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INTRODUCTION

1.1

1.1.1.1

1.1.1.2

1.1.1.3

Study Background

To address the demand for land for housing, the 2011-12, 2013 and 2014 Policy
Addresses announce the review of agricultural land in the North District and
Yuen Long currently used mainly for industrial purposes, temporary storage or
deserted as one of the land supply measures.

In November 2012, the Planning Department (PlanD) and Civil and Engineering
Development Department (CEDD) commissioned Ove Arup & Partners Hong
Kong Ltd. (the Consultant) to conduct the “Planning and Engineering Study for
Housing Sites in Yuen Long South — Investigation” (the Study). The objective is
to examine and optimise the development potential of the degraded brownfield
land in Yuen Long South for housing purpose and other uses with supporting
infrastructure and community facilities, and to improve the existing environment.

The preliminary identified Potential Development Areas (PDAs) cover an area of
approximate 200 hectares which include two main parts, i.e. one part covers Tong
Yan San Tsuen, and the other part covers three portions of land that lie on both
sides of Kung Um Road. They are the areas within which sites for housing
developments and supporting facilities will be identified. The PDAs boundaries
will be reviewed in the Study. Meanwhile, the Study Area refers to the area on
which the reviews and technical assessments in this Study shall be based. The
preliminary identified PDAs and the Study Area are shown in Figure 1-1.

Figure 1-1: Study Area and PDASs
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1.1.1.4 The Study lasts for 30 months and comprises four phases, namely Inception
Phase, Option Formulation Phase, Preferred Option Assessment Phase and
Recommended Option Finalisation Phase. In order to facilitate public
participation at the early stage of the Study and to foster consensus on the study
proposals, a three-stage Community Engagement (CE) programme has been
formulated for the Study.

Figure 1-2: Study Flow

1.1.1.5 The Stage 1 CE conducted at the Inception Phase upon completion of the baseline
review is to solicit public views on the development opportunities and constraints,
the identified key issues relating to the PDAs, as well as the aspirations on the
vision and guiding principles. Public views received will be served as an input to
formulate and evaluate the initial development options, as well as selecting the
preferred option. The Preliminary Outline Development Plan (PODP) (based on
the preferred option), Preliminary Master Urban Design Plan (MUDP) and
Preliminary Landscape Master Plan (LMP) will be formulated and related
planning and technical assessments will be conducted at the Option Formulation
Phase.

1.1.1.6 The Stage 2 CE to be conducted at the end of the Option Formulation Phase is to
collect views from the public on the PODP. Findings collected during the Stage 2
CE will be taken into consideration for the Preferred Option Assessment Phase,
including the refinement of the PODP, Preliminary MUDP, Preliminary LMP and
the formulation of the draft Recommended Outline Development Plan (RODP)
and preliminary Layout Plans (LPs). Planning and technical assessments will
also be further conducted to confirm the feasibility of the draft RODP,
preliminary LPs and associated infrastructures.

1.1.1.7 The Stage 3 CE to be carried out at the end of the Preferred Option Assessment
Phase is to obtain feedback on the draft RODP and preliminary LPs to facilitate
the finalisation of the development proposals. Comments received will be served
as an input for the Recommended Option Finalisation Phase for the final
refinement of the RODP, Recommended MUDP, Recommended LMP and
Recommended LPs.
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1.2 Purpose and Structure of this Report

1.2.1.1 The purpose of this Report is to summarise the public views received during the
Stage 1 CE and set out the responses to these comments. The comments and
suggestions received would be considered and serve as an input to facilitate the
formulation of the initial development options, the preferred option and the PODP
where appropriate.

1.2.1.2 This Report comprises the following chapters.

* Chapter 2 provides a summary of the activities undertaken during Stage 1 CE
and the major comments received in each activity;

* Chapter 3 provides an overview of the key comments received and the general
responses to these comments; and

» Chapter 4 outlines the way forward for the Study.

228228 | Final | May 2014 Page 3

WHKGNTS69\MNC\PROJECTS\CURRENT JOBS\2280001228228 YL SOUTH HOUSING SITES\6-00 DELIVERABLE\05-S1 CE REPORT (CHI N ENG)\07-FINAL\ENGLISH VERSION\STAGE 1 CE
REPORT_DRAFT_20140501_PUB.DOCX



Planning Department and Civil Engineering and Agreement No. CE 35/2012 (CE) Planning and Engineering Study for Housing Sites in
Development Department Yuen Long South - Investigation

Stage 1 Community Engagement Report

STAGE 1 COMMUNITY ENGAGEMENT

2.1

2.1.1.1

2.2

2.2.1.1

2.2.2

2221

2222

Objectives

The Stage 1 CE was conducted from 16 April to 16 June 2013 to solicit public
views on the constraints, opportunities, key issues and guiding principles for
development in Yuen Long South. A list of the activities undertaken and photos
are provided in Appendix A. A brief account of the activities undertaken and the
key views and comments received in the activities are summarised below.

Briefing Sessions

Briefing sessions were undertaken to solicit the views of the relevant statutory
and advisory boards/committees. A total of ten briefing sessions and follow-up
meetings as listed in Table 2-1 were conducted.

Table 2-1: List of Briefing Sessions and Follow-Up Meetings

Date Briefing Sessions/Follow-Up Meetings

23.4.2013 (Tue) | Legislative Council Panel on Development

25.4.2013 (Thu) | Ping Shan Rural Committee

26.4.2013 (Fri) Town Planning Board

10.5.2013 (Fri) Shap Pat Heung Rural Committee

15.5.2013 (Wed) | Town Planning and Development Committee under Yuen
Long District Council

20.5.2013 (Mon) | Planning Sub-Committee of Land and Development
Advisory Committee

20.5.2013 (Mon) | Hon Steven Ho Chun-yin, Legislative Council member
(Agriculture and Fisheries Functional Constituency) and
some members from the Federation of Hong Kong
Agricultural Associations

28.5.2013 (Tue) | Follow-up meeting with District Council members of Ping
Shan and Village Representatives and villagers of Shan
Ha Tsuen, Lam Hau Tsuen and Tong Yan San Tsuen

31.5.2013 (Fri) Follow-up meeting with Planning Sub-Committee of Land
and Development Advisory Committee

11.6.2013 (Tue) | Follow-up meeting with a Yuen Long District Council
member and members of Democratic Party

Legislative Council (LegCo) Panel on Development

The briefing session to the LegCo Panel on Development was held on 23 April
2013. Comments were recorded in the minutes in Appendix B-1.

Members noted that the open storage yards and rural industrial operations on the
brownfield land could be consolidated for development in view of the haphazard
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conditions and environmental problems. However, members also noted the need
of land for the open storage and logistics industry. Views including the support
of reviewing the development potential of brownfield land, not to regularise non-
conforming uses through the study, concerns on the implementation mechanism,
scale of land resumption and impact on residents and the aggregated impacts on
Yuen Long in view of various projects being studied were expressed. Members
opined that an effective consultation was important and the Government should
put forth a proposal for consultation.

2.2.3 Ping Shan Rural Committee

2.23.1 The briefing session to the Ping Shan Rural Committee was held on 25 April
2013 and a follow-up meeting with the two District Council members of Ping
Shan District, Village Representatives and villagers of Shan Ha Tsuen, Lam Hau
Tsuen and Tong Yan San Tsuen was held on 28 May 2013. Comments were
recorded in the minutes and the gist of meeting in Appendices B-2 and B-8
respectively.

2232 In general, members agreed to explore suitable land for housing development to
satisfy the territorial housing demand. Nevertheless, some members considered
that there was a need to retain the existing open storage yards/rural
workshops/warehouses and to preserve the agricultural land. They questioned on
the implementation mechanism and that reasonable compensation and relocation
should be provided. Besides, the transport facilities and provision of community
facilities had to be improved to support the development. Many members were
also concerned about the lack of review of the “Village Type Development” (“V”)
zone and requested a holistic planning for the entire Ping Shan area.

2233 During the follow-up meeting with some District Council members, Village
Representatives and villagers, the participants were of the view that the
agricultural land and religious uses should be preserved. The interface issue
between the industrial and residential uses should be addressed, and the transport
facilities had to be improved. Some participants were also of the view that the
development intensity could be up to about 10 storeys and had to be compatible
with the existing environment. High-density developments could be located at
suitable locations such as near the foothill. They were also concerned about the
lack of review of the “V” zone.

2.2.4 Town Planning Board (TPB)

2.2.4.1 The briefing session to the TPB was held on 26 April 2013. Comments were
recorded in the minutes in Appendix B-3.

2.24.2 Members enquired the reasons for delineating the Study Area and PDAs
boundaries and opined that “No net increase in pollution load to Deep Bay”
requirement should be observed. In view of the existing uses and the complicated
land ownership, they were also concerned about the reprovisioning proposal for
the affected open storage yards/rural workshops/warehouses and the
implementation mechanism, and the need to formulate a consultation strategy to
engage the public and relevant stakeholders.
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2.2.6

2.2.6.1

2.2.6.2

2.2.63
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Shap Pat Heung Rural Committee

The briefing session to the Shap Pat Heung Rural Committee was held on 10 May
2013. Comments were recorded in the minutes in Appendix B-4.

