and comparison in Chapter 2 shall
provide objectives, programmes and comparison tables of these region/countries in

housing and social care for their senior citizens.
Definition of Housing for the Elderly

Housing for the elderly defines as any project specifically designed for persons aged 55
(aged 60 in Hong Kong) or above, and marketed to that demographic group with the
provision of facilities and services for the elderly. (The free Dictionary, 2012)

Housing Policy and Social Care Services for the Elderly in Hong Kong

In Hong Kong, the policy objective of housing for the elderly is “care in community” or
“aging in place”. The main concern is to keep the elderly staying in the community, or
more precisely, in the families. The current housing programmes for the elderly are being
offered by the Hong Kong Housing Authority (HKHA) and the Hong Kong Housing
Society (HKHS).

In order to realise the policy objectives, the Housing Authority (HA) encourages and
facilitates families to live with and take care of their elderly members by implementing
various priority schemes in public rental housing allocation®.(Hong Kong Government,
1994; Annex C, p.5) The details of various priority schemes for eligible single elderly

person are as follows:

® For single elderly or elderly persons who choose to live away from their families, HA makes available places in
warden-assisted sheltered housing where emergency support and recreational activities are provided for residents

-13-



Table 1: Existing Housing Programme for Elderly offered by HKHA

Programme Details Comprehen | Time for Allocation
sive Means-
test’
Elderly Persons | Two or more related or | Yes It depends. The
Priority Scheme | unrelated elderly people who allocation could be done
are willing to live together in within 2 years if they are
a public rental flat could willing to live in the New
apply Territories
Families with Families which have at least | No Allocation advanced by 3
Elderly Persons | one elderly relative could years
Priority Scheme | apply
Special Scheme | Families with elderly parents | No Allocation advanced by 2
for Families or dependent relatives are years
with Elderly allowed to apply for one or
Persons two separate public housing
flats in the same estate in the
New Town
Single Elderly | Housing for Senior Citizen or | Yes It depends on the
Persons Priority | One-person Flats are availability of the public
Scheme allocated to single elderly rental  house. Public
applicants rental house in urban area
requires longer time for
allocation.
Amalgamation | The amalgamated household | No Allocation  will be
of Tenancies would be re-housed to a new shortened to 18 months
for Harmonious | flat in any district if resource (for Families  with
Families is available, but the younger Elderly Persons Priority
scheme family has to undertake to Scheme and  Special
take care of elderly and to Scheme for Families with
live together. Elderly Persons)
Rent Assistance | All household members aged | Not Not Available
Scheme 60 or above, with income that | Available
falls below 70% of the
Waiting List Income Limit or
with  Rent-to-income ratio
that exceeds 18.5%, would
enjoy rent assistance for
granting either 25% or 50%
rent reduction

(Sources: Housing Society & The University of Hong Kong, 2004; Appendix 1, p. 46; & Housing Authority,
2011)

2.5  The government also cooperated with the Hong Kong Housing Society (HKHS) to
implement a major programme in 2003 to cater for the housing need of the middle-
income elderly. The Senior Citizen Residences Scheme (SEN) was launched in 2003 to

aspire to the concept of ‘housing with care’ for the elderly. The scheme adopts the

® Comprehensive Means-test means the Persons or/and their total family monthly income and net assets value must
not exceed the income and net asset limits laid down by the Housing Authority. The test is applied in Single Elderly
Persons Priority Scheme and Elderly Persons Priority Scheme. (Housing Authority, 2011)
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2.6

2.7

concept of ‘lease-for-life” and aims to benefit the elderly by the way of ‘healthy aging’
and ‘aging in place’ (Hong Kong Housing Society & The University of Hong Kong, 2004;
Appendix 2, p. 56)'. Besides, HKHS will introduce Joyous Living™ (i.e. Tin Shui Wai
Integrated Community Project and Tanner Hill Elderly Housing Project) for the elderly in

2015. These two housing projects will be discussed in detail in this report.

It is noteworthy that there is no specific policy from the government to encourage the
private sector to cater for the housing need of the elderly. Private developers have not
specifically built any housing for the elderly. It is argued that the government has
dominated the role in providing and constrains the private sector to participate in the
supply of housing for the elderly. Moreover, the government fails to provide sufficient
incentives to the private sector to provide housing for the elderly. It only launched the
Premium Concession Scheme in 2003 to encourage private developers to build purpose-
built premises for the elderly (Hong Kong Housing Society & The University of Hong
Kong, 2004; p. 13). However, due to the fact that private developers are not interested to
develop housing for the elderly, the scheme failed to be implemented.

Some of the social care services for the elderly are provided by the Social Welfare
Department (SWD) and coordinated with Non-Government Organisations. In various
policy addresses, the Chief Executive and his predecessor had announced two types of
programmes for elderly care support. One is Community Support Services for the Elderly
(CSS)*, another one is Residential Care Services for the Elderly (RCS)™. The objectives
of these two programmes are: 1) to promote the well-being of elders in all aspects of their
life through the provision of a wide spectrum of services to enable them to remain living
in the community for as long as possible, and 2) to provide residential care that suits the
varying needs of elders whenever necessary. Some of the services in these two

programmes are related to elderly living standard in their homes or living places.

%' Up to 2008, two estates had been built under the scheme and provided 576 units in total. The SEN served more
than 700 elderly persons and all the units are let, entailing a waiting list with more than 100 applicants (Hong Kong
Housing Society, 2007; p.47)

1 Joyous Living is Hong Kong's first quality retirement living initiative specifically tailor-made for seniors,
providing its residents with a relaxed ambience, continuing professional healthcare and skilled care services,
thoughtful home and lifestyle services, and a wide range of social activities to enrich their retirement.

12 Enhanced Home and Community Care Services, Integrated Home Care Services (IHCS), Home Help Service
(HHS) and Home Environment Improvement Scheme for the Elderly in Community Care Services are related to
elderly housing and quality of life.

3 Hostels for the Elderly, Homes for the Aged, Care and Attention Homes for the Elderly, Enhanced Bought Place
Scheme, Nursing Homes, Nursing Home Place Purchase Scheme, and Contract Homes in Residential Care Services
are related to elderly housing quality and housing places.

-15 -



2.8

2.9

2.10

Housing Programmes in Singapore

In Singapore, the government has adopted “Successful Ageing” as its vision for public
policy since 1999. The Ministerial Committee on Ageing enhances four strategic
movements, such as promoting ageing—in-place and providing holistic, affordable
healthcare and elderly care. As most Singaporeans (80%) live in Housing Development
Board (HDB) flats, a variety of elderly housing programmes, facilities improvement
programmes and financial assistant programmes are applied to HDB flats. These
programmes include elderly housing schemes, multi-generation living scheme, priority
generation living scheme, priority programme, facilities upgrading programmes*, expand
housing grant for resale HDB flat and monetising HDB housing programmes for the

elderly®®. (Housing & Development, 2012)

Moreover, the selected non-government organisations in Singapore also give nursing
homes and hospices, day care centres and home care services to seniors. The above
housing programmes and services in Singapore reveals that they have a comprehensive
housing and social welfare policy to take care of senior citizens in terms of living quality,

financial support and daily health care services.
Housing Programmes in Japan

In Japan, starting from the 1960s, the government has planned to provide housing
programmes and social services for the elderly. The elderly policy aims at keeping ageing
in place; building up intergenerational co-residential patterns and long term care policy.
Since the 1960s, rental housing, silver housing, senior housing and life care communities
have been built by the Japanese government. The government has also improved the
quality of the community for persons ageing in the neighbourhood since the 1980s. In
1992 the government announced ‘Design Guidelines for an Ageing Society’ to enhance
the standard for appropriate living environment for the elderly and it is a reference for
seeking various loans for renovation. The officials also sent consultant groups to visit

elderly homes to advise on house remodelling formats based on their own physical

Y Facilities upgrading programmes consists of Lift Improvement & Facilities Enhancement for Elderly, Barrier-free
accessibility programme, Lift upgrading programme, Home improvement programme, Universal design and
Neighbourhoods renewal programme.

> Monetising HDB housing programmes involves Lease Buyback Scheme, Subletting and Downsizing.
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211

2.12

conditions. The banks in Japan provide second mortgages at lower interest rate to
renovate owned house to barrier-free. With the introduction of Reverse Mortgage in
1981 the banks in Japan began to operate reverse mortgage schemes in the early 2000s,
and elderly homeowners with low incomes could benefit from Reverse Mortgage from
2002. (Satoshi, 1998)

Housing Programmes in the Netherlands

In the Netherlands, the policy vision and the objectives for the elderly emphasises on
‘ageing in place’, social care and customised housing and care. The Housing Association
is responsible for the elderly housing, including social housing and private sector housing
for rental. The Dutch government also indirectly cooperates with private property
developers to direct the construction of dwellings suitable for seniors. The Netherlands
also has sheltered housing for the richer elderly and grow-along houses for citizens to
modify the houses based on their physical and sensory abilities. More importantly, the
Dutch government provides home care services in senior citizens’ own houses as well as
institutional care for necessary seniors in private institutions 24 hours a day. Banks also

promote Reverse Mortgage for citizens. (Guus, 1998)

As far as the elderly are concerned, the tables below show the similarities and differences
among the four mentioned places in the aspects of objectives, government’s role, target
groups, young family members’ roles, housing programmes, facilities improvement and

financial assistance.
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Table 2: Comparison between Hong Kong and three developed countries in objectives, government’s role,
target groups and young family members’ roles

Criteria\ Countries HK# | SGP | JPN | NED
Obijectives Ageing in Place v v v v
Family Care v v v
Community Care v v v
Long Term Care™® v |V
Social Care v v
Government’s Social Housing provider v v v v
role Care Services provider v v v v
Financial Assistant provider v v v v
Target groups Elderly Home-owner v v v v
Elderly users in Social Housing v v v v
Elderly users in Social Care Services | v v v v
Young family members who take v v v
care of their parents
Young family Mainly care-giver to their parents v v v
members’ roles

# HK means Hong Kong; SGP means Singapore; JPN means Japan; NED means the Netherlands

2.13 Table 2 reveals that Hong Kong, Singapore and Japan emphasise family care and the
important care-giving roles of young family members for the elderly. In contrast, the
Netherlands would emphasise social care and long term care; yet, their young aged

citizens are not the main care-givers to their parents.

1° Long-term care is a variety of services that includes medical and non-medical care to people who have a chronic
illness or disability. Long-term care helps meet health or personal needs. Most long-term care is to assist people with
support services such as activities of daily living such as dressing, bathing, and using the bathroom. Long-term care
can be provided at home, in the community, in assisted living or in nursing homes. It is important to remember that
you may need long-term care at any age. (Medicare.gov, 2012)
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Table 3: Comparison between Hong Kong and three developed countries in terms of housing programmes,
facilities improvement and financial assistance

Criteria\ Countries

HK

JPN

NED

Remark

Housing
Programmes

Special housing
schedule for elderly in
Public housing

v

v

v

Multi-Generation
Living House

Home care Services

Institutional Care

Provided by local
government
(Japan and the
Netherlands)

Facilities
Improvement

Housing renovation
and improvement
services for elderly
(barrier-free, Universal
Design)

Y N N BN

Consultation services

Design guideline to
Elderly home-owner

<[

Grow-along house'’

Financial
Assistance

Rent Assistant for
Elderly applicants

In private
company (Japan)

Broaden housing
restrictions to
supplement elderly
income

Housing grant for
buying flat

Lower Interest rate for
renovation

Extend family loan
Scheme™®

2.14 Table 3 shows that all four places have provided housing schemes and care services for

the elderly. They have also offered different types of facilities improvements and

financial assistance for their own citizens. Singapore and Japan, in particular, have

performed more comprehensive financial assistance for their citizens.

17 Grow-along house is the house can be constructed to be adaptable, and modified in step with the changes a person

requires by his/her physical and sensory abilities as they age.

'8 As the Netherlands resort to establishing universal Long Term Care (LTC) social insurance which provides
comprehensive coverage services to their people, the financial assistance for social issues would be reduced when

the social insurance could cover part of the expenditure.
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Table 4: Comparison between Hong Kong and three developed countries in terms of Reverse Mortgage

programme and Elderly Housing programme

Criteria \ Countries HK SGP JPN NED
Selected Reverse Mortgage v v v
programmes in | Programme

Questionnaire Elderly Housing v v v v

Survey Programme

2.15  Elderly housing programme is vital in different region/countries in order to provide better

2.16

2.17

off living environment to the elderly. All of the above mentioned cities and countries
have introduced elderly housing programmes. On the other hand, Hong Kong, Japan and
the Netherlands have also introduced Reverse Mortgage programmes. Therefore, in this
study, the research team has selected Reverse Mortgage Programme and Elderly Housing
Programme as the study topics so as to have a better understanding about the housing
preferences and affordability of the elderly, and to propose suggestions based on the
research findings. As Reverse Mortgage is a new financial product in Hong Kong which
was launched in 2011, the details of Reverse Mortgage would be listed out in the

following section.

Definition of Reverse Mortgage

Reverse Mortgage (henceforth RM) is to allow individuals to convert some of the equity
they have in their homes into a steady income stream, without giving up their living units.
(Bartel and Daly, 1980) Reverse Mortgage does not require any monthly repayment.
(Kutty, 1997) The homeowner, who is often elderly, is guaranteed tenure in his house
until death, or end the mortgage to repay the loan when the borrower passes away. If the
borrower or successor cannot pay the loan after the end of mortgage, the lender can take
possession of the house. The essential feature of a RM loan is that it is “non-recourse”.
Lenders limit the maximum amount that borrowers can receive, and they also design
alternative methods of paying the borrower this amount, including life annuities and lump
sums. (S. Mitchell and Piggott, 2003)

Potential and Demand for Reverse Mortgage in Hong Kong

In Hong Kong, huge wealth is being held by residential property as most Hong Kong
people prefer to buy house for protecting their own wealth. In fact, elderly people on
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2.18

2.19

2.20

2.21

average possess more property wealth than other population groups, but they also have a

lower earning capacity than younger groups.

Besides, high value of residential real estate also supports the implementation of RM in
Hong Kong. As Hong Kong is a high density and well developed city, the property prices
and rental prices are higher than in other cities, such as Taipei, Singapore, New York and
London. Therefore, the substantial amount of wealth in residential property could release
the property value to cash for the elderly.

At the same time, 47.6% of Hong Kong people’s household assets are non-financial in
2011 (Census and Statistics Department, 2012). Compared with Japanese household
assets (51% were non-financial in 1996) and Australian household assets (50% were non-
financial in 1996), the percentage in Hong Kong is comparable with those foreign
countries which have implemented RM. Thus in principle, Hong Kong also has the

potential to introduce RM.

The low fertility rate in Hong Kong may also support the development of RM market. In
2011, a 0.6% population growth in Hong Kong showed that the family support for elderly
in the future would be weaker than before, and the amount of elderly who desire to leave
bequests to their children or successors would be gradually decreased. That social trend

would encourage to activate the RM market.

In Hong Kong, many elderly who have property are facing the “house-rich and cash-
poor” situation as they have property bought in the past but retired in present. As the
government has not clearly defined the official definition of poverty and the applicant
who has property cannot apply for Comprehensive Social Security Allowance (CSSA),
this type of elderly may live with a poor living standard. In the U.S., many home-owners
in poverty might not be classified as poor under the official definition because the
definition includes the net rental value of the homes they own. The “house-rich and cash
poor” of the elderly also exists in Amercian society and reverse mortgage programme is
one of the financial tools to raise income of these seniors provided by government
institution (Housing Equity Conversion Mortgage Programme) (Kutty, 1998). The
measurement for poor living standard in the U.S. is similar to Hong Kong. Thus, Hong
Kong could introduce RM since the eligibility in the social security system is similar

between Hong Kong and the U.S.
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2.23

2.24

Reverse Mortgage in Hong Kong

The Hong Kong Mortgage Corporation Limited (Institution of HKSAR) launched a
Reverse Mortgage Programme on 11th July, 2011. It enables borrowers to use their self-
occupied residential properties in Hong Kong as security to borrow from a participating
bank. Borrowers do not need to repay their reverse mortgage loan during their lifetime,
unless they move out from their property permanently or the reverse mortgage loan is

terminated due to other reasons. (Hong Kong Mortgage Corporation, 2011)

When borrowers’ reverse mortgage terminates (or borrowers pass away), they (or their
inheritors) have the preferential right to redeem their property by repaying to the bank in
full the outstanding loan amount owed by them under the RM. If borrowers (or their
inheritors) choose not to exercise such a right, the bank will sell their property to recover

the outstanding loan amount owed. (Hong Kong Mortgage Corporation, 2011)

There are 5 eligibility criteria in Reverse Mortgage programme®®, and the key product
features and benefits are that the borrower can choose to receive monthly payouts for
either a fixed period of 10, 15 or 20 years or the entire life according to his/her own need.
After taking out a reverse mortgage loan, the borrower is still entitled to continue to stay
in the property for the rest of his/her life. However, the borrower is to be responsible for
the on-going property maintenance as well as the settlement of rates, government rents
and management fees, etc. The borrower may apply to borrow lump-sum loan(s) at the
time of initial loan application and/or at any time during the payment term the borrower
chooses. The upper limit on the property value is HK$8 million. The borrower may fully
repay the outstanding loan amount and redeem the property at any time and there is no

penalty for such full repayment.