Many members pointed out that the PDAs were currently occupied by existing
open storage yards, rural workshops and warehouses. They suggested to explore
the potential of developing the abandoned agricultural land in the vicinity instead
which would avoid affecting the existing users in the PDAs and would also be
easier to implement. Besides, traffic issue was also one of their major concerns
that should be improved to support the future development. Some members also
requested to expand the “V” zone for the existing villages.

Town Planning and Development Committee under Yuen Long
District Council

The briefing session to the Town Planning and Development Committee under
Yuen Long District Council was held on 15 May 2013. A follow-up meeting
with one of the District Council members and his colleagues from the Democratic
Party was held on 11 June 2013. Comments were recorded in the minutes and the
gist of meeting in Appendices B-5 and B-10 respectively.

Members were generally of the view that the existing open storage/rural
workshop/warehouse operators, livestock farms operators, farmers and residents
should be considered and respected. The PDAs at Kung Um Road should be
rezoned for open storage use or could be developed as a logistic park, and other
abandoned agricultural land in the six ‘Heungs’ could be reviewed for housing
development instead. Reasonable compensation and relocation should also be
provided to the occupiers in case relocation was required. Some members
expressed the need to provide sufficient community and supporting facilities, as
well as to improve transport infrastructure to support the new development. The
Study should also consider the integration and impact to the existing urban
centres such as Yuen Long and Tin Shui Wai carefully, and the development
intensity should be compatible with the existing environment with adoption of
good urban planning and design measures.

Other views were further raised at the follow-up meeting with one of the District
Council members and his colleagues from the Democratic Party. Participants
reckoned that a comprehensive planning for Yuen Long would be required in
view of the various projects and studies in Yuen Long District. Issues such as the
relocation of existing open storage/rural workshop/warehouses uses and the
relationship with Yuen Long New Town had to be carefully considered. They
also suggested land should be planned for economic activities for providing job
opportunities, shop frontage should be encouraged and single ownership of a
large site should be avoided.
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2.2.8

2.2.8.1

2282

2.3

23.1.1
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Planning Sub-Committee of Land and Development Advisory
Committee (PSC of LDAC)

The briefing session to the PSC of LDAC was held on 20 May 2013 and a follow-
up meeting was subsequently held on 31 May 2013 for further discussion.
Comments were recorded in the gists of meeting in Appendices B-6 and B-9
respectively.

Members questioned on the reasons behind the delineation of the Study Area and
PDAs boundaries, and some members considered that a strategic positioning for
the PDAs should be established. Traffic issue was another major concern where
possibility of providing mass transit should be explored. Employment-related
land uses should be planned and good urban and landscape design should be
encouraged.

The strategic positioning for the PDAs and provision of transport facilities were
further discussed in the follow-up meeting. In addition, members agreed that the
open storage yards/rural workshop/warehouses uses were important contributors
to Hong Kong’s economy and should be properly relocated if they would be
affected. In view of the large number of these uses and the complicated land
ownership, a sensible implementation mechanism and consultation strategy had to
be established.

Hon Steven Ho Chun-yin, Legislative Council Member
(Agriculture and Fishers Functional Constituency)

The briefing session to Hon Seven Ho Chun-yin, the LegCo Member under
Agriculture and Fishers Functional Constituency and some members from the
Federation of Hong Kong Agricultural Associations was held on 20 May 2013.
Comments were recorded in the gist of meeting in Appendix B-7.

They pointed out that the announcement of the Study alone would encourage land
owners to force the existing livestock farms and farmers away in view of the
potential development opportunities. However, it was very difficult for them to
relocate the livestock farms under the current policy as the relocation requirement
was very stringent. Policy support should be sought to assist these operators.
The agricultural policy should also be reviewed to facilitate the development of
the farming industries in Hong Kong.

Focus Group Meetings

Five focus group meetings were undertaken to invite groups with interests on
specific topics for more focused and detailed discussions. They included the
operators of the open storage yards/rural workshops/warehouses, green groups
and concern groups, professional institutes, farmers and local residents. A
summary of the views and comments received at each of the briefing sessions is
provided below.
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2322

2.3.3

2.3.3.1

2332

2333
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Table 2-2: List of Focus Group Meetings

Date Focus Group Meetings
7.5.2013 (Tue) Operators of the open storage yards, rural workshops, and
warehouses

9.5.2013 (Thu) Green groups and concern groups

10.5.2013 (Fri) Professional Institutes

6.6.2013 (Thu) Farmers

10.6.2013 (Mon) | Local residents

Operators of the Open Storage Yards, Rural Workshops and
Warehouses

The focus group meeting with the operators of the open storage yards, rural
workshops and warehouses was held on 7 May 2013 with representatives from
the Territories Warechouse and Logistics Business Association, the New
Territories Open Storage Operators Association and the Lok Ma Chau China-
Hong Kong Freight Association attended. Comments were recorded in the gist of
meeting in Appendix C-1.

The stakeholders reckoned that the importance of their businesses to the economy
should be acknowledged, and opposed to the development as it would affect their
livelihood. Some suggested reviewing the potential of the abandoned agricultural
land in the vicinity instead and providing appropriate traffic and drainage
facilities to support their operations. Some asked about whether there would be
replacement sites provided to them and opined that there should be compensation
to both land owners and tenants should they need to be displaced.

Green Groups and Concern Groups

The focus group meeting with the representatives of the green groups and concern
groups was held on 9 May 2013. Members from the Conservancy Association,
Designing Hong Kong Limited, Green Power, Kadoorie Farm and Botanic
Garden Corporation, Land Justice League and WWF (Hong Kong) attended the
meeting. Comments were recorded in the gist of meeting in Appendix C-2.

The participants were of the view that the ecological and natural resources such
as the natural streams, Tai Tong Egretry and active agricultural land should be
preserved. Some participants questioned on the possibility to rehabilitate the
abandoned agricultural land and requested to provide assistance to the farmers
especially those who are tenants. Concern was also raised about the impact of the
announcement of the Study on the existing farmers as their tenancies might be
terminated by the landlords due to their perception of the development
opportunities of their farmland. Regarding the Yuen Long Nullah, technical
assessments should be carried out to ascertain the need and feasibility of decking
over the Nullah. Alternative revitalisation mechanism could also be explored in
addition to the decking option.

In addition, participants remarked that the provision of relocation sites for the
open storage/rural workshops/warehouses requires careful consideration.
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2342

2.3.5

2.3.5.1

2352

2.3.6

2.3.6.1

2.3.6.2
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Otherwise, these uses might encroach upon the cheap rural greenfield sites in the
vicinity. These uses could be relocated to convenient locations near highways
but land rent for the operators would become higher. Some of them could also be
consolidated in multi-storey industrial buildings.

Professional Institutes

The focus group meeting with the representatives from the Hong Kong Institute
of Architects and the Hong Kong Institute of Surveyors was held on 10 May 2013.
Comments were recorded in the gist of meeting in Appendix C-3.

The attendees agreed that this was a good opportunity to consolidate the existing
open storage yards/rural workshops/warehouses but reckoned that it would be
difficult to implement the plan. Relocation sites should be provided if these uses
have to be cleared. They also suggested creating mixed land uses and
maintaining good connection with the urban areas.

Farmers

The focus group meeting with the farmers was held on 6 June 2013 and attended
by around 30 participants. Comments were recorded in the gist of meeting in
Appendix C-4.

The participants were of the view that the agricultural policy should be reviewed
to achieve sustainable development. It was almost impossible to relocate the
livestock farms under the current policy. The long-term planning for the
agricultural industry should be in place prior to the planning for Yuen Long South
area, and the livelihood of the operators should be properly addressed before the
development of Yuen Long South. The announcement of the Study alone would
encourage land owners to terminate the tenancies and abandon the land. There
would be interface problem with the development of Yuen Long South and a
consolidation area for agricultural uses at the PDAs or elsewhere should be
provided. Relocation or consolidation criteria should be established with relevant
policy bureaux. The affected operators should be compensated.

Local Residents

The focus group meeting with the local residents was held on 10 June 2013 and
was attended by around 70 participants. Comments were recorded in the gist of
meeting in Appendix C-5.

Some of the residents supported the development as this would be an opportunity
to improve the area. Transport, drainage, sewerage and community facilities
should be provided to both the residents and the surrounding villages. In addition,
some residents especially the tenants and the non-indigenous villagers were
worried that the land owners would force them away during the course of the
Study in view of the development potential. Reasonable compensation and
relocation should be provided.
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Community Forum

A community forum was held at the school hall of the Yuen Long Merchants
Association Primary School on 25 May 2013. It was attended by around 300
participants from different backgrounds including local residents, members of
District Council and Rural Committees, operators of the open storage
yards/workshops/warehouses, representatives from social organisations and
concern groups, students, and the general public. Comments were recorded in the
gist in Appendix D.