195 eligibility criteria are: 1) must be the holder of a valid Hong Kong Identity Card and aged 60 or above; 2) must
not be an undischarged bankrupt or otherwise subject to bankruptcy petition or individual voluntary arrangement; 3)
must be held in the borrowers’ own name, or jointly held with another person as joint tenants (the other joint tenant
must become a co-borrower under the same reverse mortgage, and must be able to satisfy the relevant eligibility
criteria); 4) must not exceed 50 years of age and must not be subject to any resale restrictions (Property exceeding
50 years of age will be considered only on a case-by-case basis); and 5) must not be rented out and must be
occupied by the borrower as his/her principal residence in Hong Kong. (Hong Kong Mortgage Corporation, 2011)
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2.25

2.26

2.27

There are 3 costs associated with this programme. The first one is Interest expense®®. The
second one is Mortgage insurance premium®. The third one is Counseling fee®. If the
borrower wishes to terminate the reverse mortgage loan, he/she can notify the bank
within the first 6 months and repay in full the outstanding loan amount on the proposed
repayment date, he/she will be given a refund and waiver of all mortgage insurance

premiums upon his/her request®. (Hong Kong Mortgage Corporation, 2011)

Reverse Mortgage in Foreign Countries

In fact, many foreign countries introduced RM as new financial arrangement to deal with
ageing population and elderly poverty in their society. In Japan, the government
implemented RM programme in Musashino City (suburb of Tokyo) in 1981. The
programme was designed as a home equity conversion programme, and also offers
comprehensive health, social services and financial assistance to elderly households.
Prorgramme participants need to pay for the services received on a monthly cash basis or
deferred payment loan secured by their home equity. Those using home equity could not
exceed 80% of the land value and repayment for service with 5% annual fixed interest is
deferred until the end of programme (sale of the property as the elderly participants pass
away, or their family members repay this outstanding debt in order to keep the property).
(Kase, 1994) Although only 18% of programme households were using reverse mortgage,
it reveals that there may have been some demand on the part of the elderly, and some
willingness on the part of government to provide such products. (Mitchell and Piggott,
2003)

In the United States, the Home Equity Conversion Mortgage Programme (HECM),
implemented by the Department of Housing and Urban Development in 1989, provided

RM guarantees to borrowers and lenders. The HECM is a plan that can give elderly

2 Interest is charged by the borrower's bank on the outstanding loan amount (including interest) on a compound
basis. Interest will be debited to the outstanding loan amount. Interest rate is Hong Kong Prime Rate minus 2.5%
(Current interest rate is 2.75%). (Hong Kong Mortgage Corporation, 2011)

#! The first one is Upfront Mortgage Insurance Premium is payable in 7 annual instalments starting from the 4th

until the 10th anniversary. Each annual instalment is calculated at 0.28% of the property value; and the second one is
Monthly Mortgage Insurance Premium payable on a monthly basis at the annual rate of 1.25% of the outstanding
loan amount. (Hong Kong Mortgage Corporation, 2011)

%2 The borrower needs to pay a counselling fee to his/her Reverse Mortgage Counsellor (Counsellor) for counselling
service. If the borrower decides to take out a reverse mortgage loan, he/she may choose to finance such counselling
fee by the reverse mortgage loan. Please approach a Counsellor for the fee level. (Hong Kong Mortgage Corporation,

2011)

% However, the borrower needs to repay in full the outstanding loan balance and bear the relevant legal fee.
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Americans greater financial security. The programme requires that the borrower is a
homeowner 62 years of age or older, own the home outright, or have a low mortgage
balance that can be paid off in this reverse loan, and the borrower must live in this
property. The borrower is also required to receive consumer information free or at very
low cost from a HECM counselor prior to obtaining the loan. The mortgage amount
based on age of the youngest borrower, current interest rate, lesser of appraised value or
the HECM mortgage limit or the sales price. The programme does not require income
proof or employment qualifications of the borrower. No repayment as long as the
property is the borrower’s principal residence and the obligations of the mortgage are met.
Closing costs may be financed in the mortgage. However, the property types must meet
all Federal Housing Administration (FHA) property standards and flood requirements®.
In addition, the borrower can select from 5 payment plans, including Tenure, Term, Line
of Credit, Modified Tenure and Modified Term. After the end of programme, the lenders
recover their principal, plus interest, when the home is sold. The remaining value of the
home goes to borrower or his/her successors. If the sales proceeds cannot fully pay the
amount owed, FHA will pay the lender the rest of the amount owed. There is an
insurance premium from all borrowers to provide this coverage. (Department of Housing
and Urban Development, 2011)

As Japan’s government institution and the U.S.’s government institution supervise the
implementation of reverse mortgage, the role of the Dutch government is different from
that of Japan and the U.S. The Dutch housing market has a strong dichotomy in the rental
sector, which consists of social housing with regulated rents and long waiting lists, and
the owner-occupied sector. The market for mortgage loans in the Netherlands is well
developed. (Rouwendal, 2007) Thus, when the Netherlands carried out reverse mortgage
in the 1980s, that is only one of the many mortgage products in the housing market. As
the mortgage market has many types of mortgage for Dutch people (including Linear
mortgage, Annuity mortgage, Life insurance mortgage, Investment mortgage and

Interest-only mortgage), RM in Dutch has not been successful until now.

 The requirements are: 1) Single family home or 1-4 unit home with one unit occupied by the borrower; 2) HUD-
approved condominium; 3) Manufactured home that meets FHA requirements.
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Chapter 3 Research Methodology

3.1  This research is divided into three stages: stage one aims to achieve objectives one and
two; stage two to achieve objective three; and stage three to achieve objective four (refer
to research objectives on P. 11 and 12). The research relies on the multiple regression
model and methodological triangulation. Methodological triangulation involves the use of
more than one method for interpreting data and deriving the results. These methods will
include review and comparison; conducting surveys; and holding meetings with experts
and representatives of stakeholders in order to facilitate the formulation of
recommendations and guidelines of housing for the elderly, which are practical and

acceptable to most stakeholders.
Stage one: Review and comparisons

3.2  The current housing situation of the elderly in the context of Hong Kong is being
assessed. The current housing programmes for the elderly offered by the Hong Kong
Housing Authority (HKHA) and the Hong Kong Housing Society (HKHS) are examined.
The research has also reviewed the welfare policy for the elderly. The purpose is to
identify the current social welfare and housing programmes being offered for the elderly,

the degree of coordination between them and the possible shortfalls.

3.3 Also reviewed are the housing policies of other developed countries (i.e. the Netherlands,
Japan and Singapore) towards the elderly and their practices regarding housing provision.
These countries are being chosen because the Netherlands has a comprehensive housing
policy for the elderly, which is a good reference; Japan has a high proportion of elderly
people; and Singapore is most comparable with Hong Kong in terms of economic and
demographic factors. Comparisons have been made between Hong Kong and these
developed countries. These comparable data will provide a comprehensive knowledge on
housing provision for the elderly having regard to their preferences and affordability.

Stage two: Survey among the elderly

3.4 In stage two, a structured survey to be conducted by use of face-to-face interviews among

the elderly and soon-to-be old members in different housing sectors (i.e. public housing
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3.5

3.6

3.7

sector, private housing sector, non-profit housing sector) in order to investigate the
factors affecting the housing affordability of the elderly. These factors are related to
economic aspects (i.e. income, rent, mortgage repayment, and overall expenditure),
demographic aspects (i.e. age, household size, education, current housing type), social
aspects (i.e. access to social care), and health and environmental aspects, (i.e. access to
health and hygiene, community facilities, transportation, location). The research has also
identified the housing preference factors of the elderly as they relate to affordability.
These factors include housing type; housing size; health facilities; location; access to

community facilities; and social services.

Data to be collected by stratified random sampling. The elderly to be chosen from public,
private and non-profit housing sectors in selected districts, including Hong Kong Island,
Kowloon, the New Territories East and the New Territories West. The elderly are being
approached through different centres for the elderly in these districts. The research team
has solicited support from various District Elderly Community Centres in Hong Kong as
the venues for approaching their elderly members. A quota of the elderly interviewees to
be selected according to the proportions of elderly and median of households income
from different District Elderly Community Centres. At the end of 2008, there were
65,475 registered elderly members in District Elderly Community Centres (Census and
Statistics Department, 2009). Random sampling to be used and a structured questionnaire
about living environment, housing affordability and preferences is being designed in
order to collect data and comments from the elderly. The questionnaire was interviewer-
administered in order to avoid the problem of illiteracy or physical incapability. The
survey has collected information from the elderly about their specific needs for
accommodation, willingness to buy or rent, their affordability situation, their preferences

regarding housing size, housing type and housing facilities.

By the use of software called SPSS, correlation analysis is adopted to investigate the

correlation between variables and housing affordability as well as housing preference.

In order to better understand the opinions of seniors for the preferences and affordability
in housing equity programme and housing for the elderly, in-depth interviews for case
studies were conducted. From January to February 2012, the research team held 12 in-
depth interview sessions with the elderly aged from 57 to 69. Interview contents and

insights from this part could be served as supplementary information to the quantitative
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statistics in face-to-face interview survey. Most interview questions are to be assessed by

discussion content analysis.

Stage three: Structured interviews with experts and representatives of stakeholders

3.8

3.9

3.10

In stage three, the research team will evaluate the role of different stakeholders by
having structured interviews with experts and representatives of stakeholders to identify
problems associated with housing needs for the elderly and current housing policy. Such
experts include government officials, representatives of the Hong Kong Housing Society,

and representatives of the social services agency, etc.

They are being invited to provide their opinions so as to prioritise the factors collected at
stage two throughout the workshop (i.e. discussion group, forum, and questionnaire
format). Finally, based on the chosen factors, experts are to provide suggestions
regarding possible initiatives by different stakeholders on accommodation for the elderly,
housing types and tenure. Based on the findings from stages one, two and three the
research team will formulate recommendations and propose guidelines for better housing

for the elderly based on affordability and preferences.
The findings of this study will be disseminated by journal publications, public seminars

as well as presentations to government officials, surveying professionals and

representatives of stakeholders.
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Chapter 4 Research Findings — Questionnaire Survey and

In-depth Interviews for Case Studies

Introduction

4.1

For this research, data have been collected by stratified random sampling. About 300
elderly have been chosen from public, private and non-profit housing sectors in 12
selected districts, which represent the grouping with the median monthly domestic
household income over HK$20,000 or the districts over 9% population of aged 65 and
above, from various elderly centres in these districts. The research team has organised
questionnaire surveys by having 20 visits and talks in 7 districts, and examined the
perception of the elderly interviewees on the Reverse Mortgage Programme and the two
Housing for the Elderly Projects offered by the Hong Kong Housing Society. The
questionnaire for the structured face-to-face interview is attached in Appendix 1. After a
brief account of the profile of the respondents who had completed the face-to-face
interviews, major findings of the survey are to be presented in this chapter. These major
findings focus on the factors affecting the decision to participate in the Reverse Mortgage
and the Elderly Housing Projects, and their considerations in the housing options between
the Reverse Mortgage developed by the Hong Kong Mortgage Corporation (HKMC) and
the two Housing for the Elderly Projects introduced by the Hong Kong Housing Society
(HKHS) are examined.

Profile of Respondents to Questionnaire Survey

4.2

Of the 301 respondents, 76.7% were female while 23.3% were male respondents (Table
5). The Mean value of Age is 73.25, Median age is 74 and the Mode is 65 (Table 6). A
higher proportion of respondents fall into the age category of 75 or above (48.1%). (Table
7)
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Table 5: Distribution of Respondents by Gender

Frequency %
Male 70 23.3

Female 231 76.7
Total 301 100.0

Remarks: 2 respondents failed to answer this question.

Table 6: Mean, Median and Mode of Respondents by Age

Age
Mean 73.25
Median 74
Mode 65

Table 7: Distribution of Respondents by Age

Frequency %

50-59 19 6.5
60-74 132 45.4

75 or above 140 48.1
Total 291 100.0

Remarks: 12 respondents failed to answer this question.

4.3  Concerning the educational level of the respondents, a higher percentage (39.1%) of the
respondents’ educational attainment is of primary level, while 27.5% of the respondents
hold an educational attainment of secondary level (Table 8). For the monthly personal
income, 49.3% of the respondents received HK$1 to HK$5,000 ?monthly personal

income, followed by no income (30.1%)(Table 9).

% The exchange rate between HKD and USD is USD$1 to HKD$7.8.
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Table 8: Distribution of Respondents by Education Attainment

Frequency %
No Schooling 63 20.9
Primary 118 39.1
Secondary 83 27.5
Post-Secondary 38 12.6
Total 302 100.0

Remarks: 1 respondent failed to answer this question.

Table 9: Distribution of Respondents by Monthly Personal Income (Hong Kong Dollars HK$)

Frequency %
No Income 88 30.1
$1 - $5,000 144 49.3
$5,001 - $10,000 31 10.6
$10,001 - $15,000 11 3.8
Over $15,000 17 5.8
Total 291 100.0

Remarks: 11 respondents failed to answer this question, and 1 respondent refused to answer this question.

4.4  For living district, a higher proportion of respondents fall into the district category of
Kowloon (37.4%), followed by New Territories East (32.1%)(Table 10). Concerning
value of the housing unit, a higher percentage (37.9%) of the respondents are living in a
house worth from $2.01 million to 4 million, and 35% of the respondents are living in a
house worth 2 million or below (Table 11). Besides, with regards to household structure
of the respondents, a higher proportion (52.4%) of the respondents falls into the category
of 2 household members, followed by the category of living alone (28.6%)(Table 12).
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Table 10: Distribution of Respondents by Living District

Frequency %
Hong Kong Island 66 21.9
Kowloon 113 37.4
New Territories East 97 321
New Territories West 26 8.6
Total 302 100.0

Remarks: 1 respondent failed to answer this question

Table 11: Distribution of Respondents by Price Level of the Housing Unit (Hong Kong Dollars HK$)

Frequency %
Under 2 Million or 2 Million 49 35.0
2.01 Million — 4 Million 53 37.9
4.01 Million — 6 Million 16 11.4
6.01 Million — 8 Million 6 4.3
Over 8 Million 10 7.1
Unknown 6 4.3
Total 140 100.0

Remarks: 163 respondents failed to answer as this question is an optional question for respondent(s).

Table 12: Distribution of Respondents by Household Structure

Frequency %
1 84 28.6
2 154 52.4
3 34 11.6
4 11 3.7
5 8 2.7
6 1 0.3
7 1 0.3
9 1 0.3
Total 294 100.0

Remarks: 9 respondents failed to answer this question.
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A) Major Findings from Comparison Analysis in Demographic Factors

Reverse Mortgage Programme

4.5 In general, most of the respondents opined that the Reverse Mortgage Programme is not
suitable for them due to different reasons. In Table 13, the majority of respondents
(72.9%) mentioned that they will not consider joining the Reverse Mortgage Programme,
and only 8.4% of them agreed that they will consider to join the Reverse Mortgage
Programme. The designers of the Reverse Mortgage Programme believe that people from
the low income group would prefer to join the programme in order to improve their living
standard. However, the research findings reflected that higher monthly income
respondents (monthly income at HK$10,000 or above) would be more interested to join
the Programme. In contrast, lower monthly income respondents (Monthly income at
$5,000 or below) would be less likely to join the Reverse Mortgage Programme
(8.2%)(Table 14).

Table 13: “Will you consider participating in the Reverse Mortgage Programme? (Please skip this question

if you have no self-occupied properties)”

Frequency %

Yes 13 8.4

No 113 72.9

Not Decided 29 18.7
Total 155 100.0

Remarks: 148 respondents failed to answer as this question is an optional question for respondent(s).
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Table 14: “Will you consider participating in the Reverse Mortgage Programme? (Please skip this question

if you have no self-occupied properties)” — by Monthly Personal Income

$5,001 - $10,001 - .
No Income $1 - $5,000 Over $15,000 Reject
$10,000 $15,000
Freq.* % Freq % Freq. %  Freq. % Freq. % Freq %
Yes 4 8.2 0 0.0 3 13.0 3 27.3 3 23.1 0 0.0
No 35 71.4 45 86.5 13 56.5 7 63.6 7 53.8 1 100
Not
. 10 20.4 7 135 7 304 1 9.1 3 23.1 0 0.0
Decided
Total 49 100 52 100 23 100 11 100 13 100 1 100

Remarks: 154 respondents failed to answer as this question is an optional question for respondent(s). Pearson
Chi-square=19.00, p<0.05; Total Home-owner: 155 respondents.

* “Freq.” means Frequency.

4.6  Education level of the respondents is also an important factor affecting the decision on
the Reverse Mortgage Programme. Respondents with higher educational backgrounds are
more likely to understand the complex content and the regulations of the Reverse
Mortgage than the other respondents. In contrast, respondents with a lower education
level would not participate in this programme as they may only partly understand the
content of the Reverse Mortgage. The Pearson Chi-Square tests for statistical significance
showed that respondents with higher education attainment would be more interested in
Reverse Mortgage (Secondary level: 15.1%; Post-secondary level: 15.6%), and no
respondents would have an interest in Reverse Mortgage in groups of lower education

level (0% in no schooling and primary level) (Table 15).

Table 15: “Will you consider participating in the Reverse Mortgage Programme? (Please skip this

question if you have no self-occupied properties)” — by Education Attainment

No Schooling Primary Secondary Post-Secondary
Freq.* % Freq. % Freq. % Freq. %
Yes 0 0.0 0 0.0 8 15.1 5 15.6
No 14 100.0 45 80.4 34 64.2 20 62.5
Not Decided 0 0.0 11 19.6 11 20.8 7 21.9
Total 14 100.0 56 100.0 53 100.0 32 100.0

Remarks: 148 respondents failed to answer as this question is an optional question for respondent(s). Pearson
Chi-square=16.52, p=0.011; Total Home-owner: 155 respondents.

* “Freq.” means Frequency.

4.7  On the other hand, housing unit value and family structure are also important factors to

consider when deciding whether to join the Reverse Mortgage programme or not.
-33-



4.8

Respondents’ housing unit at a price level of “6.01 million to 8 million” are more willing
to join the Reverse Mortgage than other groups; while the “2 million and below” group
least likely to join the Reverse Mortgage Programme (Table 16). As the monthly output
amount offered by the Reverse Mortgage Programme is based on value of the housing
unit, duration of the RM and age of the applicant, many respondents believe that the
pontential monthly output amount that they may receive is not enough to support their
daily life. Thus, the degree of willingness for participation is probably based on the

respondents’ asset value but not on other aspects.

The traditional culture also affects the ideology of respondents since they believe that
their current living houses should be given to their successor(s) after they passed away
but not mortgage to bank and then receiving money in return. The survey shows that
respondents with no children are more acceptable to the Programme than respondents
with children. About 25% of respondents without children would consider to join the
Reverse Mortgage Programme, as compared with 5.9% of those respondents with
children (Table 17).

Table 16: “Will you consider participating in the Reverse Mortgage Programme? (Please skip this

question if you have no self-occupied properties)” — by Price of Living House

2 Millionand 2.01 Million  4.01 Million  6.01 Million Over 8
below - 4 Million - 6 Million - 8 Million Million

Unknown

Freq.* % Freq % Freq % Freqq % Freqq % Freqo %

Yes 0 0.0 5 9.6 3 18.8 4 66.7 0 0.0 0 0.0
No 41 85.4 34 65.4 10 62.5 2 33.3 7 70.0 6 100
Not
7 14.6 13 25.0 3 18.8 0 0.0 3 30.0 0 0.0
Decided
Total 48 100 52 100 16 100 6 100 10 100 6 100

Remarks: 165 respondents failed to answer as this question is an optional question for respondent(s). Pearson

* “Freq.’

Chi-square=38.69, p=0.000; Total Home-owner: 155 respondents.

> means Frequency.
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Table 17: “Will you consider participating in the Reverse Mortgage Programme? (Please skip this

question if you have no self-occupied properties)” — by Family Structure

No Children Have Children
Frequency % Frequency %
Yes 3 25.0 8 5.9
No 6 50.0 104 77.0
Not Decided 3 25.0 23 17.0
Total 12 100.0 135 100.0

Remarks: 156 respondents failed to answer as this question is an optional question for respondent(s). Pearson
Chi-square=6.83, p=<0.05; Total Home-owner: 155 respondents.

Tin Shui Wai Integrated Elderly Community Project (TSW Project)

4.9  For the Tin Shui Wai Integrated Elderly Community Project?®®, most of the respondents
(70.5%) replied that they are not interested. Only 12.1% respondents may consider
joining the TSW project and 17.4% respondents are not decided whether they will join
the TSW project or not (Table 18). Rental price is the first priority factor in consideration.
According to Pearson Chi-Square tests, respondents in income group “Over $15,001”
(23.5%) would be more interested in the TSW project than other income groups. It
reveals that higher income respondents are more able to afford the rental rate of the TSW
project. It reflects that higher monthly income respondents would be more likely to join

the TSW project (Table 19).
Table 18: “Will you consider participating in Tin Shui Wai Integrated Elderly Community Project?”

Frequency %
Yes 36 121
No 210 70.5
Not Decided 52 17.4
Total 298 100.0

Remarks: 5 respondents failed to answer this question.

% The Integrated Elderly Community Project (IECP) of the Hong Kong Housing Society (HKHS) is located in
Wetland Park Road of Tin Shui Wai. The project will provide about 1,000 residential units for the elderly, a
wellness centre, and residential care home for the elderly, a hotel as well as various training and recreation facilities.
The project uses Resort Concept to design the community.
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Table 19: “Will you consider participating in Tin Shui Wai Integrated Elderly Community Project?” — by
Monthly Personal Income

$5,001 - $10,001 - Over

No Income $1 - $5,000 Reject
$10,000 $15,000 $15,000

Freq.* % Freqp % Freq % Freqq % Freqq % Freq. %

Yes 13 15.1 12 8.5 5 16.1 2 18.2 4 235 0 0.0

No 53 61.6 114 80.9 18 58.1 7 63.6 6 35.3 1 100
Not

. 20 23.3 15 10.6 8 25.8 2 18.2 7 41.2 0 0.0

Decided
Total 86 100 141 100 31 100 11 100 17 100 1 100

Remarks: 16 respondents failed to answer this question. Pearson Chi-square=23.46, p=0.009

# “Freq.” means Frequency.

4.10 Also, the respondents who have retirement security plan would be more likely to apply
for the TSW project. Pearson Chi-Square tests for statistical significance showed that
respondents, who have retirement security plan, would be more interested in the TSW
project (18.6%), compared with respondents who have no retirement security plan
(10.2%)(Table 20). It means that the respondents who have retirement security plan may
have sufficient liquidity to afford the rent and maintain their living standard.

Table 20: “Will you consider participating in Tin Shui Wai Integrated Elderly Community Project?” — by

Retirement Security Factor

Have Retirement Security Plan No Retirement Security Plan
Frequency % Frequency %
Yes 11 18.6 24 10.2
No 32 54.2 176 74.6
Not Decided 16 27.1 36 15.3
Total 59 100.0 236 100.0

Remarks: 8 respondents failed to answer this question. Pearson Chi-square=9.396, p=0.009

Tanner Hill Elderly Housing Project (Tanner Hill project)

411 For the Tanner Hill Elderly Housing Project?’, the survey also showed that many
respondents opined that the rental level of the Tanner Hill Elderly Housing Project

%" The Tanner Hill site on Hong Kong Island will be developed into an “Elderly Hub” complete with
comprehensive medical and care facilities to serve not only the elderly residents, but also the neighboring
community. The project uses Cosmopolitan concept with various recreational, elderly-related and ancillary
supporting facilities. It will provide integrated accommodation, health care and related support facilities for the
elders under one roof.
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(Tanner Hill project) is too expensive. Most of the respondents (74.7%) opined that they
are not interested in the Tanner Hill Elderly Housing Project (Tanner Hill project). Only
9.3% respondents may consider joining the Tanner Hill project and 16% respondents are
not decided whether they will join the Tanner Hill project or not (Table 21). As rental
price is their first consideration, only high income respondents would be able to afford
the rental level of the Tanner Hill project and join in this project. In accordance with
Pearson Chi-Square tests, respondents of the income group “$10,001 - $15,000” (27.3%)
would be more interested in the Tanner Hill project than the other income groups, and the
data shows that only higher monthly income respondents would be more likely to

consider the Tanner Hill project (Table 22).

Table 21: “Will you consider participating in the Tanner Hill Elderly Housing Project?”

Frequency %

Yes 28 9.3

No 224 74.7

Not Decided 48 16.0
Total 300 100.0

Remarks: 3 respondents failed to answer this question

Table 22: “Will you consider participating in Tanner Hill Elderly Housing Project” — by Monthly Personal

Income

$5,001 - $10,001 - Over ]
No Income $1 - $5,000 Reject
$10,000 $15,000 $15,000

Freq.* % Freqp % Freqo % Freqq % Freqq % Freqo %

Yes 8 9.3 11 7.7 3 9.7 3 27.3 2 11.8 0 0.0
No 57 66.3 123 86.0 22 71.0 4 36.4 9 52.9 1 100
Not
] 21 24.4 9 6.3 6 19.4 4 36.4 6 35.3 0 0.0
Decided
Total 86 100 143 100 31 100 11 100 17 100 1 100

Remarks: 14 respondents failed to answer this question; Pearson Chi-square=30.57, p=0.001

412

Also, the respondents who have retirement security plan would also have higher
possibility to apply for the Tanner Hill project as they may have sufficient liquidity to
afford the rent and maintain their living standard. The Pearson Chi-Square tests for
statistical significance showed that respondents, who have retirement security plan,
would be more interested in the Tanner Hill project (20.3%), compared with respondents

who have no retirement security plan (6.7%)(Table 23). It reflects that the elderly who
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have assets from retirement plan or saving plan have higher possibility to participate in

the Tanner Hill project.

Table 23: “Will you consider participating in the Tanner Hill Elderly Housing Project” — by Retirement

Security Factor

Have Retirement Security Plan No Retirement Security Plan
Frequency % Frequency %
Yes 12 20.3 16 6.7
No 34 57.6 187 78.6
Not Decided 13 22.0 35 14.7
Total 59 100.0 238 100.0

Remarks: 6 respondents failed to answer this question; Pearson Chi-square=13.66, p=0.001

* “Freq.” means Frequency.
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B)

Major Findings by Comparison of the 3 Age Groups

Reverse Mortgage Programme

4.13 The survey indicated that 63.6% of respondents disagree and strongly disagree that the

payout could handle their financial problem (Table 24). The table also reflects the trend
that older people are less likely to disagree that Reverse Mortgage Programme’s monthly
payout amount could handle their financial problem, including inflation issue. In the 50-
64 age group, the sum of strongly disagree and disagree is 71.8%; In the 65-79 age group,
the sum of strongly disagree and disagree is 67%; and in the 80 or above age group, the
sum of strongly disagree and disagree is 43.4%. It means that the older the respondents,
the more likely that they believe the payout amount could handle their daily expenditure.

Table 24: “I believe the payout amount from Reverse Mortgage Programme could handle my financial

problem, including inflation issue.” — Age in 3 groups

Aged 50-64 Aged 65-79 Aged 80 or above Total
Freq.* % Freq. % Freq. % Freq. %
Strongly Disagree 8 20.5 29 34.1 8 26.7 45 29.2
Disagree 20 51.3 28 32.9 5 16.7 53 34.4
No Comment 8 20.5 19 22.4 8 26.7 35 22.7
Agree 2 5.1 7 8.2 3 10.0 12 7.8
Strongly Agree 1 2.6 2 24 6 20.0 9 5.8
Total 39 100.0 85 100.0 30 100.0 154 100.0

Remarks: 8 Missing answers; Pearson Chi-square=21.44, p<0.05; Total Home-owner: 162

* “Freq.” means Frequency.

Tin Shui Wai Integrated Elderly Community Project

4.14

64.9% respondents either strongly disagree or disagree that they can afford the rental
price of the TSW project (Table 25). However, in the 50-64 age group, 41.2%
respondents agree or strongly agree that they can afford the rental price of the TSW
project. Older people could not afford the rental price in the TSW project. In the 50-64
age group, the sum of strongly disagree and disagree is 33.4%; In the 65-79 age group,
the sum of strongly disagree and disagree is 67.5%; In the 80 or above age group, the
sum of strongly disagree and disagree is 80%. It reflects that the older senior citizens may

not have enough income and assets to afford the rental price of the TSW project.
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Table 25: “I believe that my financial capacity can pay for the rent of the Tin Shui Wai Project.” — Age in 3

groups
Aged 50-64 Aged 65-79 Aged 80 or above Total

Freq.* % Freq. % Freq. % Freq. %
Strongly Disagree 6 11.8 53 34.4 42 52.5 101 354
Disagree 11 21.6 51 33.1 22 27.5 84 29.5

No Comment 13 255 15 9.7 11 13.8 39 13.7
Agree 18 35.3 29 18.8 4 5.0 51 17.9

Strongly Agree 3 5.9 6 3.9 1 13 10 3.5
Total 51 100.0 154 100.0 80 100.0 285 100.0

Remarks: 18 Missing answers; Pearson Chi-square=41.70, p=0.000; Total respondents: 303

* “Freq.” means Frequency.

415 In terms of location, the Tin Shui Wai Integrated Elderly Community Project is
unpopular with the respondents. 59% of respondents do not agree or strongly disagree
that the TSW project is suitable for them. In addition, Pearson Chi-Square tests for
statisticial significance showed that respondents with older age are more resistant to live
in the TSW project. (Table 26)

Table 26: “Tin Shui Wai is nearby my current living place, I can adapt to this place easily, thus this project is

fit for me.” — Age in 3 groups

Aged 50-64 Aged 65-79 Aged 80 or above Total

Freq.* % Freq. % Freq. % Freq. %

Strongly Disagree 7 13.2 39 24.8 32 40.0 78 26.9
Disagree 18 34.0 49 31.2 26 325 93 32.1

No Comment 11 20.8 26 16.6 13 16.3 50 17.2
Agree 16 30.2 40 25.5 7 8.8 63 21.7

Strongly Agree 1 1.9 3 19 2 25 6 2.1
Total 53 100.0 157 100.0 80 100.0 290 100.0

Remarks: 13 Missing answers; Pearson Chi-square=18.68, p<0.05; Total respondents: 303

* “Freq.” means Frequency.

4.16 Compared with their current residence, over half of the respondents still believe that in
terms of location, their current residence is better than the TSW project. In fact, 52% of
respondents disagree or strongly disagree that the TSW project is suitable for them.
However, in the 50-64 age group, 43.1% of respondents agree and strongly agree to live
in the TSW project, and Pearson Chi-Square tests for statisticial significance reveals that
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more older respondents do not want to live in the TSW project than younger respondents.
(Table 27)

Table 27: “Compare with current living place, living in Tin Shui Wai Project is more suitable for me.” — Age

in 3 groups
Aged 50-64 Aged 65-79 Aged 80 or above Total

Freq.* % Freq. % Freq. % Freq. %

Strongly Disagree 6 11.8 29 18.6 26 34.2 61 21.6
Disagree 12 235 52 333 22 28.9 86 304

No Comment 11 21.6 21 135 6 7.9 38 13.4
Agree 18 35.3 43 27.6 17 22.4 78 27.6

Strongly Agree 4 7.8 11 7.1 5 6.6 20 7.1
Total 51 100.0 156 100.0 76 100.0 283 100.0

Remarks: 20 Missing answers; Pearson Chi-square=16.01, p<0.05; Total respondents: 303

* “Freq.” means Frequency.

4.17  For the preferences of Elderly housing project among these elderly respondents, most of
them will not consider the TSW project (71.8%). In the 3 age groups, younger
respondents are less resistant to the TSW project, compared with the 65-79 and the 80 or
above age groups. In the 50-64 age group, the sum of not consider is 58.8%; In the 65-79
age group, the sum of not consider is 69.2%; In the 80 or above age group, the sum of not
consider is 85%. (Table 28)

Table 28: “Will you consider participating in Tin Shui Wai Integrated Elderly Community Project?.” — Age

in 3 groups
Aged 50-64 Aged 65-79 Aged 80 or above Total
Freq.* % Freq. % Freq. % Freq. %
Yes 12 235 16 10.3 7 8.8 35 12.2
No 30 58.8 108 69.2 68 85.0 206 71.8
Not Decide 9 17.6 32 20.5 5 6.3 46 16.0
Total 51 100.0 156 100.0 80 100.0 287 100.0

Remarks: 16 Missing answers; Pearson Chi-square=16.73, p<0.05; Total respondents: 303
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Tanner Hill Elderly Housing Project

4.18 In terms of financial consideration, 77.6% of respondents either strongly disagree or
disagree that they can afford the rental price of the Tanner Hill project. Pearson Chi-
Square tests for statisticial significance showed that older respondents could not afford
the rental price of the Tanner Hill project (Table 29). In the 50-64 age group, the sum of
strongly disagree and disagree is 52.8%; In the 65-79 age group, the sum of strongly
disagree and disagree is 79.2%; In the 80 or above age group, the sum of strongly

disagree and disagree is 91%.

Table 29: “I believe that my financial capacity can pay for the rent of the Tanner Hill Project.” — Age in 3

groups
Aged 50-64 Aged 65-79 Aged 80 or above Total
Freq.* % Freq. % Freq. % Freq. %
Strongly Disagree 13 245 76 47.8 54 69.2 143 49.3
Disagree 15 28.3 50 314 17 21.8 82 28.3
No Comment 12 22.6 12 7.5 6 1.7 30 10.3
Agree 10 18.9 17 10.7 1 1.3 28 9.7
Strongly Agree 3 5.7 4 25 0 0.0 7 2.4
Total 53 100.0 159 100.0 78 100.0 290 100.0

Remarks: 13 Missing answers; Pearson Chi-square=38.86, p<0.05; Total respondents: 303

* “Freq.” means Frequency.