Diverse views were received in the Community Forum. The development at
Yuen Long South has received much support from the stakeholders but many of
them were concerned about the impacts on the existing occupiers such as the
residents, farmers and operators of the open storage yards/rural
workshop/warehouses, the implementation mechanism and the relocation and
compensation arrangements. Some suggested to house the open storage
yards/rural workshops/warehouses in multi-storey buildings, while some
suggested to investigate abandoned farmland for housing development instead of
the brownfield land. In addition, some attendees were concerned about the
development intensity and opined that the YLS development should not create
wall effect to the existing developments. Land should be planned for economic
activities such as logistics, industrial and commercial to provide employment
opportunities. Traffic and transport issues also received much concern.

Site Visit

A site visit with the representatives of the Territories Warehouse and Logistics
Business Association was undertaken on 24 May 2013 to facilitate better
understanding of the existing condition in the PDAs.

Several site visits to some of the chicken farm and pig farms within and in the
vicinity of the PDAs were also organised with the representatives of the Hong
Kong Livestock Industry Association and the New Territories Chicken Breeders
Association Ltd. on 19 August, 23 August, 27 September and 20 November 2013
to facilitate better understanding of the existing conditions of the livestock farms.

Roving Exhibitions

Roving exhibitions with display panels were staged at seven locations in Yuen
Long and within the PDAs. Four of these exhibitions were conducted by using
the mobile exhibition vehicle of PlanD. These seven locations included Yuen
Long District Office, Pak Sha Shan Road, the parking lot at Tong Yan San Tsuen
Road (near Greenville Residence), Yuen Long Jockey Club Town Square, Tong
Yan San Tsuen Garden, Kiu Hing Road (Pak Sha Tsuen) and Kiu Hing Road (Tin
Liu Tsuen).
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Distribution of Publicity Materials

Apart from the exhibition panels mentioned in section 2.6.1.1 above, a Stage 1
CE Digest was prepared and distributed to the public for general reference.
Leaflets and posters were also widely despatched to the stakeholders by circular
post, by mailing and by hand. Besides, a Study Webpage was launched on 16
April 2013 to provide convenient access for the public to obtain relevant publicity
and consultation materials, and details of the community engagement events. It
also provides a platform for the public to submit comments.

Written Submissions

The public was encouraged to send us their comments by post, fax, email or via
the electronic comment form at the Study Webpage. A total of 694 written
submissions were received at the time of finalising this report and they would be
duly considered. An index of the commenters is provided at Appendix E and
copies of the written submissions are available on the Study Webpage for
inspection.

Diverse views were received on different issues. While a group of submissions
showed support to reviewing brownfield sites for development and a residential
proposal was received, some submissions opposed to the development due to the
impacts on existing business operators and residents, and a submission requested
“no removal no demolition” of the existing open storage yards. Some suggested
to review abandoned agricultural land in order to retain the existing residential,
agricultural and open storage/rural workshop/warehouse uses. Existing occupiers
including business operators, residents, livestock farm operators and farmers
expressed concerns about the impacts on their livelihood, and reasonable
compensation and relocation/rehousing arrangement should also be provided if
development has to be undertaken.

Diverse views were also received regarding the preferred development intensity
and housing mix. In particular, a group of submissions supported a housing mix
with more private housing development. Suggestions to provide and improve
infrastructures in terms of traffic, drainage and sewerage aspects were received,
and concerns on conservation of ecologically important features were also
received from some of the Green Groups. Regarding the implementation, a group
of submissions supported the adoption of public-private partnership while some
reckoned that the Government should take the lead to avoid possible collusion
with private developers.
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OVERVIEW OF KEY COMMENTS AND
RESPONSES

3.1

3.1.1

3.1.1.1

3.1.1.2

3.1.1.3

3.1.14

3.1.1.5

Study Objectives and Study Area

Study Objectives
Comments

The Study objective was generally supported by the commenters. They agreed
that brownfield land should be investigated for better utilisation for housing
development to optimise land resource and to meet territorial housing demand,
and supporting infrastructures and community facilities should be identified.
There was a comment that the Long-Term Housing Strategy Committee was
currently conducting a comprehensive review on housing demand, and the Study
should take into account the latest population projection and the overall demand
when considering the amount of housing supply.

Members of the public in general considered that the development should not
focus on housing alone and land should also be reserved for other uses such as
industrial, commercial uses for supporting local economy and providing
employment opportunities and government, institution and community (G/IC)
uses to serve the community.

Some members of the public reckoned that a more strategic position had to be set
out for the PDAs taking into account the territorial and regional context and the
recent development proposals for Hung Shui Kiu, Lok Ma Chau Loop Area and
Liantang/Heung Yuen Wai Boundary Control Point, as well as the Qianhai
Development in Shenzhen. Yuen Long South area could be developed into a
regional employment or commercial centre. A balance had to be struck between
satisfying the local aspiration of providing timely housing supply and the need of
establishing a regional vision for the area.

Responses

According to the latest population projection, there will be an additional 1.13
million population in the coming 30 years. This reflects the demand for more
housing land to accommodate the population growth. In view of the territorial
housing demand, the Chief Executive announced in the 2011-12, 2013 and 2014
Policy Addresses to review the agricultural land in Yuen Long currently used for
industrial purposes or temporary storage, or which is deserted, for housing
development. In response to the Policy Address, the Study aims to examine and
optimise the development potential of the degraded brownfield land in Yuen
Long South for housing purpose and other uses with supporting infrastructure and
community facilities, and to improve the existing environment.

Yuen Long South area is located in the vicinity of the proposed Hung Shui Kiu
New Development Area (NDA). The NDA has a much larger area and is
advantageous in terms of its geographical location being closer to and easier for
connection with Shenzhen. It would also be served by railway. In terms of
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3.1.2.2

3.1.23

3.1.24
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territorial and regional context, the proposed Hung Shui Kiu NDA would play a
strategic role while Yuen Long South would play a complementary role to the
proposed NDA in the strategic context.

Besides housing, the Study would explore the feasibility of other potential land
uses including commercial, industrial, or retaining existing uses if considered
appropriate. Supporting G/IC facilities and open space for the future residential
community such as education and recreational uses would also be provided.

The Study Area and the PDASs
Comments

Diverse views were received on the boundaries of the Study Area and the PDAs.
Some welcomed the exploration of the use of brownfield sites at the Yuen Long
South area as this would encourage better land utilisation without encroaching
upon the greenfield sites. The Study also offered a good opportunity to address
the current residential and industrial interface issue. It was more cost-effective to
develop this area as it was close to the well-established and developed area.
Notwithstanding, some of the commenters queried why the existing agricultural
land and residential development at Tong Yan San Tsuen was included within the
PDAs.

On the other hand, there were a number of comments questioned on the rationale
behind the delineation of the Study Area and PDAs boundaries. These comments
suggested reviewing and expanding the Study Area and the PDAs. Some of these
comments suggested the Study should cover the entire area south of Yuen Long
Highway and north of Tai Lam Country Park, combine the PDAs with the Hung
Shui Kiu NDA to the west and Kam Tin South area to the east, and expand the
Study Area north of Yuen Long New Town up to Shan Pui, hence to achieve a
more comprehensive planning. It would also provide larger scope for different
land uses and traffic improvement.

Some other comments, mainly from the Rural Committees and the operators of
the existing open storage yards/rural workshops/warehouses, suggested the Study
should also investigate the development potential of the abandoned agricultural
land as there would be fewer obstacles to implement the new development at the
vacant land, and it would minimise impacts to the existing users in the PDAs.
The suggested abandoned agricultural land include those along Kiu Hing Road
and Tai Shi Ha Road West, as well as near Pak Sha Tsuen, Shui Chiu San Tsuen,
Yeung Ka Tsuen, Yeung Uk Tsuen, Shek Tong Tsuen, Kong Tau Tsuen and
Chuk San Tsuen, etc.

Some also suggested making use of Ping Shan, Lam Tei Quarry, the borrow area
near Tai Lam Country Park, as well as exploring the use of other abandoned land
and fish ponds at San Tin, Sheung Shui, Kwu Tung and outlying islands, as well
as golf courses at Fanling and Sai Kung. In addition, comments requested to
include Wing Ning Tsuen at Yuen Long in the future development were received.
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3.1.2.5 In view of the high percentage of private land within the PDAs, a few members of
the public also suggested utilising the other Government Land in Yuen Long
District before developing the private land.

Responses

3.1.2.6 The PDAs in Tong Yan San Tsuen and along Kung Um Road, with an area of
approximately 200 hectares, are the preliminarily identified areas with potential
for housing development. When delineating the PDAs, considerations were given
to exploring the potential of better utilising the degraded brownfield land that was
currently occupied by open storage yards, rural workshops and warehouses.
These uses occupy an area of about 93ha of the PDAs (47% of the total PDAs
area) and another 5 ha is occupied by industrial uses. These brownfield sites are
mainly concentrated in the “Undetermined” (“U”) zone on the Approved Tong
Yan San Tsuen Outline Zoning Plan (OZP), and the statutory use of which has
yet been determined. Opportunity is therefore taken to review the area and
identify an appropriate land use zoning for the current “U” zone. On the other
hand, some other brownfield sites are found within the Tong Yan San Tsuen area
mixed with other uses such as agricultural land and residential settlements.
Therefore, the Tong Yan San Tsuen area is also included in the PDAs for
reviewing the use of these brownfield sites while addressing the land use
compatibility issue in parallel.