4.19 In terms of location, the Tanner Hill Elderly Housing Project is also unpopular with the
respondents. Only 32% of respondents agree or strongly agree that the Tanner Hill
project is fit for them (Table 30), and 71.8% of respondents in the 80 or above age group
strongly disagree or disagree that the Tanner Hill project is suitable for them. In addition,
Pearson Chi-Square tests for statisticial significance showed that respondents with

younger ages are more acceptable to the Tanner Hill project.
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Table 30: “Tanner Hill (North Point) is nearby my current living place, | can adapt to this place easily, thus

this project is fit for me.” — Age in 3 groups

Aged 50-64 Aged 65-79 Aged 80 or above Total

Freq.* % Freq. % Freq. % Freq. %

Strongly Disagree 6 115 37 234 31 39.7 74 25.7
Disagree 13 25.0 40 25.3 25 32.1 78 27.1

No Comment 11 21.2 26 16.5 7 9.0 44 15.3
Agree 19 36.5 50 31.6 13 16.7 82 28.5

Strongly Agree 3 5.8 5 3.2 2 2.6 10 35
Total 52 100.0 158 100.0 78 100.0 288 100.0

Remarks: 15 Missing answers; Pearson Chi-square=21.27, p<0.05; Total respondents: 303

* “Freq.” means Frequency.

4.20

For the preferences of elderly housing project among these elderly respondents, most of
them will not consider the Tanner Hill project (75.1%). In 3 age groups, younger
respondents are less resistant to the Tanner Hill project, compared with the 65-79 and
the 80 or above age groups. In the 50-64 age group, the sum of not consider is 54.9%; In
the 65-79 age group, the sum of not consider is 76.1%; In the 80 or above age group, the
sum of not consider is 86.1%. (Table 31)

Table 31: “Will you consider participating in the Tanner Hill Elderly Housing Project?— Age in 3 groups

Aged 50-64 Aged 65-79 Aged 80 or above Total
Freq.* % Freq. % Freq. % Freq. %
Yes 11 21.6 12 7.5 5 6.3 28 9.7
No 28 54.9 121 76.1 68 86.1 217 75.1
Not Decide 12 235 26 16.4 6 7.6 44 15.2
Total 51 100.0 159 100.0 79 100.0 289 100.0

Remarks: 14 Missing answers; Pearson Chi-square=18.63, p<0.05; Total respondents: 303

* “Freq.” means Frequency.

Combined responses for the 2 Elderly Housing Projects

4.21

In terms of social care and health consideration, nearly half (45.3%) of the respondents
agree or strongly agree that the 2 Elderly housing projects could improve their health
condition. (Table 32) Pearson Chi-Square tests for statistical significance showed that
younger respondents agree with the statement more than older respondents. However,

over half (50.2%) of the respondents disagree or strongly disagree that it will not affect
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their daily life if they participate in either the TSW project or the Tanner Hill project.
(Table 33) In addition, Pearson Chi-Square tests for statistical significance reflected that
older respondents believe that their daily life would be affected if they live in these 2
Elderly housing projects. It reveals that older seniors would not be interested in these 2

Elderly Housing projects.

Table 32: “Compared with current living place, Tin Shui Wai or Tanner Hill project could improve my
health condition.” — Age in 3 groups

Aged 50-64 Aged 65-79 Aged 80 or above Total

Freq.* % Freq. % Freq. % Freq. %
Strongly Disagree 3 5.8 30 194 19 24.4 52 18.2
Disagree 8 154 37 23.9 15 19.2 60 21.1
No Comment 13 25.0 22 14.2 9 11.5 44 15.4
Agree 24 46.2 52 33.5 22 28.2 98 34.4
Strongly Agree 4 7.7 14 9.0 13 16.7 31 10.9
Total 52 100.0 155 100.0 78 100.0 285 100.0

Remarks: 18 Missing answers; Pearson Chi-square=18.01, p<0.05; Total respondents: 303

* “Freq.” means Frequency.

Table 33: “I seldom go to the district medical centre and social service centre (e.g. Hospital, Elderly centre),

therefore | will not be affected in my daily life if | participate in Tin Shui Wai or Tanner Hill project.” — Age

in 3 groups
Aged 50-64 Aged 65-79 Aged 80 or above Total

Freq.* % Freq. % Freq. % Freq. %

Strongly Disagree 4 7.5 32 20.1 25 31.6 61 21.0
Disagree 11 20.8 45 28.3 29 36.7 85 29.2

No Comment 17 32.1 28 17.6 13 16.5 58 19.9
Agree 17 32.1 45 28.3 8 10.1 70 24.1

Strongly Agree 4 75 9 5.7 4 5.1 17 5.8
Total 53 100.0 159 100.0 79 100.0 291 100.0

Remarks: 12 Missing answers; Pearson Chi-square=25.93, p<0.05; Total respondents: 303

* “Freq.” means Frequency.
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C) Major Findings from the Comparison between Statistics of the Hong Kong

Mortgage Corporation and Statistics of the Questionnaire Survey

4.22  Since the Reverse Mortgage Programme was implemented in Hong Kong in July 2011,
the Hong Kong Mortgage Corporation has recorded the data of successful applicants (up
to February 2012). On the other hand, the PolyU research team organised questionnaire
surveys between August and November 2011 to better understand the preference and
affordabiliy in reverse mortgage. The factors of considering participation in RM

responses to be compared with the HKMC’s data in three demographic criteria, including

age of borrowers, appraised property value and property age are below: (Table 34)

Table 34: Comparison statistics between HKMC and PolyU Research Team in 3 criteria

HKMC

PolyU Research Team

Age of borrowers

Average of 71 years old
(Range: 60 — 93 years old)

Average of 68.23 years old
(Range: 52-90 years old)

Appraised property

value

Average of HK$3.7 million
(Range: HK$0.8 million —
HK$19.5 million*)

Average of HK$5 million
(Range: HK$2 million —
HK$8 million)

Property age

Average of 30 years
(Range: 7 — 53 years)

Average of 28.92 years
(Range: 8 — 50 years)

* The property value for determination of monthly payout is capped at HK$8 million

Source from: Hong Kong Mortgage Corporation; Cumulative figures as of 29 February 2012

4.23 Table 34 shows that the average age of borrowers from these two sets of data are only

slightly different. The result is different by only 3 years. The range of borrowers between

the two sets of data is substantially overlapping.

4.24  The appraised property value from these two sets of data are similar. The average
appraised property value from HKMC is $3.7 million, and the average appraised property
value from our research ranged from $4 million to $6 million. Also, the property age for
reverse mortage are almost the same. There are only 1.1 years difference in the mean
property age from these 2 sets of data. The above comparison reveals that the

demographic information of the respondents from our survey is a good representation of

those who really made applications for the RM.
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D)

In-depth Interviews for Case Studies

Introduction

4.25

4.26

In an attempt to better understand the opinions of seniors for preferences and
affordability in housing equity programme and housing for the elderly, in-depth
interviews for case studies were conducted. From January to February 2012, the research
team held 12 in-depth interview sessions for the soon-to-be-old (i.e. 50 to 59) and young-
old groups (i.e. 60 to 74). The main focus of the case study is to understand the
respondents’ comments on the reverse mortgage programme, the housing for the elderly
offered by HKHS and their perception of housing for the elderly. Here below is a brief
account on the sources of cases, the criteria of case selection and a brief profile of the
interviewed cases. Then major findings shall be presented and discussed. The discussion
is to be descriptive and inferentially derived from evidence observed in the case

interviews.

Interviewees for case studies were referred by two social services organisations, namely

St. James’ Settlement and Evangelical Lutheran Church Social Service - Hong Kong.

The Discussion Guideline

4.27

A semi-structured interview guide was used (attached as Appendix 3), so that the
informants could express themselves freely. This allows more flexibility for investigative
probing during the interview process. Discussions were recorded with the consent of

participants. Each interview ranged from 25 minutes to 1 hour.

Profile of Interviewees

4.28

12 individual interviewees from 57 to 69 years old were sampled for the case studies.
Detailed profiles of the interviewees are attached as Appendix 4. Here below is a brief

demographic information of the interviewees.

- 46 -



()

4.29

(b)

4.30

(©)

431

Personal income of the Interviewees

In fact, all of the interiewees have retired and their income came from different sources. 4
of them from their pensions, 4 from their family members, 2 from stock market interest,

only one uses his own Mandatory Provident Fund for daily expenditure.

Living place of the Interviewees

Concerning the living places of the interviewees, 5 of them were living on Hong Kong
Island: 2 were living in Eastern District, 2 in Wai Chai District, and 1 in Southern District.
At the same time, 5 of them were living in the New Territories: 4 were living in Shatin
District, and 1 was living in Tsuen Wan District. The remaining 2 interviewees, 1 was
living in Kowloon City District and another one refuses to provide an answer for his

living place.

Education Level of the Interviewees

In terms of education level, 6 of them studied at Secondary level, 5 at Tertiary Level, and

one interviewee refused to answer his education attainment.

Major Findings

(@)

4.32

4.33

Comments on the Reverse Mortgage Programmes

Amongst the 12 interviewees, the majority of them regard their payout amount based on
their property value in the RM as not enough for their daily expenditure. They believe
that the payout amount cannot relieve the problem of inflation in the current economic
situation. This is because their housing value are not high in the housing market (some of
them live in Home Ownership Scheme units). Also, most of them do have savings, so the

payout amount is not attractive to them.

Most of the interviewees believe that their assets in cash or saving is enough for their
retirement expenditure, and some of the interviewees replied that the programme is the
last resort to increase their daily income when they have no income from pension,

children or other sources. Actually, most of them still have the belief that having their
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4.34

4.35

4.36

4.37

own houses is more secure. The reverse mortgage may affect their feeling of security and
they do not prefer to use their house ownerships in exchange for limited amount of

monthly payout, so most of the interviewees had no interest in the reverse mortgage.

For renovation, they could use different methods to solve this problem, for example, they
could sell their flats and live in smaller sizes flats, or apply for second mortgage, and so
on. Most of them did not prefer joining RM to renovate their homes, and some
interviewees replied that they will consider RM as a last choice to solve renovation

problem.

Given the pay back loan condition, some of them preferred one-off pay back scheme, but
some of them suggested that the project could be flexible in pay back method (i.e. include
several times pay back and one-off pay back pattern) to let applicants or their successors
choose the most suitable one. On the other hand, many of them believed that joining RM
would increase their childrens’ burden in financial loans. In general, they would not like
to pass their loan to their children, thus they will use any other methods to maintain their

elderly living standard but not RM.

For the factor of family succession, most of them admitted that they want to bequest their
homes to their children, and they believed that elderly without children would be more
likely to participate in RM. However, some respondents replied that their children have
already bought their owned houses, thus it would not be necessary to pass their property
on to them. Yet, even if their sons or daughters have their new flats, these interviewees

still keep their homes and would not consider RM in the current situation.

In health consideration, some of them mentioned that they have medicial subsidy or
saving for medical expenditure. 2 interviewees mentioned that they will consider RM if
they have health problems, but the rest of respondents just regarded that health condition
IS an uncertain issue and cannot be predicted. The payout of reverse mortgage is too little
to support the medical cost, thus they would not use housing equity as financial sources if

their health conditions get worse.
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Table 35: Selected expression of interviewees in the comments on the concept and content of the Reverse

Mortgage

Case No. Quotations

(1) The monthly payout amount in the Reverse Mortgage is not attractive for them

011

I have no plan to join the reverse mortgage. This project is fit for those elderly who are living in
private property. The monthly payout amount is not enough for daily expenditure unless the

property value increase and the monthly payout amount increase based on the property value (£&

R HERS - BIEERERET S - F£4FE 7). This project is suitable for those elderly who

do not know how to invest.

(2) Their assets in cash or saving is enough for the daily expenditure

I have pension after retired and pension allowance is enough to cover my daily expenses, so no
need to apply for the reverse mortgage (B A ANES @ A FEZE 7). Some elderly may

001 consider the reverse mortgage if they think that the Old Age Allowance is not enough for their
expenditure.
(3) Feeling more secure if they hold their flats
I have more sense of security if | have my own flat. Unless | have no choice, otherwise | will not
006 participate in the Reverse Mortgage programme (G LLEHA Z2 & - BRIEGA L > SRIRNE
BRI ENHE o RIRHVERE).
(4) Do not like to pass their loan to their children
If the elderly apply for the reverse mortgage programme, that means they would not plan to
payback the loan because they have no assets to cover their daily expenses. Their children may not
006 pay back the loan since these children are facing an unstable working environment (&3 £ 1%

18 ZAEHEERE - AASITEZARARSE  EE PN  AINE - T
LARDEIER] - BEERMEE] - GIATE S TE ~ 2 TEAMEE - NEREEE).

(5) Bequest their homes to their children

002

I will prefer to give my flat to my children, and | need not apply for the reverse mortgage because |
do not want to create trouble to my children (2% B H84E T4 » S F B 2E » FEF
i)

(6) Health condition is an uncertain issue and cannot measure

I will consider my health condition, but I think there is no need to apply for the reverse mortgage in

011 my current situation, | will consider this programme if needed (&5 {#5%E » HIRIFAEHE -
FIFERFHE5E).
4.38 For the bank charges and insurance in RM, some respondents opined that the charges are

complex and too expensive for the interest rate, but some respondents believed that it is

acceptable.
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4.39 For the eligibility to apply for RM, half of interviewees expressed that the eligibility is
reasonable, but a few of them regarded that is too strict for elderly because many
properties in urban areas are over 50 years; they suggest that the programme should
waive the restriction of property age.

4.40 To conclude, many interviewees believed that RM was good for single seniors or elderly
couple who have no children, and they reflected that the charges of reverse mortgage are
too complex. More importantly, they believed that the government should provide more
allowances to elderly who have property, in particular broaden the restriction of property
age (e.g. broaden to 60 years or below). Based on the above feedback, all of the
inteviewees opined that they will not participate in the reverse mortgage programme

unless they have no saving or income.

Table 36: Selected expression of interviewees on the charge and condition of application for the Reverse
Mortgage
Case No. Quotations

(1) The charges are complex and too expensive

I think the programme has too many types of charge; elderly is hard to calculate. The consultation
004 charge is quite expensive even the applicant does not know the application result (U &K% » Z A
HEETREUETE - REEET) > SIS —HE).

| feel the charges are complicated and |1 am not familiar with the bank charges and insurance fees
(EREERE - APEIRTUE R RE).

(2) The eligibility is reasonable

010

I believe no bankrupt by applicants is reasonable, and the age of eligibility also acceptable to me.
As | do not understand the charges of bank, so I cannot judge whether the charges are right or
wrong. For the property age, | think that is acceptable (¢ G ELE & » FESSH - WESIA
B2 - BEEREE - HEDIHIER - MG,

006

(b)  Comments on the Tin Shui Wai Integrated Community Project (Tin Shui Wai
Project)

4.41 In economic aspect, all interviewees expressed that the rental price in the Tin Shui Wai
Project is expensive, this is because many elderly in Hong Kong cannot afford this rental
price (about $5,000 - $11,000 per month). Only few elderly will consider the 500 sqg.
feet’s unit in this project. Some respondents suspected whether the Hong Kong Housing

Society provide social services project for elderly, and they opined that the purpose of
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4.42

4.43

4.44

this project is not correct. In general, seniors cannot afford rental price at this level, but
the rich seniors have many choices to upgrade their living standard when they are old. As
a result, they predict that only a few elderly would live in this elderly housing units.
Obviously, the price setting is not right.

Some respondents objected to the restrictions of lease eligibility must be 60 years old or
above since they want to live with their children and to be taken care of by them.
However, some interviewees accepted this arrangement because they believed that the
facilities and units should be served for elderly only, and they should have their own
spaces and own living styles. If the elders want to live with their children, they can rent in

private housing where they can live nearby or with their children.

In fact, the size of 500 sg. feet unit is supported by most interviewees since they think
that this size is fit for 2 seniors in daily living, but 1,100 sq. feet units and 1,300 sg. feet

units are too large for 2 elderly according to the comments from the interviewees.

The facilities in the TSW project is accepted by most interviewees, but the facilities of
entertainment services and medical services should be improved. Besides, the residents in
this project could have more public spaces for their communciation with their neighbours.
Also, the size of housing unit can be smaller.

Table 37: Selected expression of interviewees for the Tin Shui Wai Integrated Community Project

Case No. Quotations

(1) The rental price for the Tin Shui Wai Project is expensive

The rental price is quite high, and the residents need to pay fees for all facilities. If the rental price
decrease to 40% of rental price in urban areas, it would be acceptable. For those elderly who have

003 more money, they can pay full price (W= » S > 47K ~ B~ 4 - B - FREEEAR
HHCLEE o WHRERTHE - HEURIT A2 - FRARE IS - TR /E).
The price level is too high, most elderly cannot afford this level of rental price. The total
expenditure is bewteen $15,000 and $30,000 per month. If the senior(s) can pay this level of rental
007 price, their living places should not be bad, and they will have many other choices (KZ#E - k%%

BMAENG AR & TRREELE=8 A - EZMA - EHHTEHAE > B
AARBESZNT > BESZ(TRIER A R - IR 1R 2 EEE).

(2) 500 sq. feet unit is an appropriate size for the elderly

006

The 500 sg. feet unit is of appropriate size for 2 elderly, and the package of design is good, but the
rental cost is high (FETECERA$E - AN AT LL > 2128 2 {6 A 500 IRUZ T LAY » {EAUEZIL
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).

(3) The facilities of the TSW projects is acceptable

I regard that is good and enough for elderly, but the fees are expensive ({R4F » Tl B EEHEHL E 5

005
el > N AEE ).
The facilities are enough for seniors, the most important is sport facilities. If the project provides
more entertainment facilities it would be better, because it can enhance the chance to communicate
011 with other residents. The size of living units could be smaller, and with more public areas in the

project (R fti e % » B B PRIESI o WISRIRSERRNE S 2 ily - TERE - BB AR

ZEE AT DL — 28 > 22 ] 25— ERRTT).

(© Comments on the Tanner Hill Elderly Housing Project (Tanner Hill project)

445 In economic aspect, all interviewees expressed that the rental price is very expensive,
most elderly in Hong Kong cannot afford this level of rental price (about $15,000 -
$24,000 per month). Some respondents regarded that the Hong Kong Housing Society
should not focus on earning money in this elderly housing project, as the rich seniors
have many choices to upgrade their living standard, they need not attend this kind of
elderly housing units, so the price setting is not correct. In addition, they complained that
they cannot estimate the total expenditure per month because the management fee and
facilities services fee in the project are not listed out, thus the interviewees would not

consider the Tanner Hill project because of finanical uncertainty.

4.46 Similar to the comments on the Tin Shui Wai project, some respondents objected to the
restrictions of lease eligibility must be at 60 years old or above, but some interviewees
accept this arrangement because facilities and units should be exclusively served for the
elderly. Also, the elderly could have their own spaces and their own living styles.

4.47 The design of the Tanner Hill project is acceptable to most interviewees, but most of
them opined that 1,100 sq. feet size and 1,300 sq. feet size are too large for 2 elderly, and
they believed that the environment of the Tin Shui Wai project is better than the Tanner

Hill project.

4.48 On the other hand, in the scope of the facilities and services, the respondents commented
that the lack of facilities on the project site is reasonable as the location is good (North

Point) and many existing facilities in North Point could be served for this project’s
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residents. Therefore, the facilities in this project and local facilities in North Point could

fulfill their daily needs.

Table 38: Selected expression of interviewees for the Tanner Hill Elderly Housing Project

Case No. Quotations

(1) The rental price of the Tanner Hill Project is too expensive

The rental price is too expensive; this project is served for rich people. | need to pay for

001 management fee plus rental price, which may not be affordable to me (K& 7T @ R EMLELFH &

A HEHOARESE - MHEAEHE).

The rental price is too expensive; | think that is affected by the increasing land price. I will not

consider this project because it is really too expensive. | believe that the elderly housing policy
should not set a target for earning money. User pays principle is acceptable in original, but if the

011 insitution transfer the cost of land price to the elderly, that is not accepable (fH& & » ZH{EYE

AR - IEBH/RE - FTIRE RSN - R st E ez S s HAY - FZ B
KA (HERENELHER I E - B K.
(2) 1,300 sq. feet unit is too large for the elderly

I think 1,300 sg. feet unit is too large. It is because 400 sq. feet unit is already adequate for 2 elderly
residents. If the unit is too large, the elderly will only store unnecessary items in the house. Except
for the disabled people, who may required more rooms for supporting equipment. Therefore, the
institution should build smaller size units in this project (1300 IREE{i7 KK T » 18 HFNERE - 2 A
{F 400 IRELfi e st » M5 R R ERGEY) - BRIEAEBEA L - REEAESERE - [EZES
— It 500 IR B A7r).

I regard that there is no need to build high class units. In fact, the project should build more smaller
012 size units (fFFHZEEE - HH 2 (B AEATER » BEFBEAER ? EZ/NEHEENL - ZHEAE
).

(3) The facilities of the Tanner Hill projects is acceptable

010

I know that there are many community facilities for the elderly in North Point (L& ff#T B 1R %3

004 .
NAL ).
012 There are many facilities for the elderly in North Point, the project to have some facilities in public

area would be okay (FIERCERM 2 » fEFTAACE —EHVERHM I 2 59).

(d) Comments on the Housing for the Elderly

449 Majority of the interviewees reported that some factors may attract them to live in

housing for the elderly as follows:

-53-



(i) they can live with their elderly friends and to maintain good relationship with their

neighbours.

(i1) good medical facilities and services, especially home care services.

(iii) their income to be increased in the future.

(iv) they could stay at the housing for the elderly in the long term.

(v) they would like to give up their current living space to their children.

Table 39: Selected expression of interviewees on factor(s) attracting them to live in housing for the elderly

Case No.

003

I prefer to live in community housing for the elderly, it has medical facilities and services. | will

Quotations

give up my current living place to my children, and live in other place with my partner since it will
be too crowded if the elders live together with their children (Fk{RE 5 f3 A\ M aXAYER AT
& - R BB o IRE e G E IS 0 WEEABEAE - RARG T
G > S SR BEE).

009

It depends on daily care services, cleaning services like room services in hotel, which means the
residents have been taken care of by care givers. | think the elderly who are disabled or have illness,

have no family care giver and having some assets but cannot employ home carers may consider this
type of housing for the elderly (157 H & BgR 5 ~ J52ARES - BPIATAERS - A ARE - St
ANB#EEGEET W HIZARNERER - 1 EALEREXCRUNFEEE 2 @ T ANEE
A EEEELERER).

450 According to the responses of these 12 elderly interviewees, the housing for the elderly is

required to satisfy the expectations of these potential applicants. From economic aspect,

the rental price of the elderly housing should not be too high since they just want to live

in basic standard housing units. At the same time, the government should provide some

subsidies for poor elderly in order to ensure these elders could apply for elderly housing.

451 For the elderly housing policy, they claimed that the government should not use elderly

housing as a tool for earning money or apply market mechanism the same as private

sector housing. The government, in constrast, should introduce a long term elderly

housing policy to respond to seniors’ housing needs, including production of low rental

price elderly housing, renovate current public housing for conversion to elderly housing

and provide financial subsidies package to senior homeowners.
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Table 40: Selected expression of interviewees on housing for the elderly

Case No. Quotations

The housing for the elderly should set a lower rental price, such as $1,000 to $2,000 per month, like

rental public housing. Also, the flat should equip with comprehensive indoor facilities, for example,

001 kitchen and washroom. The elderly could meet with their friends easily by living in the same estate
(EE—BL  RY—TE =TT R ANE - S59MT ESusctl - BIaisT 5 ~ 25 -
if—3E A A PA—#E).

Firstly, I think the amount of elderly housing should be increased; the elderly could live in elderly
housing if they needed (8= 5% » A EZEHE A{F). Secondly, the government needs to give
allowance to residents who live in elderly housing, similar as public housing (75 B ERE » A1RY
{H/5J2). Thirdly, the elderly who can afford this rental price of these two elderly housing projects
003 need not take the resources from the government. It is because their assets or income could buy or
rent the private flat (F]LASZ AP iERFEEAI AL - EARE DI ER - ARZ(EHBUINER).

Fourthly, the government should select more appropriate lands in urban area to build elderly
housing units (£l 2% 158 B % &t 7).

452  As elderly applicants have different family structures and financial situations, flexibility
in living pattern is necessary. Some of the interviewees believed that renting in elderly
housing is suitable for them, but the others prefer housing for the elderly should be
bought by eligibile applicants. At the same time, many repsondents prefer the inter-
generation pattern, of which they can be nearby their children, and some interviewees
believed that their children who live in the same estate is the most effective way to be
taken care of. In contrast, some respondents like to live in elderly community model
housing because they want to make friends with elderly neighbours. Based on the above

comments, the interviewees have different preferences in their living pattern.
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Table 41: Selected expression of interviewees on the living pattern of housing for the elderly

Case No. Quotations

I prefer inter-generation model since the Chinese like to live with their children, so the design of

housing estate for the elderly could be one building for the elderly and another one for their

003 children (FfHFPEEZUEE » FREIAFGEE F2ZEE - FrlA—BR&GF22(E - —mEEAN
%)
I think the elderly housing should provide for seniors only. The elderly need not live with their
012 children if the seniors receive good services and have comprehensive facilities. The elderly also

want to have their own space and live alone (330 B E EETEZGES » DERENEE
TERRIS T ARBEE T EE - R EARIE 1L 22 R).

4.53 In the rental price and service charge pattern, the majority of interviewees regarded that
setting two patterns for the elderly housing residents would be better as the residents can
choose one of the two patterns (i.e. renewal lease per year or long-term lease) based on

their needs or abilities.

Table 42: Selected expression of interviewees on the rental price and service charge of housing for the elderly

Case No. Quotations

The applicants can choose from 2 patterns, that is either renewal lease per year or long-term lease,
for more flexibility to the seniors. However, | do not agree these housing units could be bought by
006 the seniors since the unit(s) would be wasted once the seniors passed away (o] DU IR 4EFH B
— RSB M REERE - Zrfb—8 - EJTH - AREEEE > mEREEEES

).

I think more choices would be better for applicants and no need to limit to one option. Also, the

rental price should be adjusted (higher and lower). | do not agree that these housing units should be
bought by the seniors (24T » SEAMRIE—FE 7= - FHE AT Al - A EFEIEE -
Ry htsgatE).

011

454 In term of facilities and location, most interviewees answered that the medical facilities
and services are esstential for them, and sport facilites are also necessary for their daily
life and to maintain good health. The location of elderly housing is not a vital factor for
them as some interviewees prefer living in urban areas, but some of them do not. The

preferences of location is not conclusive.
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Table 43: Selected expression of interviewees on the facilities for housing for the elderly

Case No. Quotations

The essential facility is medical facilities in the elderly housing, and if it has some entertainment

004
and sport facilities it would be okay (5 52 2Bl - A/ BEF%E > BEEZHifHE )

The first priority is medical facilities; the second one is entertainment facilities, and some sport
008 facilities should be provided in the elderly housing (55—8& &V EA - HRB LS © B85/
FEWEDEF).

455 To sum up, these interviewees stressed on the rental prices in elderly housing. Some of
them expressed that these two elderly housing projects could be reviewed again by
experts in order to improve the content of the projects. Few of the interviewees reflected
that the government should absorb part of the rental price and set up long-term housing
policy for the elderly as the government has a huge financial surplus in the last financial

year.
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Chapter 5 Interviews with Stakeholders

Introduction

5.1

In order to obtain more in-depth understanding for the reasoning behind the data
collected from the questionnaire survey and to verify the validity of the results obtained
in the case studies (Chapter 4), structured interviews with selected stakeholders are being

conducted.

Structured Interviews with Stakeholders

5.2

5.3

The template of stakeholder questions (Appendix 5) was developed to collect views from
the stakeholders. Prior to conducting an interview, the template of questions for
stakeholders was sent to the interviewees for his/her reference. This would allow the
research team member to ask questions and to interact with the interviewee(s) while
another research team member is taking the meeting notes. On one occasion where the
interviewee cannot attend the meeting, she was invited to answer the questions based on

the initial findings, via email or fax.

The structured interviews were targeted for government officials, the Hong Kong
Housing Society representatives and social service agency representatives. Hence, Six
suitable interviewees were identified and invited to participate in the interviews. Two of
them are social workers who worked in elderly services centres, one is Chairman of the
Elderly Commission, another three are representatives of the Hong Kong Housing
Society.

Table 41: Information of the interviewees

Types of Stakeholders Name Institution
Government officials Prof. Chan Cheung Ming | Chairman of  the Elderly
Commission, HKSAR
Non-government Representatives The Hong Kong Housing Society
organization
Social Services agency Ms Leung The Mongkok Kai-fong

Association Kowloon Chamber of
Commerce Centre for the Elderly

Social Services agency Miss Carmen H.W. Ng Retired Persons Service Centre,

St. James’ Settlement
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Results of the Interviews with Stakeholders

A)

5.4

5.5

5.6

5.7

5.8

Reverse Mortgage Programme

The responses of government officials, Professor Chan, explained that the problem of
Reverse Mortgage is the low value of housing by the self-occupied elderly. The statistics
from the Census & Statistics Department showed that about 20-25% elderly in Hong
Kong have their own properties, but most of the properties are old buildings (i.e. high
property age). The low value of housing therefore could not receive enough money from

monthly payout amount to improve their daily life.

For the cost of RM, Professor Chan explained that high administrative cost from banks
and small number of participants in HKMC would affect the interest rate and insurance
fees since this is lack of economies of scale at the beginning. If more elderly participate
in RM, the bank and HKMC may be able to reduce the interest rate and insurance fee.

Professor Chan also agreed that the Chinese traditional culture affect the decision in RM.
The elderly prefer leaving their properties to their children. Thus, this factor affect the

effectiveness of RM.

The responses of social services’ representatives agreed that RM in Hong Kong is not
suitable for the low income group elderly. It is related to low monthly payout amount in
the programme. In fact, many elderly home-owners are living in old buildings and those
are of low value in the housing market. But at the same time, they may face high
renovation cost if the building needs to be renovated. Besides, the flats may be their only
property, it would be a risk when they need money in emergency. If they participate in
RM but the lump-sum loan(s) could not pay for their emergency fee, they may not have
another source to solve the financial problem. In this situation, RM is not suitable for low

income group elderly when the seniors only have low value houses.

Low monthly payout amount is the main cause to refuse RM by the elderly. The amount
of monthly payout of “Under 2 Million” is low, and the owner needs to pay for the daily
fees of that flat (i.e. management fee, renovation fee, etc.), then the actual amount which

could be used for their living is not much.
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5.9

5.10

5.11

B)

5.12

From the perspective of educational background, the social services’ representatives
regarded that highly educated elderly could be more open-minded and more easily to
accept new ideas. At the same time, these elderly have more money saving and higher
monthly income than other elderly. The monthly payout amount is only a part of their
total monthly income or seem as extra money, especially if they have over one property
in their assets. Thus, the responses in the survery showed that the higher education
background are more interested in RM.

From the family succession aspect, social services’ representatives expressed that
succession factor is an important factor for the elderly to consider whether to join RM or
not. The Chinese culture promotes parents leaving properties to their sons or daughters,
holding the family property can also maintain contact with their children and other family

members. Thus, they resist to join RM.

In the survey, the data revealed that the older respondents are less likely to disagree than
others that the monthly payout could handle financial problems. In general, the older
senior citizens may spend more medical expenditure than younger seniors; however, the
social services’ representatives explained that the government is going to allocate more
medical expenditure. The older elderly could use the medical services from the
government. On the other hand, younger seniors think that they could not rely on the
government for medical services. The young seniors therefore prefer to use private
medical services. High expenditure of the private medical services result in disagreement
in the monthly payout which could not handle financial problems of the younger seniors.

Tin Shui Wai Integrated Community Project

Professor Chan admitted that the price setting is quite high; this is because the
government has not intervened in the development of the Tin Shui Wai project, and there
was no land grant when HKHS planned to build this project. Although many elderly
expected that the government would subsidise land price for the development of elderly
housing, other people may criticise that it is in a way providing subsidy to middle class

seniors.
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5.13

5.14

5.15

5.16

In addition, the difficulty of HKHS is not the sales of this elderly housing project, but the
continuous services to be provided after project completion. According to information
from HKHS, over 700 elderly applied for the SEN projects. In contrast, the residents
have many expectations in the charges they paid for facilities and services in the SEN
projects. Yet the price of using facilities and services, and the lack of diversified
facilities and services provided by SEN have disappointed some of the residents. To
avoid the above problems, the Tin Shui Wai project should provide various types of
facilities and services to fulfill the needs of the elderly, for example, it should has guest
house for the children of residents to have temporary accommodation to visit their elderly
parents. It would fulfill the needs of the residents who want to meet their children more

often.

The view from social services’ representatives stressed on the price and location of the
Tin Shui Wai project. They claimed that the current rental price level of the Tin Shui Wai
project is 90% of the rental price of the private estate. At the same time, some elderly
expressed that Tin Shui Wai is too far away for them, plus there are many sad stories
about Tin Shui Wai; a stereotype had already been made. If the elderly do not consider
the district but mainly focus on the rental price, private housing in the Mainland just
across the border would be an alternative where the price would be lower and the location
is not that far away from Tin Shui Wai. Therfore, the Tin Shui Wai project is not

attractive from the elderly’s point of view.

From the price perspective, HKHS representatives replied that the objection and criticism
of the rental price of Tin Shui Wai project are expected. They explained that the Tin Shui
Wai project could not be compared with SEN because the market segment of the target
group is the elderly who has over 1 million US dollar’s assets (who are financially
independent without government subsidy). In Hong Kong, there is no other elderly
housing project for upper class elderly until the Tin Shui Wai project and the Tanner Hill
project. These two projects are the pilot projects in order to set high quality standard for
elderly’s housing market. Thus, the Tin Shui Wai project is not aimed at middle class and

lower class elderly.

From the location perspective, representatives of HKHS responsed that it is a common
response that the elderly feel far away from their living place and reject living in Tin Shui

Wai. The older elderly’s adaptation and mobility is weaker than the elderly of other age
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C)

5.17

5.18

5.19

5.20

groups, and they would not want to change their living environment. Thus, the Tin Shui
Wai project is not attractive to them. On the other hand, the younger elderly or the soon-
to-be-old group can adapt to a new living environment easily, and their high mobility are
similar as adult group, thus they have no difficulty to go out to other districts and to meet
their friends easily. Therefore, the project also focuses on the younger elderly who are

more acceptable to live in rural area.

The Tanner Hill Elderly Housing Project

In fact, the price setting for the Tanner Hill project is similar to the Tin Shui Wai project,
Professor Chan also admitted that the price setting is quite high in Tanner Hill because of
the same reason for the Tin Shui Wai project (the government has not intervened and no

land grant), thus the criticism from the public is the same as for the Tin Shui Wai project.

The view from social services representatives claimed that the rental price of the Tanner
Hill project would be higher than Tin Shui Wai in accordance with the district (North

Point) , the appropriate rental price could be 70% of market price.