3.1.2.7 The Study will examine the PDA boundaries and assess if there would be areas
outside the PDAs but within the Study Area that are suitable for development and
consideration should be given to the existing uses and development character and
infrastructure capacity. The area located to the east of Kung Um Road is mainly
zoned “Agriculture” (“AGR”) and “V” on the OZP. There are various village
housing with vegetated land and active agricultural land though some of the
agricultural land has been abandoned. The abandoned agricultural land suggested
for inclusion in the PDAs has potential for rehabilitation. Expansion of the PDAs
to the suggested abandoned agricultural land with active agricultural land and
village housing is considered not appropriate.

3.1.2.8 Besides, extensive expansion of the PDAs would have implications on various
infrastructure capacities including transport infrastructure capacity, particularly
that of the strategic road links. With various constraints that were mentioned in
the Stage 1 Community Engagement in mind, any expansion of the PDAs would
be minimal and should be supported by infrastructure proposals within the Study
Area, in order to achieve a sustainable population for the Yuen Long South
development.

3.1.2.9 The Study Area, on the other hand, includes both the PDAs and the wider area as
a basis for conducting various technical assessments to allow a comprehensive
planning for the area. Infrastructural improvements and community facilities, if
considered necessary, would be proposed within the Study Area to cope with the
population generated by the new development at the PDAs. The areas located to
the north of Yuen Long New Town, other parts of the New Territories and
outlying island area are far outside the Study Area and hence would not be
included in the Study.
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Holistic Planning
Comments

Comments were received opining that the Study has been conducted in a
piecemeal manner as there were various projects being studied in the Yuen Long
District, and there would be implication on the infrastructural loading capacity of
the District as a whole. It was suggested that the Ping Shan area as well as the six
‘Heungs’ should also be studied for development, and that there should be a
comprehensive and long-term planning for Yuen Long and the New Territories.
A few comments remarked that an overall strategy would be needed for the
development and betterment of the city and it might be the time for updating the
Hong Kong 2030 Study.

Responses

The request for a holistic planning for the Yuen Long District area and the entire
New Territories, and an overall development strategy is noted. In view of the
housing demand, individual projects have been proposed and studied to address
the territorial development needs.  Nevertheless, when formulating the
development options for the Yuen Long South area, the surrounding development
proposals in Yuen Long District including the Hung Shui Kiu NDA as well as the
Kam Tin South Development would also be taken into consideration.

Land Use Planning and Urban Design

Open Storage, Rural Workshop and Warehouse Uses
Comments

There were many existing open storage yards, rural workshop and warehouses
uses in the PDAs which provided space for small enterprises, created local job
opportunities and contributed to the economy of Hong Kong. The stakeholders,
especially the local operators, were of the view that the importance of these
operations should be well acknowledged. They opposed to develop the PDAs as
it would affect their businesses and create adverse socio-economic impacts. They
were also worried that land development would be frozen during the course of the
Study and planning permission for temporary open storage/rural
industrial/warehouse uses would not be granted.

Commenters were of the view that the Government should develop the
abandoned and vacant land elsewhere and hence there would be no need to
relocate these existing open storage uses. Suggestions were received to retain the
existing operations and to formalise the whole or the southern part of the current
“U” zone within the PDAs as “Open Storage” (“OS”) zone to allow permanent
operations. This would create incentive for the operators to improve their
working environment. Transport, drainage and sewerage facilities should also be
provided to address the interface problem and to minimise the environmental
impacts. In addition, more “OS” land should be provided to meet the demand.
Some others suggested expanding the current “OS” zone located to the southeast
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of the PDAs with provision of direct vehicular access to bypass the potential
residential area. Suggestions to develop an industrial area or a logistic
centre/park to consolidate these uses and promote environmental-friendly
industries were also received.

Should development be undertaken, reasonable compensation and relocation sites
equipped with supporting infrastructures should be provided and the Government
should register with the operators as soon as practicable and allow sufficient time
for their relocation. Some of the operators remarked that it would be impossible
for them to move into industrial buildings as the stored materials were mostly
bulky goods which could not be accommodated. Besides, the rent of industrial
buildings was too expensive for them. Suggested locations for open storage uses
include areas near highways, the “AGR” and “Recreation” (“REC”) zones to the
north of Tai Lam Country Park near Yeung Ka Tsuen, the “GB” and “AGR”
zones adjacent to some existing villages in Ping Shan and Shap Pat Heung as well
as at the proposed reclamation at Lung Kwu Tan.

On the other hand, there were comments that this was a good opportunity to
consolidate these temporary uses where land was under-utilised, and the uses
were incompatible with the environment through re-planning the entire area.
However, their contribution to the economy should be acknowledged and
relocation sites should be provided for them. There were suggestions that
accommodating these uses in multi-storey buildings should be explored.
Furthermore, some commenters were worried that with the improved
infrastructures and facilities, more operations would be attracted and some might
even encroach upon the cheaper greenfield land in the vicinity. The Government
should establish an effective implementation mechanism and take careful
consideration when selecting the relocation or consolidation sites. The
Government should also strengthen its enforcement power to avoid affecting the
surrounding greenfield land. The Study should not be aimed to regularise the
non-conforming uses.

Responses

Around 47% of the area in the PDAs is currently occupied by open storage yards,
rural workshops and warehouses, and most of them are concentrated in the “U”
zone on the Approved Tong Yan San Tsuen OZP. The contribution of these open
storage yards, rural workshops and warehouses to the local economy and the
provision of employment opportunities are recognised. However, a balance has
to be struck when allocating different competing uses within the limited land
resources especially taking into account the community’s aspiration for reserving
land for housing and other uses to meet long-term social and economic
development in Hong Kong, as well as improving the existing environment and
enhancing efficiency in use of land. It would be inevitable that the
implementation of the future development would affect some of the existing
operations where land resumption or clearance would be required.

A land use review would be undertaken during the course of the Study to review
these uses, and recommend appropriate land uses for the “U” zone taking into
consideration the guiding principles, public comments received and findings of
the technical assessments. Through the land use review, consolidation of these

228228 | Final | May 2014 Page 16

WHKGNTS69\MNC\PROJECTS\CURRENT JOBS\2280001228228 YL SOUTH HOUSING SITES\6-00 DELIVERABLE\05-S1 CE REPORT (CHI N ENG)\07-FINAL\ENGLISH VERSION\STAGE 1 CE
REPORT_DRAFT_20140501_PUB.DOCX



Planning Department and Civil Engineering and Agreement No. CE 35/2012 (CE) Planning and Engineering Study for Housing Sites in
Development Department Yuen Long South - Investigation

3.2.1.7

3.2.1.8

3.2.2

3.2.2.1

3222

3223
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uses by accommodating them in multi-storey flatted factory buildings would be
explored, so that land could be released for development. Urban design measures
and other mitigation measures and public facilities would also be proposed to
improve the existing environment and address the interface issues.

Since the development is still in its early planning stage where detailed
development proposal and the extent of the affected areas are still under study,
the arrangement of implementation mechanism will be investigated, taking into
account the public comments. Socio-economic impact assessment will also be
conducted to assess and minimise the social and economic impacts from the
development proposals.

During the course of the Study, development proposals would be processed
according to the extant statutory plans and established mechanism. Relevant
authorities would continue to undertake enforcement action against unauthorised
developments or illegal structures in accordance with relevant ordinances/
regulations.

Residential Uses and Village Settlements
Comments

There were residential units and village settlements within and in the vicinity of
the PDAs, including both indigenous and non-indigenous villagers, as well as
land owners and tenants. Some of the local residents agreed to the development
as this would be an opportunity to improve the area and to address the land use
interface issue. They noted that the presence of both industrial and residential
uses had created an unpleasant living environment. There was also lacking of
community and public transport facilities.

On the other hand, some residents opposed to develop the PDAs since they had
been living in the area for a long time and relying on renting out the land to
sustain their livelthood. The development would affect their way of living and
create adverse social impacts. It would be not cost-effective to resume the well-
established residential communities. A guiding principle on not to affect as much
as possible the existing residents should be adopted. The tenants, in particular,
were worried that the land owners would terminate the tenancies with them
during the course of the Study in view of the development potential and they
would not be able to receive any compensation. The Government should register
them as soon as practicable, and provide reasonable compensation and re-housing
assistance.

A proposal to provide 880 residential flats with a plot ratio of 1 at the central part
of the PDAs at Kung Um Road near the existing “Residential (Group C)” (“R(C)”)
zone was received. Moreover, comments were also received on utilising the
abandoned agricultural land in the vicinity of the PDAs for residential use.
Suggested locations include the “AGR” zones near Yeung Ka Tsuen, Pak Sha
Tsuen and Shui Chiu San Tsuen, some “GB” and “AGR” zones adjacent to the
existing villages such as Mong Tseng Wai, Sha Kong Wai and Wang Chau etc.,
as well as the “OU(RU)”, “AGR”, “OS” and “REC” zones at Tai Tong with plot
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ratio increased to 0.8. High-rise residential use at plot ratio of 5 could also be
provided in the area close to Yuen Long New Town such as near to Ma Tin Pok.
There was a comment suggested to rezone the “V” zone at Tai Kei Leng to
“Residential (Group A)” (“R(A)”), “Residential (Group B)” (“R(B)”) or
“Comprehensive Development Area” (“CDA”) zones to facilitate residential
development as the “V” zone was not applicable for small house development.

3224 Meanwhile, the indigenous villagers were of the view that their rights and
interests should be taken into account when considering the future development at
the Yuen Long South area. Although the preliminarily identified PDAs did not
touch on the existing “V” zones and the village environs (‘VE’), the development
option should be formulated in a way that could benefit them in terms of
infrastructures and community facilities. The “V” zones should also be reviewed
and expanded, noting that it had not been reviewed for many years and there was
an increasing demand for village houses. There were also suggestions to rezone
the “OS” and “AGR” zones to the east of Tai Tong Shan Road to “V” zone for
the relocation of Tai Kiu Tsuen, hence releasing the land currently occupied by
Tai Kiu Tsuen for the comprehensive development near Long Ping West Rail
Station.

3.2.2.5 Besides, a commenter suggested exploring the feasibility of developing multi-
storey village houses, and another member of the public suggested allowing an
increase in plot ratio for village houses through land premium mechanism.

3.2.2.6 The villagers also expressed their concerns on the existing grave yards/burial
grounds which should not be resumed by the Government or be affected by the
future development. The Government should also provide road access to these
burial grounds.

Responses

3.2.2.7 There are currently some village settlements scattered within the PDAs as well as
a few well-established residential developments located at Tong Yan San Tsuen.
The current haphazard situation of open storages, rural workshops, warehouses
and industrial operations in the area has caused a degradation of rural
environment with problems such as pollution, localised flooding, traffic
congestion and fire hazard. A land use review would therefore be undertaken,
taking into account the guiding principles, public comments received and findings
of the technical assessments, to review suitable location for residential uses and to
address the industrial/residential interface issue with urban design measures, with
a view to improving the overall environment for the residents.

3.2.2.8 It is one of our guiding principles to take into consideration the existing well-
established residential communities as well as the local character when
formulating the development options, such that the new development would be
compatible with the existing environment, and the supporting facilities and
infrastructures would benefit both the existing and future population in and near
to the PDAs. Nevertheless, it might be inevitable that the implementation of the
future development would affect some of the local residents where land
resumption and/or land clearance might be required. Since the development is
still in its early planning stage where detailed development option and the extent
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of the affected areas are still under study, the arrangement on implementation
mechanism will be investigated taking into account the public comments. Socio-
economic impact assessment will also be conducted to assess and minimise the
potential social and economic impacts from the development proposals.

3.2.29 Regarding the issue of disputes and forced displacement of tenants by land
owners, members of the public should understand that matters relating to tenancy
agreements or land acquisition by private developers involving landowners and
tenants should be dealt according to the relevant agreements. These transactions
are private commercial activities in which it is inappropriate for the Government
to interfere. Nevertheless, we would release information of the Study including
development proposals to the public once available, so that proposed land uses
are known to members of the public to minimise speculation and misconception
in the development intention.

3.2.2.10  The current “V” zones, ‘VE’ boundaries and permitted burial grounds would be
taken into account and respected during the formulation of the development
options. However, the Study does not involve the review of “V” zones. Planning
Department would take note of the demand and supply of small houses of
individual villages and consider relevant factors, such as the ‘VE’ boundary,
topography, existing land uses, ecology etc. to timely review the “V” zones.

3.2.3 Agricultural Uses
Comments

3.23.1 Some of the commenters were concerned about whether the existing agricultural
land would be preserved. They appreciated the adoption of the “preservation of
active agricultural land” as one of the guiding principles. However, since some
of the agricultural land fell within the ‘“VE’ of the nearby villages and some was
currently being zoned as “Residential (Group D)” (“R(D)”), there was a risk that
the Study would trigger development on these agricultural land during the course
of the Study before any statutory plans would take place. They questioned on the
feasibility of preserving the agricultural land and suggested to rezone the
agricultural land to “AGR” zone as soon as possible and to provide the farmers
with policy support and assistance. In particular, one of the commenters
reckoned that an “AGR” zone would be more preferred than a “REC” zone as the
quality of many leisure farms was not up to standard and would damage the land.

3232 The possibility to rehabilitate the abandoned agricultural land was also raised.
Some commenters noted that it was difficult and time consuming for farmers to
identify suitable farm land under the current Agricultural Land Rehabilitation
Scheme. In particular, some local farmers mentioned that the area zoned “GB”
near the existing active agricultural land in Tong Yan San Tsuen was once used
for agricultural purpose but was ceased due to lack of water supply after the
construction of Tai Lam Chung Reservoir. The area could be rehabilitated for
farming again if water supply could be provided by the Government. The green
groups were also of the view that the unused land might include some vegetated
land of good quality for farming.
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Apart from agricultural land, there were also a few livestock farms located within
and in the vicinity of the PDAs. The operators worried that this Study would
trigger development in the area leading to an increase in rent and termination of
their tenancies, which would make it difficult for them to sustain their businesses.
They were also aware that the future residential uses would be incompatible with
their operations, and buffer zone should be provided to minimise the interface
problem. If relocation was inevitable, the Government should register them and
provide relocation sites and compensation so they could be relocated or
consolidated elsewhere. They pointed out that it was very difficult for them to
identify suitable sites that could comply with the stringent criteria and guidelines
for relocating their livestock farms under the current policy, and the policy should
be reviewed to facilitate the industry.

Comments were also received to review the territorial agricultural policy and
agricultural development and food production should be put in a higher priority to
safeguard food supply and food safety. For example, sizable farming areas could
be designated to facilitate the farming industry and promote agricultural
development. Food production, research and trading should also be encouraged.
Other suggestions on alternative farming activities were also received such as
weekend leisure farming, urban farming, rooftop farming, greenhouse/organic
farming and indoor livestock/fish farming which could also provide job
opportunities to the residents nearby.

Responses

The general support in adopting “preservation of active agricultural land” as one
of the guiding principles is noted. Active agricultural land and the abandoned
agricultural land with rehabilitation possibility would be considered in the land
use review. After the land use review, suitable active agricultural land may be
designated. @~ We would release information of the Study including any
development proposals to the public once available so that proposed land uses are
known to members of the public to minimise speculation.

The difficulties for the existing livestock farms to sustain their businesses or to be
relocated or consolidated elsewhere are also noted. Development of Yuen Long
South would inevitably affect the existing livestock farms. Where resumption or
clearance would be required, the arrangement on implementation mechanism will
be investigated taking into account comments from the operators.

Other Land Use Proposals
Comments

Apart from proposals and suggestions for open storage and residential uses, other
land use proposals were received. Commenters reckoned that there was lack of
G/IC facilities in Yuen Long New Town. Sufficient G/IC facilities such as
education uses, sports and recreational facilities, elderly homes, community
centres and hospitals, open space and supporting commercial facilities should be
provided to serve both existing and future population in the PDAs and in the
vicinity including Yuen Long New Town. This could also minimise future
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residents from travelling to Yuen Long New Town for their daily necessities and
hence reducing additional burden to the existing new town. The existing
religious uses including Chuk Ming Lam Tong and the Taoist Temple “Kam Lan
Koon” should be preserved.

Many of the commenters were also of the view that mixed-use development
should be encouraged with adequate commercial activities to create a more
vibrant environment. The Yuen Long South area could be developed for other
functions such as commercial uses, regional employment centre, Government
uses, eco-tourism, home stay and ‘breakfast & bedroom’ (B&B) type
accommodation, botanical garden with education purposes, recreational uses as
well as art and cultural uses. Some suggestions were received to make use of the
area to the north of Tai Lam Country Park currently zoned “AGR”, “OS” and
“REC” for tourism purpose. These uses as well as industrial use in the area
would provide job opportunities to the locals and minimise commuting.

Other suggestions received included providing a columbarium and crematorium
use at a location south of Tong Yan San Tsuen near to Tai Lam Country Park
with the open storage yards as buffer between the residential developments.

Responses

G/IC facilities and open space would be provided to support the future population
of Yuen Long South and serve the nearby existing residents. In addition to
housing use, the Study will consider other uses that could benefit the existing and
future communities, support the local economy with employment opportunities
and create a sustainable and liveable neighbourhood. Opportunities to optimise
natural landscape resources, cultural heritage and ecologically important features
for countryside recreational use would be explored.

Development Intensity and Housing Mix
Comments

Diverse views were received on the development intensity. Some members of the
public considered this area was suitable for high-growth, and recommended
higher plot ratios to house more population provided that there were sufficient
transport infrastructures or mass transit. A mix of different development intensity
from a plot ratio of 3.5 to 8 could be adopted. High-density development of
around 10 to 20 storeys could be concentrated at locations near to Yuen Long
New Town and descend towards the periphery which could be reserved for low-
density development of 1 to 2 storeys, with buffer zone provided between the
high-rise development and the village type development. High-rise development
could also be provided near the mountain backdrop of Ma Shan. Stepped
building heights should be introduced and Air Ventilation Assessment should be
conducted to consider the air ventilation performance.