For location of the Tanner Hill project, social services’ representatives explained that the
younger elderly believe that the transportation system was good in North Point, and their
family members can visit them easily. Also, the younger elderly are more willing to
participate in the community, for example voluntary work and joining training courses.
The location is attractive for younger seniors. However, the older seniors believe that it
would be hard to build up a social network, plus they have a strong sense of belonging
with their current living district, so the above could explain the result from the data

analysis.

From price perspective of the Tanner Hill project, the explanation of HKHS
representatives is similar as for the Tin Shui Wai project that they expected the objection
of the rental price level from the public. Similar as to the Tin Shui Wai project, it could
not be compared with SEN because the market segment is targeted for the elderly who
has over 1 million US dollar’s assets (who are financially independent without
government subsidy). These two projects are the pilot projects in order to set high quality
standard for the upper end of the elderly’s housing market. Hence, the Tanner Hill project

is also not aimed at middle class and lower class elderly.
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5.21

D)

5.22

5.23

5.24

5.25

From the location perspective of the Tanner Hill project, HKHS representatives claimed
that the younger elderly or soon-to-be-old group are more likely to accept a new living
environment, and their high mobility allows them to easily go out to other districts to join
activities or to meet their friends, similar to that of the Tin Shui Wai project. However,
the older elderly, whose adaptation and mobility are weaker than other age group people,
do not want to change their living environment. Thus, the Tanner Hill project is not
attractive to them even though it is located in the urban area. The project is also focused

on the younger elderly.

Combined comments for the two Elderly Housing Projects

In terms of health consideration, a representative of social services answered that the
elderly accepted the package of facilities, health care services and believed that the
environment of these two elderly housing projects are good. Another representative of
social services opined that for improvement of the elderly health condition, one of the
characteristic of young elderly is “they ask when they do not understand”, and it is easier
for them to get advice from professionals. A club house will be installed which would
provide places for them to do exercise, and there are venues for them to conduct their
social gathering. As a result, the occupant will be healthier both physically and

psychologically when living in these two housing projects.

Although the elderly agreed that the projects could improve their health condition, it does
not necessarily mean that they would participate in these two projects. It is because the

health condition is just part of their concern in the aging process.

In addition, financial, facilities and social factors are also other important factors in their
aging consideration. They would consider their financial affordability and their social
network situation in whether they can easily meet with their old friends (for instance, the
friends in elderly services centre). For the facilities factor, if the facilities inside the
housing project could be found in their current living community, the interest to

participate in these elderly housing projects would be lower.

The representative of HKHS has similar comments for the health factor. They agreed that

the facilities and environment could improve the residents’ health condition, but they also
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understood that the participation of the elderly is more related to the elderly’s
affordability. If their economic abilities are not good enough to pay for the rental price
and the management fee, they would not be intersted to join these two housing for the
elderly projects. The health factor is not so important for the elderly, as compared with

the economic factor.
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Chapter 6 Discussion

6.1

A)

6.2

6.3

6.4

In this chapter, the discussion covers many aspects echoing findings from the survey,
case study, interviews of stakeholders and literature reviews. The discussion divides into
4 parts, including positive and negative effects of Reverse Mortgage, preferences of the
two elderly housing projects (i.e. Tin Shui Wai Intergrated Community Project and
Tanner Hill Elderly Housing Project), affordability of the two elderly housing projects,

and discussion of housing for the elderly in Hong Kong.

Positive and negative effects of Reverse Mortgage

Increasing seniors’ income without selling their houses

Reverse Mortgage has some positive benefits for the society. The purpose of RM is that
using housing equity to increase seniors’ monthly income, and to solve their financial
problem such as paying for medical fees or renovation fees. Also, applicants’ successor
has first priority to pay back the loan before the bank collects the houses. In fact, the
government and the society could reduce pressure for serving the elderly in financial
aspect since the value of housing is released by RM. When the elderly receive more cash,

they could consume what they like so as to boost their living standard.

Building up secondary market for Reverse Mortgage

Reverse Mortgage is a new programme for the elderly in Hong Kong. In future, when the
applicants terminates their RM (or when the borrowers have passed away) and the bank
sells their property to recover the outstanding loan owed, the supply of private housing
would be increased. The customers in housing market would have one more choice to
select suitable housing units based on the price and their needs, and the real estate market

would be more diversified.

Monthly payout amount is not attractive for general elderly owners

There are some negative effect of Reverse Mortgage. In fact, monthly payout amount is

the main concern to be considered by the elderly in Reverse Mortgage. In Section 4.32,
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6.5

6.6

6.7

interviewees replied that the payout amount is not enough if based on their property value,
even they believed that the payout amount cannot deal with their financial problem, for
instance, inflation. Also, Section 4.7 points out that respondent who has high housing
value would be more interested to join RM, low housing value owners would not be
interested in RM. In Hong Kong, 43.5% seniors are living in subsidised home ownership
housing and private housing (Census & Statistics Department, 2012). Most of them are
home owners but many elderly are living in low value housing, such as living in “Tong
Lau” in Tai Kok Tsui, Sham Shui Po and To Kwa Wan. As the housing values of these
“Tong Lau” are about 1 to 2 Million per unit, these elderly refuse to use their flats to
receive monthly income via RM since they may only have about $1,500 to $3,500

monthly payout.

In fact, the various research in foreign countries indicated that the probability of choosing
RM was positively related to the level of housing equity (Weinrobe, 1987). The above
comments reflect that Reverse Mortgage Programme is not attractive to most elderly, and
therefore they are not particularly interested to participate in this programme.

The assumption of using Reverse Mortgage that relieving “Rich assets but cash poor”

elderly is not suitable in Hong Kong

The designers of Reverse Mortgage assume that RM could relieve the financial problem
of low income elderly. However, Section 4.5 points out that the assumption of “Rich
assets but cash poor” elderly are more interested in RM cannot be applicable in Hong
Kong’s situation. The lower income elderly usually reduce their expenditure even lower
than their living standard in order to retain their flats. In addition, Weinrobe (1987)
opined that the probability of choosing RM was not associated with current income as a
percentage of equity. They may be afraid of losing all assets if they apply RM in their
low income situation. Therefore, the low income elderly are unlikely to take part in

Reverse Mortgage.

Having different methods to boost their monthly income

Actually, the elderly have other approaches to increase their assets or income except RM.
Many respondents expressed that they can lease their owned house and rent another place

to generate income, or they sell their flat and then buy a smaller size unit within the same
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district, or even have a second mortgage. Other interviewees regarded that RM is a last
resort to increase their income if they have financial pressure in future. High price in
housing unit and low interest rate in mortgage has created some other choices for these
elderly home-owners with more flexibility to tackle retired income in these years. As the
elderly have different methods to deal with their financial problem, RM may not be

considered by the elderly to raise their monthly income.

The cost in Reverse Mortgage are expensive and unclear for the applicants

In the case studies, some of the respondents opined that the cost in RM are complex and
with high interest rate (Section 4.38). In fact, the total loan amount is very large after
addition of the compound interest rate, insurance fees and the orginial loan (i.e. monthly
payout amount)®. As a result, the elderly or their successor(s) are most likely to give up
their properties if they plan to apply for RM. Although the reason of high interest rate and
insurance fees are related to their administration costs, the applicants would not rapidly
increase if the charges of RM are not changed. Eventually, the programme is only

suitable for elderly who have high income or with high housing value.

Strongly affected by traditional value

In Chinese society, housing is an important asset to maintain family stability and unity.
Bequest consideration is important for the elderly if they have children. These elderly
prefer to ensure the security of their children’s living in future. Section 4.8 lists the
resistance of elderly with children in RM, and Section 4.36 points out that some
interviewees want to bequest their homes to their successors. Although young people
buying a new flat and forming a new family after marriage is common in Hong Kong (i.e.
children would not live with their parents after being married), the ideology of passing

their own assets to their successors will not easily be changed.

Another value of the elderly is that they feel more secure if they hold the property right of
their flats. Even though the RM programme lists that the right of property is held by the
applicants, the elderly still worry that the regulations may change or some unknown

charges will be added which are not listed out by HKMC.

% |f the elderly takes the $3,000 payout amount per month with 20 years period, the total loan amount is over 2
million. (The compound interest rate is 2.75%; Insurance rates are 0.28% and 1.25%)
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Young people’s attitudes of their parents applying for RM also affect the decision of the
elderly. As their children occupied high priority in the elderly’s retired life, the children’s
opinions about their current living place will affect their decision of joining RM or not. If
the children support their parents to join RM, these elderly may have a higher possibility

to join.

Different education levels may influence the preference of Reverse Mortgage

Due to different education level, the responses of RM is not the same among the seniors.
Section 4.6 mentions that the higher education level respondents are more likely to
understand the content of RM. This is because they have more ability to evaluate the
advantages and disadvantages of joining RM, and to make decision based on their needs.
Yet, the seniors with low education level would be more likely to misunderstand the
content and interest rate of RM. Based on their conservative attitudes, most of them
would not consider this housing equity programme.

Health condition is not the main consideration in the decsion making process

Many respondents replied that they are unsure of their health condition, and they do not
know their medical costs in the future. In Hong Kong, many elderly attend the public
health care system if they have illness, especially if chronic disease. Some seniors have
saving for medical expenditure, but they have not considered that the payout amount in
RM would become the main source to support their medical cost in future. Thus, the

decision of joining RM or not is not related to their current health condition.

Population structure in Hong Kong has positive impact to Reverse Mortgage in future

Although the above sections in this report reveal that the demand for RM is low, the
population structure is to the advantage of RM developing in the future because of low
fertility rate and aging population. Since 2001, the average annual growth rates of the
population is below 1%, but the speed of the aging population is faster than growth rates
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(the average annual rates of aged 60 or above are 1.95% in 2006, and 4.59% in 2011)%°
(Census & Statistics Department, 2012). Family support from young people would be
continuously weaker than in the past. In order to maintain living standard in retirement,
senior home-owners may consider RM as another approach to increase income if they
lack young family members’ support. As a result, the cases of application of RM would

be gradually increased.
Preferences for the Tin Shui Wai project and the Tanner Hill project

Housing size is fit for elderly needs

For the unit size of elderly housing, many respondents agreed that smaller size would be
better for their daily life if they live in these two elderly housing projects. It will not be
easy for the elderly to clean and manage large housing units. For two elderly’s living
units, 500 sq. feet units is the best design option (Section 4.43 and Section 4.47).
Therefore, some interviewees requested to redesign the largest type of unit (1,300 sg. feet)

to two 500 sq. feet units in order to provide more chance to the public.

Good planning of community facilities for elderly

In fact, most elderly stress on the issues of housing, health care and their welfare. From
the aspect of community facilities, they focus on the quantity and quality of medical
facilities and services. This is because they would like to maintain a healthy life whilst
living in housing for the elderly. These two HKHS housing projects could fulfill their
needs of facilities and services (Section 4.44 and Secion 4.48). However, they suggested
that the Tin Shui Wai project should have more public space and facilities so as to
enhance the communication with elderly neighbours. It means that the elderly also stress
on their social life after living in the Tin Shui Wai elderly housing project.

 The formula of calculate the average annual rate of aged 60 or above: {[(No. of population aged 60 or above in
2006 - No. of population aged 60 or above in 2001) + No. of population aged 60 or above in 2001] x 100%} =+ 5 (for

5 years).
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The location is too far in Tin Shui Wai but acceptable in North Point

On the other hand, the location is an important issue as the elderly have their social
network in their current living district. Many elderly like to gather with their friends but
Tin Shui Wai is too far away for them. As they worry about losing their social network,

they do not prefer joining the Tin Shui Wai project.

In contrast, North Point as a location is acceptable by the interviewees. They commented
that North Point is better than Tin Shui Wai in the aspect of transportation, and they
could easily meet with their friends. However, many old-old group respondents (i.e. aged
80 or over) answered that they resisted to live in Tin Shui Wai and North Point since they
are more familiar with their current living district and they do not want to change. Thus,

the TSW project may not be acceptable by the old-old group (Section 4.16 and 4.19).

Affordability for the Tin Shui Wai project and the Tanner Hill project

Certainly, the rental price level of the two elderly housing projects is the most important
consideration among the elderly. The interviewees were surprised by the high price level
and responsed that they could not afford high level of rental price in the Tin Shui Wai
project and the Tanner Hill project (See Section 4.14 and 4.18). This is because they
expected that these two housing projects are similar as compared to the Senior Citizen
Residences Scheme (SEN), but they feel disappointed after knowning the rental price

level of these two elderly housing projects.

However, representatives of the Hong Kong Housing Society explained that they use
market mechanism to promote these housing units because there is no land grant from the
government. Therefore, the target group for these two housing projects is for those
elderly with high income and assets.

It is true that Hong Kong has no housing project for the upper class elderly. Nevertheless,
the demand of housing for low income and middle income elderly are higher than the
high income elderly. The long waiting list of Senior Citizen Residences Scheme (SEN)
reveals that there is still a hugh housing demand for middle class elderly. As the high
income elderly have more ability to rent or buy higher quality housing, facilities and

services through the private housing market, they have no urgent need to live in housing
-70 -



D)

6.22

6.23

6.24

for the elderly provided by HKHS. Therefore, the strategy for the provision of housing
for the elderly by HKHS needs to be reviewed.

Housing for the Elderly in Hong Kong

Actually, there are several reasons obstructing the development of housing for the elderly
in Hong Kong. From the policy perspective, the lack of planning for long-term care in
Hong Kong is one of the problems in the elderly policy. In housing aspect, the
government has only partly improved the facilities in public housing but has not
renovated all public housing estates. The scheme of Home Environment Improvement
has income test for the applicants that cannot be over $6,660 per elder ($10,520 or below
for an elderly couple). Compare with the housing programme in Singapore, Hong Kong
has no housing grant to young people which encourage them to live with their parents in
the same district in order to enhance family care and aging in place. These policies have

limited the development of long-term care for elderly.

More importantly, the government is not active in developing middle class elderly
housing. In fact, the Senior Citizen Residences Scheme (SEN) is a successful housing
project for the middle class elderly. However, after the introduction of SEN in 2003, no
similar housing programme has been carried out since. At the same time, the population
of elderly is increasing. Based on the longer life expectancy of elderly, the current
turnover rate in SEN is only 3% (as compared with the original estimated turnover rate at
7-8%). As a result, the number of applicants waiting for elderly housing units are
continuously increasing, but there is no other decent supply of housing for the elderly in
Hong Kong (the Tin Shui Wai project and the Tanner Hill project are aimed for upper

class elderly).

It is noteworthy that different government departments struggle to coordinate in
implementing housing for the elderly project. The Housing Authority has stressed on the
public housing and related renovation and services, and the Elderly Commission has no
power to implement housing for the elderly project. In addition, the senior officials in the
government have not stressed on the issue of housing for the elderly, thus the progress on
housing provision for the elderly via HKHS is slow and does not match with the needs of

effective demand.
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In the aspect of private housing market, there are no private sector projects focused on
housing for the elderly. Originally, a few private property developers showed interest to
develop housing for the elderly in the 1990s, however, they finally gave up the plan
because the property price has increased rapidly, and comparatively housing for the
elderly could not earn much profit. Private property developers in Hong Kong pursue
maximum profit from the housing market but neglect to respond to social needs, and the
government has not listed out the conditions for social responsibility to property

developers when leasing the land for housing development.
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Chapter 7 Recommendations and Conclusion

Recommendations

7.1

A)

7.2

7.3

7.4

Referring to the research findings, interviews with stakeholders and discussion in Chapter
4, 5 and 6, there are several suggestions concerning three aspects, which are: (a)
improvement of the Reverse Mortgage Programme, (b) redesigning new housing project

for the elderly, and (c) improvement of housing policy for the elderly.

Improvement of the Reverse Mortgage Programme

Based on the research findings and comments from stakeholders, housing value is the key
point in RM because the amount of monthly payout from bank is based on the applicant’s
housing value. As some of the elderly are living in low value buildings, the applicants’
monthly payout amount would be increased after renovation in old buildings resulting in
an increase of the housing value. The government institution and non-government
organisations could organise renovation projects, which become intermediaries in order
to upgrade the value of old buildings via renovation (not only by HKHS). These projects
could increase the housing value and boost the intention of the home-owned elderly to

apply for RM.

It is obvious that more education and promotion to public about the content of Reverse
Mortgage would allow more people to understand the advantages and disadvantages
before they apply for RM. HKMC could cooperate with media companies to design TV
programme in order to introduce RM. HKMC should continue to organise talks in elderly
services centre via different NGOs, to help more elderly better understand the RM

programme.

In addition, the HKMC could carry out re-insurance programme for applicants after the
end of monthly payout from RM. If the applicants ended the period of taking monthly
payout, they would be in a much poorer financial situation even though they do not have
to pay back to the bank immediately. The government should introduce re-insurance
programme in order to continuously provide financial support to those elderly who have
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ended the period of taking monthly payout. The fee of re-insurance programme would be

counted in the total loan the same as insurance fee from HKMC.

On the other hand, the government should clearly explain the tax responsibility when the
elderly is considering to apply for RM. Some respondents worried about the duplication
payments of property tax and income tax after joining RM. The government should
clarify which tax should be paid by the elderly and which tax could be waived, otherwise
elderly will be reluctant to participate in RM if they are not clear about the tax

implication.