Some considered that low-rise and low-density development was more suitable
for the area as the development at Yuen Long New Town was already too dense.
The future development should be compatible with the existing environment and
the rural character of Yuen Long. In particular, some reminded to avoid having
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high-rise buildings adjacent to village houses. Sensitive design with sufficient
open space should be adopted to address the interface issue and to avoid creating
“walled development” and heat island effect.

More specific comments were received with regard to the development intensity
at Tong Yan San Tsuen. While some opined that the area was more suitable for
low-rise development of less than 10 storeys to avoid wall effect. Some reckoned
that it could be planned for medium to high density development with some
commercial activities as it was located adjacent to Hung Shui Kiu NDA.

There were also diverse views received about the preferred housing mix. Some
of the commenters would like to have more public housing including both public
rental housing and flats under the Home Ownership Scheme to satisfy the
territorial demand. However, a group of commenters had opposite opinion and
preferred less and suggested a 30:70 or 40:60 public-to-private housing ratios
instead. A few members of the public also suggested a 50:50 public-to-private
housing ratio, and one of them was of the view that the area would be perceived
as a “sub-standard” area if there was too many public housing. The absence of
private development initiatives would also affect the timely provision of
commercial and community facilities.

Responses

The comments on the development intensity and housing mix are noted. When
formulating the development options, an appropriate development intensity and
housing mix would be explored taking into account the public comments received,
the planning and urban design context in the surroundings as well as findings of
the technical assessments. A mixed development with balanced housing mix will
be encouraged in order to create a balanced community that is compatible with
the existing environment.

Urban Design Concepts
Comments

Comments were received to provide more shop frontage and avoid creating too
many shopping malls and footbridges, so pedestrians could be encouraged to
walk on ground level. This could be achieved by designing smaller development
plot size or avoiding the use of “CDA” zone to minimise single ownership and
encourage diversified shops and services. Public realms should be provided and
well-designed to create social cohesion and local identity. The PDAs should also
be well-linked to avoid segregation.

The cultural heritage resources should be well-preserved with adequate
supporting facilities to promote the rural character of the Yuen Long area.
Architectural design of the public buildings should also be designed in line with
the rural environment.

The degraded environment should be well addressed by providing quality
landscape. Sufficient green space connecting with the surroundings and making
good use of the water feature were also suggested.
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There were suggestions that sustainable development and eco-town concept with
provision of cycle tracks and rooftop greening should be considered. Big
windows should be provided in the unit to create cross-breeze effect. Other
facilities, such as electrical vehicle charging facilities, recycle bins and rubbish
shuttle, could also be encouraged.

Responses

The introduction of good urban design concepts to create a sustainable and
vibrant community that is compatible with the existing environment is agreed.
When formulating the PODP, the Preliminary MUDP and the Preliminary LMP
would also be prepared in parallel, to establish the urban design frameworks and
landscape proposals, taking into account the public comments received where
appropriate. An AVA would also be undertaken to ascertain the air ventilation of
the proposed developments on the surroundings and provide design
recommendations.

Integration with Yuen Long New Town and the Surroundings
Comments

It was generally agreed that the integration and connectivity of the PDAs with
Yuen Long New Town, the Ping Shan area and the surroundings such as the
future Hung Shui Kiu NDA should be enhanced. In terms of geographical
location, the PDAs near the Tai Tong area could be supported by Yuen Long
New Town and the PDA at the Tong Yan San Tsuen area could be linked with the
Hung Shui Kiu NDA.

However, diverse views were received on the positioning of the PDAs and its
relation with Yuen Long New Town. Some considered that Yuen Long South
could be planned as a self-contained New Town with adequate retail and GIC
facilities so that it would become a vibrant community without relying on or
creating additional burden to Yuen Long New Town. The community facilities
provided at Yuen Long South could also serve the population in Yuen Long New
Town. Others reckoned that it would be difficult to establish an independent
community due to lack of infrastructures and community facilities. It would also
be difficult for the new businesses to compete with those in Yuen Long New
Town which had long been established.

Responses

The Study will examine the integration and connectivity between the PDAs with
the surroundings including the Yuen Long New Town, the proposed HSK NDA
and the nearby existing communities. During the formulation of the development
options and urban design frameworks, both physical integration in terms of road
access and pedestrian corridors, and visual integration in terms of visual and air
ventilation corridor with the surroundings would be duly considered. To
minimise any additional demand to the existing communities, commercial uses
and sufficient G/IC facilities will be provided to support the new development,
and accessibility of the existing residents in the vicinity would be considered.
Technical assessments on traffic, drainage and sewerage, etc. will also be
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undertaken accordingly to ascertain that there will be sufficient infrastructure
facilities to support the new development.

Infrastructure and Environment

Traffic and Transport
Comments

Traffic and transport issue had attracted much concern. While some commenters
opined that it would not be cost-effective to provide large-scale infrastructures to
serve such small area, most of the stakeholders, in particular the locals, expressed
that the existing roads within the PDAs were mostly sub-standard and there had
been no traffic improvement in the area for many years. Although the area could
conveniently be linked with Yuen Long Highway and Route 3, the road network
and transport facilities, both internal roads and linkage to external roads, had to
be improved to release the development potential. In assessing the facilities
needed and the traffic impact, some commenters reminded that the cumulative
impact including the traffic generated from Hung Shui Kiu NDA and Yuen Long
New Town should be taken into account.

Specifically, it was pointed out by many residents that there was frequent traffic
congestion at Au Tau Interchange near Pok Oi Hospital and the road junction
near La Grove where the original road had been changed from dual-direction to
single-direction to cater for a new development. These road sections should be
widened to address the congestion problem. Other commenters mentioned that
there was currently no direct connection to Yuen Long Highway and some
connection points should be provided in the future such as via Kung Um Road
and Tai Tong Road.

In addition, some road widening and road proposals were also received including:

*  widening of Kung Um Road, Kiu Hing Road and Nam Hang Tsuen Road;

*  improving the road junction of Shap Pat Heung Road and Kiu Hing Road/
Kung Um Road;

* linking up Kiu Hing Road and Kung Um Road with Tai Tong Road;

* linking up Kiu Hing Road and Kung Um Road with Shap Pat Heung Road,

* linking up Kiu Hing Road and Kung Um Road with Shui Chiu San Tsuen
Road via Pak Sha Tsuen (near Chun Nam Yuen);

*  linking up Tai Shu Ha Road West and Tai Tong Shan Road with Po Leung
Kuk Jockey Club Tai Tong Holiday Camp;

* linking up Long Hong Road, Lam Tai Road and Kung Um Road to form a
loop road, of which to be connected with Yuen Long Highway;

»  re-aligning the existing dead-end roads to form loop roads;

»  providing a new road linking up Kung Um Road and Tuen Mun Highway
via Tai Lam Chung Reservoir; and

+  providing a new Yuen Long South bypass linking up Tong Yan San Tsuen
Interchange and Au Tau Interchange with the alignment running along Tai
Lam Country Park.
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A sustainable transport strategy should be introduced to promote walking, cycling
and the use of public transport. Pedestrian network should be user-friendly,
designed with unique features and provided at ground level instead of linking up
shopping malls with footbridges. Pedestrian-oriented vehicular access could also
be designed so that it could be mutually used by both vehicles and pedestrian.

In terms of public transport, the current provision was considered inadequate and
suggestion was received to provide a bus terminal at the PDAs to serve the future
residents. Meanwhile, local residents questioned on the possibility to provide
mass transit for the area to promote transit-oriented development or pedestrian-
oriented development that would contribute to a low-carbon community.
However, diverse views were received regarding the form of the mass transit
facilities. While some suggested extending the light rail system into the area,
others opposed as it would occupy a lot of space and suggested providing other
forms of mass transit such as monorail to create a transit corridor linking up the
PDAs with Yuen Long Station or an additional metro station between Kam Tin
South and Hung Shui Kiu.

Responses

A Traffic and Transport Impact Assessment (TTIA) would be undertaken during
the course of the Study to assess the capacity of the traffic network and
improvement measures needed based on the estimated traffic flow generated by
both the existing and planned developments, including the provision of road-
based public transport services to cater for the new population. In this regard,
other major development projects in the vicinity such as Hung Shiu Kiu NDA
will also be taken into account. Findings of the TTIA, together with the public
comments received, would provide inputs to the transport enhancement proposals
to be formulated for the Study. In consultation with the relevant departments,
particularly the Transport Department, appropriate road improvement measures
would also be recommended. The adoption of environmentally friendly transport
system will also be examined in the Study.

Yuen Long Nullah
Comments

The local stakeholders were generally of the view that the Yuen Long Nullah
should be decked over, including the suggestion to deck over the entire Yuen
Long Nullah in Yuen Long New Town, to provide space for widening the
currently sub-standard Kung Um Road, and that linkages should be provided to
connect Kung Um Road and Kiu Hing Road currently separated by the Nullah.

Some green groups opined that the decision to whether deck over the Yuen Long
Nullah should be considered in drainage, traffic and environmental terms. The
overall transport network should be assessed to determine if there was a need to
deck over the Nullah for road improvement. Technical assessments on drainage
aspect should be carried out to assess whether the Nullah could be decked without
adversely affecting its drainage capacity. Assessment on whether the decking of
the Nullah would reduce foraging area for the egrets should also be undertaken.
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They were of the view that opportunity for the Nullah to be revitalised as a
unique water feature would be lost if it was decked over, and alternative traffic
management measures should be explored if possible. Suggestion was also
received to introduce engineering schemes so as to improve the capacity,
ecological condition and physical appearance of the Nullah. The Nullah could
also be managed in a more environmental-friendly way and help improving the
micro climate.

Responses

Kung Um Road and Kiu Hing Road are the two major roads running through the
PDAs in the Tai Tong area and are currently sub-standard. Opportunities to
improve the design of Kung Um Road and Kiu Hing Road would be explored in
this Study and a TTIA would be undertaken during the course of the Study to
assess the road capacity required, and to identify the possible road improvement
alternatives including widening proposals that might require decking over the
Yuen Long Nullah. The Drainage Impact Assessment (DIA) to be undertaken in
the Study would also assess its capability in meeting the requirement for flood
prevention to ascertain the technical feasibility of the proposal including the
assessment on decking over the Yuen Long Nullah. Meanwhile, beautification
and revitalisation measures would also be explored to make use of the Nullah as a
landscape feature.

Drainage and Sewerage
Comments

One member of the public pointed out that the newly-built Tin Tsuen Channel
benefited only the Tong Yan San Tsuen area but not for the open storage yards,
rural workshops and warehouses at the PDAs near the Tai Tong area. Adequate
drainage facilities should also be provided for them and suggestion was received
to upgrade the natural stream at Tai Tong valley to a channel for drainage purpose.
However, this was not agreed by the green groups which suggested preserving all
natural streams on ecological consideration.

There were also no sewage treatment facilities in the PDAs and the condition of
the Yuen Long Nullah was very undesirable as some of the open storages had
illegally discharged their sewage into the open channel. Sewage treatment
facilities should therefore be provided as early as possible to improve the
environment.

Meanwhile, there was comment that the additional site runoff and sewage
discharge generated by the new development would lead to an increase in the
pollution loading of Deep Bay which would affect the water quality of the area.
Detailed impact assessment should be conducted to ensure that the drainage and
sewerage system could support the development with appropriate measure to
ensure no net increase in pollution loading to Deep Bay. When assessing the
drainage and sewerage impact, the cumulative impact generated by both the
existing and planned developments should be taken into account.
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Responses

A DIA and Sewerage Impact Assessment (SIA) would be undertaken during the
course of the Study to review the loading capacity of the existing facilities, and to
recommend new facilities to ascertain the capability of the drainage and sewerage
systems to support the future development, taking into account the existing and
planned developments in the vicinity. The new facilities would help improving
the sanitary conditions of the area and the water quality of the nullahs, and
ensuring that there would be no net increase in pollution loading to Deep Bay.

Environment and Ecology
Comments

Although the PDAs were mainly brownfield sites, the green groups were aware
that the ecologically important features and landscape resources should be well
preserved. First of all, there were many natural or semi-natural streams within
the PDAs and the Study Area which were of good water quality and provided
habitats for many dragonfly species and even a rare endemic freshwater shrimp.
These streams and the riparian zones should not be affected by the future
development, and the stream biodiversity should be maximised by avoiding any
channelisation or drainage improvement works. These streams could be
preserved as open space which could also add value to the future development.

Secondly, the potential impacts to the Tai Tong Egretry should be evaluated and
addressed. A comprehensive study should be conducted to better assess the
egretry such as the egrets’ feeding areas, the impact to breeding and roosting and
the flight path of the egrets. Adequate mitigation measures should be introduced,
for instance, to adopt sensible building heights so as to avoid affecting the egrets’
flight path.

Thirdly, agricultural land, especially the active wet agricultural land at Tong Yan
San Tsuen, had contributed to creating a bird community and provided an
ecological corridor and foraging habitats for many farmland birds and waterbirds.
Detailed baseline survey should be conducted to assess the ecological value and
provide information on how the potential impact would be avoided and addressed.

Fourthly, the woodlands and riparian vegetation within the PDAs and the Study
Area should not be affected as well which were valuable landscape resources that
could be enjoyed by both the existing and future residents and as a good habitat
for dragonflies. Impacts on Tai Lam Country Park should also be minimised by
maintaining buffer areas with the new development.

Furthermore, the Government should note the United Nations Convention on
Biological Diversity that required the preservation of natural heritage and
promotion of biodiversity conservation. Avoidance principle and ecosystem
approach should be adopted at this early stage as one of the guiding principles of
the Study to avoid potential damage to the environment.

However, comments were received from some local villagers that there was no
ecological value at the natural rivers at Yeung Ka Tsuen and the Tai Tong Egretry,
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and queried why they were listed as ecologically sensitive areas. They
considered that a balance should be struck between protecting the ecological
resources and promoting logistics industry for the sake of Hong Kong’s economy.

Some local residents also reckoned the Government had not consulted them
before designating their private lands as Country Park area, “AGR” or “REC”
zones, and that the development rights on these lands should be returned to them.
The designation of Country Park or other conservation zones would hinder
development and should be limited to Government Land.

Responses

There are some significant ecological features within and in the vicinity of the
PDAs such as the Tai Tong Egretry and the Ecologically Important Stream at
Yeung Ka Tsuen as recognised by Agricultural, Fisheries and Conservation
Department (AFCD). A baseline study for the Environmental Impact Assessment
(EIA) has already been commenced to ascertain the baseline condition and to
facilitate the formulation of development options and mitigation measures at the
next stage. The ecologically important features and landscape resources, if any,
would be further assessed to confirm the environmental acceptability of the future
developments and infrastructure proposals.

Cavities and Building Safety
Comments

Some questioned on the technical feasibility of building above cavities and that a
comprehensive study should be conducted to ascertain the building safety. A
commenter also reminded that future development should take into account
building safety issue as the piling activities might affect the stability of the
existing village houses.

Responses

The concern on building safety is noted. The PDAs are located within areas
known to be underlain by marble that can include challenging sub-surface
features such as cavities and voids containing weak and unconsolidated material
as well as highly variable rock head profiles. Whilst such features can present a
constraint to the building construction, they are well known and understood by
the engineering community in Hong Kong. Ground investigation works with
appropriate building designs would be investigated to ascertain the technical
feasibility and safety.
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Others

Implementation
Comments

The implementation issue had attracted much attention from the stakeholders
during the Stage 1 CE. They were concerned on whether development would be
led by the Government by means of land resumption, or whether it would be
developed by private initiative. On one hand, many of them supported a public-
private partnership (PPP) in which the Government will provide infrastructure,
community facilities and public housing, and private developers will develop
residential and commercial uses through land exchange exercise. There was also
a request that land owners, especially the developers, should donate land for
constructing cheaper residential units to satisfy the demand of the younger
generations. This would be more effective in increasing housing supply, and
would also face less opposition noting the high percentage of private land in the
PDAs.

On the other hand, many others opposed to the PPP approach. The Government
should take the lead in the new development adopting the conventional approach
to rationalise the complicated land ownership pattern, to minimise private
developers from stocking up land in the New Territories, and to avoid the
accusation of collusion between the Government and the private developers.
Should land be resumed by the Government, the private property ownership
should be respected, and reasonable compensation and re-housing assistance had
to be provided. Some of the land owners considered that the current
compensation rate was too low, and it would be unfair if their land was resumed
at a low price and later to be sold by Government at a higher price. Some would
like to be re-housed to the public rental housing to be built in the PDAs.

In addition, the tenants were worried that the land owners or the developers
would terminate their tenancies during the course of the Study in view of the
development potential, and they would not be able to receive any compensation
and rehousing arrangement. The non-indigenous villagers were also concerned
about whether they would be affected and whether reasonable compensation and
re-housing assistance would be provided. Suggestion was received to conduct
freezing survey and register the affected residents or business operators including
both land owners and land users as early as possible. Some of the local residents
and business operators were also worried that the Government would enforce
more strictly on the unauthorised development as a means to resume the land.

In view of the complicated land ownership including presence of “tso tong” land,
a sensitive and effective implementation mechanism should be carefully
established taking into consideration the population, land status and cost
implication to avoid ending up with patches of piecemeal development, and to
strike a balance among different interests and different sectors.

Other suggestions were also received to reclaim land instead of resuming private
land for development in view of the strong opposition, to impose the “Hong Kong
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Property for Hong Kong People” policy and to impose a minimum number of
flats required in future development. Comments on the implementation timetable
and suggestion to form some monitoring committee comprising different parties
or to appoint a development officer to head and monitor the progress so timely
housing supply could be guaranteed in an appropriate phasing were also received.