As the cost of RM is high in compound interest rate and insurance fees, banks which
cooperate with HKMC should reduce the rate of compound interest in order to attract
more potential elderly to join. This is one of the social responsibilities for the elderly and
the society, and the banks’ objective in RM should not only concern about earning money.
For the insurance fees in HKMC, it also could be reduced to a more acceptable level
although the fees are not too high, as compared with compound interest rate.

Redesigning new housing project for the elderly

As the two elderly housing projects are not popular among the elderly, and that these two
elderly housing projects are targeted for upper class elderly, the government need to
redesign housing for middle class elderly. The research findings indicated that there is no
new supply suitable for low income and middle income elderly in the existing housing
market. The government should plan to restart housing for the elderly project and offer
land grant to HKHS to build houses for middle class elderly (similar to SEN projects).
For the rental price setting, these type of HKHS housing for the elderly should be fixed at
not more than $10,000 (i.e. not more than $20 per sq. feet for a 500 sq. feet unit). This
level of rental price should be affordable by the middle class seniors.

In design and facilities aspect, the new housing for the elderly project should consist of
medical facilities and services, and sport facilities. This is because the elderly stress that
maintaining good health, medical services and sport facilities could fulfill their needs.
Besides, for their design preferences, the flat size could be smaller (i.e. 400 — 500 sq.
feet), but the public space should be bigger for their daily activities and gathering with

their neighbours. If the government agrees to introduce more than one housing for the
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elderly project, it could use the inter-generation model which would encourage young

people to live nearby their parents.

Moreover, the government needs to consider alternative source(s) of financial support for
operational cost of housing for the elderly. Since the stakeholders replied that many
residents are concerned with the price of facilities and services provided in housing for
the elderly. If the fees are being increased, the residents may be discontented and will
complain. To ensure the fees are stable, the government may consider to subsidize part of

the operational cost.

Improvement of housing policy for the elderly

Based on the above findings and referring to elderly housing programmes in foreign
countries, Hong Kong should set up a comprehensive housing policy and long term care
policy as soon as possible that deal with the aging population in the forseeable future.
Comparison between countries (Table 2 and 3 in Chapter 2) indicated that Japan has the
most comprehensive housing policy for the elderly, with emphasis on facilities guidelines
and financial assistance. In fact, the Hong Kong government can increase the types of
facilities improvement schemes and financial assistance by referring to Japan’s

experience as a reference.

Similarly, Singapore is also a good example to Hong Kong in their housing for the
elderly programmes, facilities improvement programmes and subsidy programmes in
public housing. The amount of housing units for the elderly in Singapore (about 6,000
units) is also a good reference as a target in building housing for the elderly in Hong
Kong. In fact, there is still a great need in Hong Kong to expand subsidy programmes in
public housing and to set long term objectives in elderly’s health care planning in order to

deal with the imminent aging population issue.

It is recommended that the focus of HKHS’s housing for the elderly programme should

serve middle class seniors.

On the other hand, housing for the upper class elderly should be provided by private
property developers. The government should set conditions to lease land for housing

development by developers. At the same time, the property developers could explore the
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demand of housing for higher income elderly. Although this type of project may not be
able to generate high profit, it could build up positive image for developer of not only

focused on earning money, but also concern with social responsibilities.

For development of housing for the elderly, the government should select different
districts to build. It could match with the government’s target of “aging in place” that the

elderly could apply for housing within their familiar districts.

It is also recommended that the government should provide financial assistant to support
people doing renovation in old buildings, such as “Tong Lau” in Sham Shui Po, To Kwa
Wan, etc. It is necessary to relax the income test and assets test in Home Environment
Improvement Scheme for the elderly, and expand the services of Integrated Building
Maintenance Assistance Scheme (IBMAS) so as to improve the elderly’s living

environment as soon as possible.

Moreover, the government should continue to support the development of Residential
Care Services for the Elderly (RCS) and Community Care Services for the Elderly (CCS).
The government could introduce “Care services vouchers” to the elderly, which is similar
to medical vouchers that allow elderly to choose from the pool of care services available
in the community. At the same time, the government could encourage small scale non-
government organisations to expand the development of elderly care services, even
providing grant and funding for these organisations. These approaches could improve the

seniors’ quality of life and relieve the social problems due to the aging population.
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Conclusion

7.17

As Hong Kong is facing an aging population, implementing a comprehensive housing
policy for the elderly, relevant housing and social service programmes has become
necessary. Based on the comments and concerns of the elderly, and referring to foreign
countries experiences, the government should examine the housing options available.
With huge financial reserve, the government should not ignore the development of
housing for the elderly. In contrast, it should expand housing policies and care services to
meet the social need of senior citizens before the grievances of the elderly turn into a
serious social problem. Otherwise, the social stability and economic development will be
adversely affected as the social cost of the ageing population will continuously be

increased in future.
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Appendix 1 — Questionnaire for Face-to-face Interview

Housing for the Elderly — Housing Preferences and Affordability
Questionnaire Survey

Thank you for your participation in this questionnaire survey.

The Department of Building and Real Estate of The Hong Kong Polytechnic University
IS now conducting an academic research to investigate the housing affordability and preference
of the elderly in Hong Kong. Our research team acknowledge the financial support from Hong
Kong Institute of Surveyors for this research. The purpose of research is to improve the
understanding of the housing need for the elderly, the choices of different elderly housing
programs from the elderly and make insightful recommendations to tackle the challenges from
aging population.

The questionnaire is divided into 2 parts. The first part shows out background
information of Reverse Mortgage Programme and 2 Elderly housing programmes from Hong
Kong Housing Society. The second part lists out 49 questions for collecting interviewees’
comments. Please ask Investigator if you have any enquiries. Besides, the data collected from
questionnaire will be used for academic purpose. Personal Information will not be published.

Please contact Mr. Tony Li at 2766 5882 if you have any enquiries for questionnaire.

Part One: Background Information

A) Reverse Mortgage Programme

As Hong Kong is confronting with an aging population, elderly financial arrangement is
being concerned in society. The Hong Kong Mortgage Corporation Limited (Institution of
HKSAR) launches Reverse Mortgage Programme in 11" July, 2011. It enables borrowers to use
their self-occupied residential properties in Hong Kong as security to borrow from a participating
bank. Borrowers do not need to repay their reverse mortgage loan during their lifetime, unless
they move out from their property permanently or the reverse mortgage loan is terminated due to
other reasons.

When borrowers’ reverse mortgage terminates (or borrowers pass away), they (or their
inheritors) have the preferential right to redeem their property by repaying to the bank in full the
outstanding loan amount owed by them under the reverse mortgage. If borrowers (or their
inheritors) choose not to exercise such a right, the bank will sell their property to recover the
outstanding loan amount they owe.

Eligibility Criteria

1) Must be the holder of a valid Hong Kong Identity Card and aged 60 or above.

2) Must not be an undischarged bankrupt or otherwise subject to bankruptcy petition or
individual voluntary arrangement.

3) Must be held in the borrowers’ own name, or jointly held with another person as joint tenants
(the other joint tenant must become a co-borrower under the same reverse mortgage, and
must be able to satisfy the relevant eligibility criteria)

4) Must not exceed 50 years of age and must not be subject to any resale restrictions (Property
exceeding 50 years of age will be considered only on a case-by-case basis)
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5) Must not be rented out and must be occupied by the borrower as his/her principal residence in
Hong Kong

Key Product Features and Benefits

The borrower can choose to receive monthly payouts for either a fixed period of 10, 15 or
20 years or the entire life according to his/her own need. The borrower may apply to borrow
lump-sum loan(s) at the time of initial loan application and/or at any time during the payment
term the borrower choose. The upper limit on the property value is HK$8 million. After taking
out a reverse mortgage loan, the borrower is still entitled to continue to stay in the property for
the rest of life. However, the borrower is to be responsible for the on-going property
maintenance as well as the settlement of rates, government rents and management fees, etc.

The borrower may fully repay the outstanding loan amount and redeem the property at
any time and there is no penalty for such full repayment. If the borrower wishes to terminate the
reverse mortgage loan, he/she can notify the bank within the first 6 months and repay in full the
outstanding loan amount on the proposed repayment date, he/she will be given a refund and
waiver of all mortgage insurance premiums upon his/her request. However, the borrower needs
to repay in full the outstanding loan balance and bear the relevant legal fee.

For borrower(s) at the entry age of 60 and 70, the scale of monthly payout amount:

Monthly payout amount
Payment term 60 years old 70 years old
1 borrower 2 borrowers 1 borrower 2 borrowers
10-year $3,700 $3,300 $5,100 $4,600
15-year $2,800 $2,500 $3,800 $3,500
20-year $2,400 $2,100 $3,300 $3,000
Life $2,000 $1,800 $3,100 $2,800

Table 1 — Scale of monthly payout amount (per HK$1 million of property value)

Cost

There are 3 costs in this programme. The first one is Interest expense. Interest is charged
by the borrower's bank on the outstanding loan amount (including interest) on a compound basis.
Interest will be debited to the outstanding loan amount. Interest rate is Hong Kong Prime Rate
minus 2.5%. (Current interest rate is 2.75%) The second one is Mortgage insurance premium. It
is divided into 2 parts and the amount payable by the borrower will be debited to the outstanding
loan amount:

1) Upfront Mortgage Insurance Premium is payable in 7 annual instalments starting from the 4th
until the 10th anniversary. Each annual instalment is calculated at 0.28% of the property value

2) Monthly Mortgage Insurance Premium is payable on a monthly basis at the annual rate of
1.25% of the outstanding loan amount.

The third one is Counseling fee. The borrower needs to pay a counselling fee to his/her
Reverse Mortgage Counsellor (Counsellor) for counselling service. If the borrower decides to
take out a reverse mortgage loan, he/she may choose to finance such counselling fee by the
reverse mortgage loan. Please approach a Counsellor for the fee level

(Sources from: ZZ & fgsAEnat & - FEEE S AEMER 20114 2 A 24 0 ; #EiZeidastd > &5
RS 5\ E NS 2011 48 7 H 11 H ; Leaflet of Reverse Mortgage programme, ; BE{GEA&H » 1T
i > HR P-2.5 H, 12/07/2011)
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B) Hong Kong Housing Society —Tin Shui Wai Integrated Elderly Community Project

The Integrated Elderly Community Project (IECP) of the Hong Kong Housing Society
(HKHS) is located in Wetland Park Road of Tin Shui Wai. The project will provide about 1,000
residential units for the elderly, a wellness centre, residential care home for the elderly, a hotel as
well as various training and recreation facilities. It is anticipated that Phase | of the project will
be completed and start operation in 2014 and Phase Il will be completed by 2018. The gross
floor area is ranging from 500 to 1100 sq feet. The project uses Resort Concept to design the
community.

This project will lease for affordable seniors who aged over 60. HKHS will provide
demonstrate units for public to live in a short period. User pays principle will be applied for all
project’s facilities.

(Source from: Development Bureau, HKSAR, Press Releases, 29" March, 2010; HK Daily News, 7~ /KB 7 £
Fttl&, 30/3/2010; Ming Pao Daily News, KK [E FE @R AEET: 2014 55 BAYS B S g @ ia -0,
30/3/2010; =177 B 4 w5 (B E 4 5% - Hong Kong Housing Society, Press Release, 6™ October, 2008 )

C) Hong Kong Housing Society —Tanner Hill Elderly Housing Project

The Tanner Hill site on the Hong Kong Island will be developed into an “Elderly Hub”
complete with comprehensive medical and care facilities to serve not only the elderly residents,
but also the neighboring community. This project comprises three 30-storey blocks of high class
elderly residence, providing about 500 individual rental units. Choices of studio, one-bedroom
and two-bedroom flat with gross floor area ranging from 500 to 800 sq ft will be available.

The project uses Cosmopolitan concept with various recreational, elderly-related and
ancillary supporting facilities, including a residential care home for the elderly, a day care centre
for the elderly, a medical centre, shops, a restaurant and a multi-purpose hall. 1t will provide
integrated accommodation, health care and related support facilities for the elders under one roof.

The elderly rental flats are targeted at affordable elders who are aged 60 or aged and are
willing to pay for the rental flats and the services under a market-driven approach. The tenure of
tenancy may include both short-term leases as well as lease-for-life arrangement to meet the
different needs of the elderly.

(Source from: The Transport and Housing Bureau, HKSAR, Press Releases, 6" October, 2008; Hong Kong Housing
Society, Press Release, 24™ March, 2009; HK Daily News, =73 f/ i 2 i iz fi ABEHFL, 23/7/2009; &t
FERE - FFinEhis - 5 45 8 > 2009 4 4 H)

Part 2: Questions

A) Reverse Mortgage Programme (No need to answer below guestions if you have not self-
occupied residential properties)
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Please circle the most appropriate number in below statements. (1 means Strongly Disagree,
while 5 means Strongly Agree)

Strongly | Disagree No Agree | Strongly
Disagree Comment Agree
1. | I will not join in Reverse Mortgage 1 2 3 4 5
Programme because | will give my
properties to my successor(s).
2. |1 will not join in Reverse Mortgage 1 2 3 4 5
Programme because | will sell or rent out
my properties to others.
3. | | believe the payout amount from Reverse 1 2 3 4 5
Mortgage Programme could handle my
financial problem, including inflation issue.
4. | I will join in Reverse Mortgage Programme 1 2 3 4 5
if my health condition is good.
5. | The fees of charge in Reverse Mortgage are 1 2 3 4 5
reasonable. (Interest rate is 2.75%, Upfront
Mortgage Insurance is 0.28% of the property
value and Monthly Mortgage Insurance is
1.25%)
6. || believe I will have a long life, so I will 1 2 3 4 5
choose Reverse Mortgage Programme.
7. | My asset amount is not enough spend for my 1 2 3 4 5

daily expenditure, and the payout amount of
Reverse Mortgage can pay for my daily
expenditure, therefore | have interested to
join in Reserve Mortgage Programme.

B) Tin Shui Wai Integrated Elderly Community Project ( Tin Shui Wai Project for short)

Please circle the most appropriate number in below statements. (1 means Strongly Disagree,
while 5 means Strongly Agree)

Strongly | Disagree No Agree | Strongly
Disagree Comment Agree
8. | I believe that my financial capacity can pay 1 2 3 4 5
for the rent of Tin Shui Wai Project.
9. | The facilities in Tin Shui Wai Project are 1 2 3 4 5
suitable for my daily needs.
10. | 1 will join in Tin Shui Wai Project if | could 1 2 3 4 5
earn money by selling or renting out my
current property. (Please skip this question if
you have not self-occupied properties)
Strongly | Disagree No Agree | Strongly
Disagree Comment Agree
11. | Compare with current living place, living in 1 2 3 4 5
Tin Shui Wai Project is more suitable for
me.
12. | Resort Concept is suitable for me. 1 2 3 4 5
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13. | Tin Shui Wai is nearby my current living 1 2 3 4 5
place, | can adapt to this place easily, thus
this project is fit for me.
14. | The rent of Tin Shui Wai Project is 1 2 3 4 5
reasonable.
C) Tanner Hill Elderly Housing Project (Tanner Hill Project for short)
Please circle the most appropriate number in below statements. (1 means Strongly Disagree,
while 5 means Strongly Agree)
Strongly | Disagree No Agree | Strongly
Disagree Comment Agree
15. | | believe that my financial capacity can pay 1 2 3 4 5
for the rent of Tanner Hill Project.
16. | The facilities in Tanner Hill Project are 1 2 3 4 5
suitable for my daily needs.
17. | 1 will join in Tanner Hill Project if | could 1 2 3 4 5
earn money by selling or renting out my
current property. (Please skip this question if
you have not self-occupied properties)
18. | Compare with current living place, living in 1 2 3 4 5
Tanner Hill Project is more suitable for me.
19. | Cosmopolitan Concept is suitable for me. 1 2 3 4 5
20. | Tanner Hill (North Point) is nearby my 1 2 3 4 5
current living place, | can adapt to this place
easily, thus this project is fit for me.
21. | The rent of Tanner Hill Project is 1 2 3 4 5
reasonable.
D) Considering Factors to participate Elderly Housing Project
Please circle the most appropriate number in below statements. (1 means Strongly Disagree,
while 5 means Strongly Agree)
Strongly | Disagree No Agree | Strongly
Disagree Comment Agree
22. | I will join in Tin Shui Wai or Tanner Hill 1 2 3 4 5
project because this way could improve my
family relationship.
23. | 1 am satisfied my current living house and 1 2 3 4 5
have not consider to move to other place.
Strongly | Disagree No Agree | Strongly
Disagree Comment Agree
24. | Compare with current living place, Tin Shui 1 2 3 4 5
Wai or Tanner Hill project could improve
my health condition.
25. | I seldom go to district medical centre and 1 2 3 4 5

social service centre (e.g. Hospital, Elderly
centre), therefore | will not be affected in
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my daily life if | participate in Tin Shui Wai
or Tanner Hill project.

26. | 1 will join in Tin Shui Wai or Tanner Hill 1 2 3 4
project if I can give my current living
property to my son or daughter. (Please skip
this question if you have not self-occupied
properties)

E) Participation of Reverse Mortgage, Tin Shui Wai project and Tanner Hill Project
Please tick (¥) in the appropriate box in below questions.

27. Will you consider participating in Reverse Mortgage Programme? (Please skip this
question if you have not self-occupied properties)

1.[ ] Yes 2.[] No 3.[] Notdecide

28. Will you consider participating in Tin Shui Wai Integrated Elderly Community Project?
1.[ ] Yes 2. ] No 3.[ ] Notdecide

29. Will you consider participating in Tanner Hill Elderly Housing Project?
1.[ ] Yes 2.[] No 3.[] Notdecide

F) Personal Information
Please tick (¥") in the appropriate box in below questions.

30.Sex :  1.[ ] Male 2.[ ] Female
31. Age :
32. Education Level: 1.[ ] No Schooling 2.[ ] Primary 3.[ ] Secondary 4.[ ] Post-
secondary
33. Marriage Status: 1.[ | Single 2.[ ] Cohabitation 3.[] Married
4. ] Separated 5.[ ] Divorced 6. ] Widowed

34. Employment Status: 1. [ ] Full-time Job 2. ] Part-timeJob 3.[ ] Unemployed
4. ] Retired 5[] Semi-retired 6.[ ] Home-maker
7. ] Others, please specify:

35. Monthly Income : 1.[ ] No Income 2.1 ] $1to $5,000
3.[ ] $5,001 to $10,000 4.7 $10,001 to $15,000
5.[ ] $15,001 to $20,000 6.[ ] $20,001 to $25,000
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7.[] $25,001 to $30,000 8.[ ] Over $30,000, please specify:

36. Number of Children:

37. Did you join in any Retirement security plan? (e.g. Insurance, Pension Fund, MPF, etc.)
1.[] Yes, please specify: 2.[ ] No

G) Health Condition
Please tick (¥") in the appropriate box in below questions.

38. Compare with people of same age, what is your health condition?

1.0 ] Much Worse 2.[ ] Worse 3.[ ] More or less the same
4.1 ] Better 5.0 ] Much better
39. Do you have any chronic diseases? 1.[] Yes 2. ] No

40. Can you able to self-care in daily living?
1.[] Ableto Self-care  2.[ ] Need Assisted by others

3.[] Completely dependent by others

H) Living and Assets Conditions
Please tick (¥") in the appropriate box in below questions.

41. Living District:

1.[ ] Central & Western 2.[ ] Wan Chai 3.[] Eastern 4.[ ] Southern
5.[] Yau Tsim Mong 6. ] ShamShuiPo 7. ] Kowloon City

8.[ ] Wong Tai Sin 9.[ ] Kwun Tong 10.[ ] Kwai Tsing

11.[ ] TsuenWan 12.[ ] Tuen Mun 13.[] Yuen Long 14.[ ] North

15.[ ] TaiPo 16.[ ] ShaTin 17.[] Sai Kung 18.[ ] Islands

42. Are you living in your own-occupied properties?
1.[ ] Yes (Continueto Q43 and Q44) 2. ] No (Move to Q45)

43. Type of Assets owned: 1.[ | Public Housing (TPS)
2.[ ] Public Housing (HOS / Sandwich Class Housing Scheme)
3.[] Private Housing Estate 4. ] Tong Lau
5.[ ] Single Private Building
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6.[ | Others, please specify:

44. Value of Assets owned: 1.[ | Under 2 Millions 2.[ ] 2.01 Millions to 4 Millions
3.[] 4.01 Millions to 6 Millions
4.[ ] 6.01 Millions to 8 Millions

5. ] Over 8 Millions (Move to Q46 when answered Q44)

45. Rent of Living houses per month (No need to answer if you have own-occupied property):

46. Household composition: 1.[ ] Living alone 2.[] Living with spouse
3.[] Livingwith___ children
4. ] Livingwith ___ family member(s)
5.[] Livingwithspouseand _ children
6.[ | Living with other people
47. Housing area of Living property (Gross floor area): feet

48. Year of Living property :

49. No. of Assets owned (Including Living property):

End of Questionnaire! Thank you for your comments!

Please give back questionnaire to Investigator when finished.

You can ask Investigator if you have any enguiries.
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Appendix 2 — List of Informants Interviews

Organization

1. Retired Persons Service Centre, St. James’ Settlement

2. Central and Western District Elderly Community Centre, St. James' Settlement

3. The Mongkok Kai-fong Association Kowloon Chamber of Commerce Centre for the
Elderly

4, Chan Hing Social Service Centre, Mong Kok Kai Fong Association Ltd.

5. Ellen Li District Elderly Community Centre, Hong Kong Young Women's Christian
Association

6. Ming Yue District Elderly Community Centre, Hong Kong Young Women's Christian
Association

7. Western District Elderly Community Centre, Hong Kong Sheng Kung Hui Welfare
Council

8. Holy Carpenter Church District Elderly Community Centre, Hong Kong Sheng Kung
Hui Welfare Council

9. Sha Tin Multi-service Centre for the Elderly, Evangelical Lutheran Church Social
Service - Hong Kong

10. | Ma On Shan District Elderly Community Centre, Evangelical Lutheran Church Social
Service - Hong Kong

11. | Mrs Wong Tung Yuen District Elderly Community Centre, Pok Oi Hospital

12. | Yau Ma Tei Multi-service Centre for Senior Citizens, Salvation Army

13. | Tai Po Multi-service Centre for Senior Citizens, Salvation Army
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Appendix 3 - In-depth Interview Guide for Case Studies

Housing for the Elderly — Interview Guide for Case Studies

The Hong Kong Polytechnic University
Department of Building & Real Estate

Housing for the Elderly in Hong Kong
Affordability and Preferences

In-depth Interview for Case Studies

Name of Institution

Background of Interviewee

Name

Sex Age

Education Level
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Guideline of In-depth Interview

1) Current Living Conditions

What is your current living condition?

Lived district(s) in the past (e.g. Eastern District, Yau Tsim Mong District)

The conditions of community facilities, entertainment facilities, hospital location
and traffic arrangement (e.g. How many minute(s) walk by foot from your home
to community centre, entertainment facilities, bus-stop or MTR station)

2) Comments of Reverse Mortgage Programmes

What do you think about the concept and content of Reverse Mortgage Programme?

V1.

Payout amount and financial consideration (e.g. whether payout amount
enough for your daily expenditure, plan to sell current housing, etc.)

Idea of home ownership (e.g. feel safety if | have property, not enough
renovation fees for current home, etc.)

The conditions of pay back Reverse Mortgage loan (whether my successor(s)
can afford this loan, etc.)

Successor(s) factor (e.g. is your successor(s) interest in current living house? Is it
necessary to keep it? , etc.)

Health consideration (e.g. long-term disease, monthly medical expenditure, etc.)
Others

Do you have any opinion(s) for the charge and application conditions of Reverse
Mortgage Programme?

Charges from bank and insurance (e.g. too many charge, etc.)
Eligibility (e.g. too strict for me)
On-going obligations (e.g. too many responsibility, too harsh, etc.)

3) Comments of Tin Shui Wai Integrated Community Project and Tanner Hill Elderly

Housing Project

Do you have any opinions for Tin Shui Wai Integrated Community Project?

i.

ii.
iii.
iv.

Rental price and service fees (e.g User-pay system)

Lease eligibility and restrictions (e.g. Must be over aged 60 or above)
Range of unit sizes and project design

Facilities and services

Do you have any opinions for Tanner Hill Elderly Housing Project?

i.

ii.
iii.
Iv.

Rental price and service fees (e.g User-pay system)

Lease eligibility and restrictions (e.g. Must be over aged 60 or above)
Range of unit sizes and project design

Facilities and services

4) Comments of Elderly Housing

What factor(s) could attract you to live in elderly housing?

Do you have any comment(s) for elderly housing?
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Do you have any expectations for elderly housing?

i

ii.
iii.
iv.

Living pattern (e.g. inter-generation model, elderly community model, etc.)
Rental price and service charge (e.g. renewal lease per year, long-term lease,
sales elderly house, etc.)

Facilities (e.g. medical services, sport facilities, cultural activities, etc.)
Location (e.g. urban areas, nearby the mainland, etc.)

5) Personal and Family financial situation

How much money earned by you and your family members?

Personal retired income (e.g. MPF, Pension, share, etc.)
Number of family member(s)
Family member’s monthly income

How much money spent by you and your family members?

I.
ii.
iii.
iv.

Personal expenditure

Any property loan for family member(s) expect current living house
Number of cared family member(s)

Others expenditure
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Appendix 4 - Profile of Interviewees (Cases Study)

Code Sex Age District of Education Monthly Family Remarks
Residence Level Income Income
Case 001 F 58 Eastern Tertiary $15,000 $65,000
Case 002 M 69 Tsuen Wan Tertiary N/A N/A
Case 003 M 59 Eastern Secondary N/A Over $60,000
Case 004 F 67 Wan Chai Secondary N/A N/A
Case 005 M 64 Wan Chai Secondary N/A N/A
Case 006 M 60 Sha Tin Tertiary N/A $60,000
Case 007 M 64 Sha Tin Tertiary $5,000 $15,000
Case 008 M 63 Southern Tertiary $5,000 $40,000
Case 009 F 64 N/A Secondary $0 $ 20,000
Case 010 F 61 Kowloon City Secondary N/A N/A She only has $900,000 Mandatory
Provident Fund
Case 011 M 57 Kowloon City N/A $31,000 $50,000
Case 012 F 58 Sha Tin Secondary N/A $20,000
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Appendix 5-  Stakeholder Questions from Data Analysis

A)  Stakeholder Questions for Representatives of Social Service agencies

1) Comments on data analysis for Reverse Mortgage Programmes

I. Do you think the concept and content of the Reverse Mortgage Programme is
suitable for lower income group™ elderly (refer to p. 26 Table 7 of 2" pp)?

i Why the higher education background’s elderly would be more interested in the
Reverse Mortgage programme (refer to p. 27 Table 8 of 2" pp)?

iii. Why no elderly are interested in Reverse Mortgage among the “Under 2 Millions”
group in value of assets owned (refer to p. 28 Table 9 of 2" pp)? Is it related to
the amount of monthly payout?

iv. Based on the data analysis, do you agree that the successor(s) factor is an
important factor for the elderly to refuse to join Reverse Mortgage (refer to p.29
Table 10 of 2" pp)?

V. As the older senior citizens may spend more medical expenditure than younger
seniors, why the older respondents lesser to disagree than others that the monthly
payout could handle financial problem (refer to p. 8 Table 6 of 1% pp)?

Vi. Other comment(s) about Reverse Mortgage programme.

2) Comments on data analysis for the Tin Shui Wai Integrated Community Project

i. As many elders reply that they cannot afford the rental price of Tin Shui Wai
Integrated Community Project, what do you think should be the appropriate rental
price level of this project? (refer to p.9 Table 7 of 1% pp)

ii. Only few of the elderly respondents believe that Tin Shui Wai project is suitable
for them, why most elderly resist to living in Tin Shui Wai? (refer to p.16 Table
14 of 1% pp)

iii. Other comment(s) about Tin Shui Wai Integrated Community Project.

3) Comments on data analysis for the Tanner Hill Elderly Housing Project

I. As many low income elders would not participate in Tanner Hill project, what do
you think should be the appropriate rental price level of the Tanner Hill Elderly
Housing Project? (refer to p.30 Table 11 of 2" pp)

%0 |_ower income group means the elderly who received monthly income lower than $5001.
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4)

Younger respondents believe that the location of Tanner Hill project is suitable
for them, but older respondents disagree, what do you think about these results?
(refer to p.13 Table 11 of 1% pp)

Other comment(s) about Tanner Hill Elderly Housing Project.

Comments on data analysis for 2 Elderly Housing Projects

Many younger elderly respondents believe that the 2 Elderly Housing projects
could improve their health conditions, why? (refer to p.14 of Table 12 and p.15 of
Table 13 of 1% pp)

As over 40% respondents believe that the 2 Elderly Housing projects could
improve their health conditions, but only about 10% respondents would like to
participate in the 2 Elderly Housing projects, can you explain that phenomenon?
(refer to p.14 of Table 12, p.16 of Table 14 and p.17 of Table 15 of 1* pp)

Why the older elderly respondents regard that moving to Elderly housing unit
would affect their daily life, especially over aged 80 elderly? (refer to p.15 of
Table 13 of 1% pp)

Other comment(s) about the 2 Elderly Housing projects.

Thank You for your comment!
Please send back to Research Team member(s)
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B) Stakeholder Questions for Government Officials

1) Comments on data analysis for Reverse Mortgage Programmes

Vi.

Why the Reverse Mortgage Programme is suitable for lower income group™
elderly (refer to p. 26 Table 7 of 2" pp)?

Why the elderly with higher education background would be more interested in
the Reverse Mortgage programme (refer to p. 27 Table 8 of 2" pp)?

Why no elderly are interested in Reverse Mortgage among the “Under 2 Millions”
group in value of assets owned (refer to p. 28 Table 9 of 2" pp)? Is it related to
the amount of monthly payout?

Based on the data analysis, why the elderly who have more children refuse to join
Reverse Mortgage (refer to p.29 Table 10 of 2™ pp)?

As the older senior citizens may spend more medical expenditure than younger
seniors, why the older respondents lesser to disagree than others that the monthly
payout could handle financial problem (refer to p. 8 Table 6 of 1% pp)?

Other comment(s) about Reverse Mortgage programme.

2) Comments on data analysis for the Tin Shui Wai Integrated Community Project

iv.

As many elders reply that they cannot afford the rental price of Tin Shui Wai
Integrated Community Project, why they have these comments? (refer to p.9
Table 7 of 1% pp)

Should Hong Kong Housing Society adjust the rental price in this project, based
on the public responses? If yes, which rental price level is most effective for
elderly housing needs? (refer to p.9 Table 7 of 1% pp)

Only few of the elderly respondents believe that Tin Shui Wai project is suitable
for them, why most elderly resist to live in Tin Shui Wai? (refer to p.16 Table 14
of 1% pp)

Other comment(s) about Tin Shui Wai Integrated Community Project.

3) Comments on data analysis for the Tanner Hill Elderly Housing Project

As many low income elders ($5,000 or below) would not participate in Tanner
Hill project, why they have these comments? (refer to p.30 Table 11 of 2™ pp)

Should Hong Kong Housing Society adjust the rental price in this project, based
on the public responses? If yes, which rental price level is most effective for
elderly housing needs? (refer to p.30 Table 11 of 2™ pp)

%1 ower income group means the elderly who received monthly income lower than $5001.
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4)

iii. Younger respondents believe that the location of Tanner Hill project is suitable
for them, but older respondents disagree, why? (refer to p.13 Table 11 of 1% pp)

Iv. Other comment(s) about Tanner Hill Elderly Housing Project.

Comments on data analysis for the 2 Elderly Housing Projects

I. Many younger elderly respondents believe that the 2 Elderly Housing projects
could improve their health conditions, why? (refer to p.14 of Table 12 and p.15 of
Table 13 of 1% pp)

ii. As over 40% respondents believe that the 2 Elderly Housing projects could
improve their health conditions, but only about 10% respondents would like to
participate in the 2 Elderly Housing projects, can you explain that phenomenon?
(refer to p.14 of Table 12, p.16 of Table 14 and p.17 of Table 15 of 1% pp)

iv. Why the older elderly respondents regard that moving to Elderly housing unit
would affect their daily life, especially those aged 80 elderly? (refer to p.16 of
Table 14 and p.17 of Table 15 of 1% pp)

Thank You for your comment!
Please send back to Research Team member(s)
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C) Stakeholder Questions for Representatives of HKHS

1) Comments on data analysis for the Tin Shui Wai Integrated Community Project

iv.

As many elders reply that they cannot afford the rental price of Tin Shui Wai
Integrated Community Project, why they have these comments? (refer to p.9
Table 7 of 1* pp)

Will Hong Kong Housing Society adjust the rental price in this project, based on
the public responses? (refer to p.9 Table 7 of 1% pp)

Only few of the elderly respondents believe that Tin Shui Wai project is suitable
for them, why most elderly resist to live in Tin Shui Wai? (refer to p.16 Table 14
of 1¥ pp)

Other comment(s) about Tin Shui Wai Integrated Community Project.

2) Comments on data analysis for the Tanner Hill Elderly Housing Project

iv.

As many low income elders ($ 5000 or below) would not participate in Tanner
Hill project, why they have these comments? (refer to p.30 Table 11 of 2™ pp)

Will Hong Kong Housing Society adjust the rental price in this project, based on
the public responses? (refer to p. 30 Table 11 of 2" pp)

Younger respondents believe that the location of Tanner Hill project is suitable
for them, but older respondents disagree, what do you think about these results?
(refer to p.13 Table 11 of 1% pp)

Other comment(s) about Tanner Hill Elderly Housing Project.

3) Comments on data analysis for the 2 Elderly Housing Projects

As over 40% respondents believe that the 2 Elderly Housing projects could
improve their health conditions, but only about 10% respondents would like to
participate in the 2 Elderly Housing projects, can you explain that phenomenon?
(refer to p.14 of Table 12, p.16 of Table 14 and p.17 of Table 15 of 1% pp)

Why the older elderly respondents regard that moving to Elderly housing unit
would affect their daily life, especially those aged over 80 elderly? (refer to p.16
of Table 14 and p. 17 of Table 15 of 1* pp)

4) Comments on Reverse Mortgage Programmes

Do you think the concept and content of the Reverse Mortgage Programme?
Other comment(s) about Reverse Mortgage programme.

Thank You for your comment!
Please send back to Research Team member(s)
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