Responses

The concerns of commenters are noted. Understanding that the development at
Yuen Long South would inevitably affect some of the stakeholders such as the
local residents and business operators, views from different parties will be duly
considered. As the development of the Yuen Long South area is in its early
planning stage, detailed development option and the extent of affected areas are
still subject to further studies. A PODP will be prepared for the next stage of
community engagement to seek public views on the land use and infrastructural
proposals, and subsequently, a draft Recommended Outline Development Plan
(RODP) and implementation mechanism will be proposed at the Stage 3 CE after
further refining the development option. We will take into account the views and
comments received, where appropriate, when formulating the development option
and implementation mechanism.

Regarding the issue of disputes and forced displacement of tenants by land
owners, members of the public should understand that matters relating to tenancy
agreements or land acquisition by private developers involving landowners and
existing tenants should be dealt with according to the relevant agreements. These
transactions are private commercial activities in which it is inappropriate for the
Government to interfere. Nevertheless, we would release information of the
Study including any development proposals to the public once available so that
proposed land uses are known to members of the public to minimise speculation.

Should land resumption by the Government be required, the affected persons,
who are eligible, would be compensated and re-housed in accordance with the
prevailing legislations and policies. Furthermore, during the course of the Study,
development proposals would be processed according to the extant statutory plans
and established mechanism.

Community Engagement
Comments

Some stakeholders were of the view that more site visits and consultation
meetings could be conducted to seek public views. Consultation with the villages
that would be affected or are located immediately adjacent to the PDAs should
also be conducted, and some villagers also pointed out that both villagers and
village representatives should be consulted. A member of the public also opined
that the location of the roving exhibition was inaccessible and that having only
one community forum for discussion was not enough. Regarding the Stage 1 CE
Digest, more detailed information should be provided.
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Responses

3422 To facilitate the public understanding on the background and key issues of the
development at Yuen Long South, a series of roving exhibitions have been staged
at seven locations. While two of them were separately staged at a Government
building and a public park in Yuen Long New Town for the sake of the wider
Yuen Long community, the other five exhibitions were staged within and in the
vicinity of the PDAs for the convenience of the local residents and business
operators who are living and working there. Apart from roving exhibitions,
publicity materials such as posters and leaflets have been widely distributed via
circular post, mail and by hand in order to reach out to as many as possible the
local stakeholders.

3423 Different consultation activities were also conducted to better understand the
public views including site visits to the open storage yards, rural workshops and
warehouses as well as livestock yards; a community forum to which the general
public was invited; as well as a series of briefing sessions and focus group
meetings arranged for specific statutory and advisory bodies or interest groups
including local residents and villagers, business operators, farmers, professional
institutes and green groups/concern groups. The views and comments received
were valuable and would be duly considered when formulating the development
option where appropriate.

3424 Since the planning of Yuen Long South is still in its early stage, a brief summary
of the baseline information was provided in the Stage 1 CE Digest for easy
reading. Nevertheless, more information of the PODP will be provided at the
Stage 2 CE Digest to gather public views on the development proposals.
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4 WAY FORWARD

4.1.1.1 The Stage 1 CE had been successfully completed with the public views and
suggestions solicited on the key issues, development opportunities and constraints
for the Yuen Long South area and guiding principles. Taking into account the
comments received, the Study is now moving towards preparing the initial
development options and the PODP which will be presented at the next stage of
CE to seek further public views on the land use and infrastructural proposals.
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Appendix A List of Stage 1 Community Engagement Activities

Briefing Sessions
Date Statutory Bodies / Organisations

23.4.2013 (Tue) Legislative Council Panel on Development

25.4.2013 (Thu) Ping Shan Rural Committee

26.4.2013 (Fri) Town Planning Board

10.5.2013 (Fri) Shap Pat Heung Rural Committee

15.5.2013 (Wed) Town Planning and Development Committee under Yuen Long District
Council

20.5.2013 (Mon) Planning Sub-Committee of Land and Development Advisory Committee
20.5.2013 (Mon) Hon Steven Ho Chun-yin, Legislative Council member (Agriculture and
Fisheries Functional Constituency) and some members from the
Federation of Hong Kong Agricultural Associations

28.5.2013 (Tue) Follow-up meeting with District Council members of Ping Shan and
Village Representatives and villagers of Shan Ha Tsuen, Lam Hau Tsuen

and Tong Yan San Tsuen

31.5.2013 (Fri) Follow-up meeting with Planning Sub-Committee of Land and
Development Advisory Committee

11.6.2013 (Tue) Follow-up meeting with a Yuen Long District Council member and
members of Democratic Party

Focus Group Meetings

Date Interest Groups

7.5.2013 (Tue) Operators of the Open Storage Yards/Rural Workshops/Warehouses
9.5.2013 (Thu) Green Groups and Concern Groups

10.5.2013 (Fri) Professional Institutes

6.6.2013 (Thu) Farmers

10.6.2013 (Mon) Local Residents

Community Forum
Date Location
25.5.2013 (Sat) School Hall, Yuen Long Merchants Association Primary School

Site Visit
Date Location
24.5.2013 (Fri) Site Visit to the open storage yards, rural workshop and warehouses

19.8.2013 (Mon) Site Visit to a Chicken Farm
23.8.2013 (Fri) Site Visit to a Pig Farm
27.9.2013 (Fri) Site Visit to a Pig Farm
20.11.2013 (Wed) | Site Visit to a Pig Farm
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Roving Exhibition

Date Location

23 -29.4.2013 Yuen Long District Office

3.5.2013 Mobile Exhibition at Pak Sha Shan Road

4.5.2013 Mobile Exhibition at Tong Yan San Tsuen Road Parking Lot

5-11.5.2013 Yuen Long Jockey Club Town Square

12 -18.5.2013 Tong Yan San Tsuen Garden

23.5.2013 Mobile Exhibition at Kiu Hing Road (Tin Liu Tsuen)

10.6.2013 Mobile Exhibition at Kiu Hing Road (Pak Sha Tsuen)
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Photos of Briefing Sessions and Focus Group Meetings
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Photos of Community Forum
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Photos of Site Visits
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Photos of Roving Exhibitions
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Appendix B Meeting Minutes and Gists of Meeting of Briefing Sessions

No. | Meeting Minutes / Gist of Meeting

B-1 | Legislative Council Panel on Development on 23.4.2013 (Extract)

B-2 | Ping Shan Rural Committee on 25.4.2013 (Extract) (Chinese Only)

B-3 | Town Planning Board on 26.4.2013 (Extract)

B-4 | Shap Pat Heung Rural Committee on 10.5.2013 (Extract) (Chinese Only)

B-5 | Town Planning and Development Committee under Yuen Long District Council on
15.5.2013 (Extract) (Chinese Only)

B-6 | Planning Sub-Committee of Land and Development Advisory Committee on
20.5.2013

B-7 | Hon Steven Ho Chun-yin, Legislative Council member (Agriculture and Fisheries

Functional Constituency) and some members from the Federation of Hong Kong
Agricultural Associations on 20.5.2013

B-8 | Follow-up meeting with District Council members of Ping Shan and Village
Representatives and villagers of Shan Ha Tsuen, Lam Hau Tsuen and Tong Yan San
Tsuen on 28.5.2013

B-9 | Follow-up meeting with Planning Sub-Committee of Land and Development
Advisory Committee on 31.5.2013

B-10 | Follow-up meeting with a Yuen Long District Council member and members of
Democratic Party on 11.6.2013
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(Extract Only)



Member attending

Public officers
attending

Hon CHAN Yuen-han, SBS, JP

Hon LEUNG Che-cheung, BBS, MH, JP
Hon Kenneth LEUNG

Hon Alice MAK Mei-kuen, JP

Dr Hon KWOK Ka-ki

Dr Hon Fernando CHEUNG Chiu-hung
Dr Hon CHIANG Lai-wan, JP

Ir Dr Hon LO Wai-kwok, BBS, MH, JP

: Dr Hon Elizabeth QUAT, JP

: Agenda item IV

Mr Thomas CHAN Chung-ching, JP
Deputy Secretary for Development
(Planning and Lands)1

Mr Raymond WONG
Assistant Director of Planning/Territorial

Mr YAU Ka-tai

Chief Town Planner/Cross-boundary Infrastructure and
Development

Planning Department

Mr [P Wing-cheung

Chief Engineer/New Territories 1

(New Territories North & West)

Civil Engineering and Development Department
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Appendix B-6

Planning and Engineering Study for Housing Sites in Yuen Long South — Investigation
Stage 1 Community Engagement

Briefing Session for Planning Sub-Committee of Land and Development Advisory Committee

Gist of Meeting

Date: 20 May 2013
Time: 10:30 — 11:15am
Venue: Room 1707, North Point Government Offices

Study Objectives

e The Study appeared to be a local improvement study focusing on local aspirations,
without taking account of the strategic and regional context such as the Qianhai
development at Shenzhen.

e A planning context showing the integration of various potential development areas that
were under study should be provided.

The Study Area and the PDAs

e The rationale for delineating the Study Area and Potential Development Areas (PDAS)
was questioned. The wider area to the east of the PDAs could also be incorporated into
the Study Area.

Village Settlements

e There would be interface issue with the existing villages and ecologically sensitive area
and a sensitive design would be required. Villages should be taken into account in
formulating the development proposals with appropriate amenity improvements and
provision of public facilities.

Open Storage, Rural Workshop and Warehouse Uses

e These uses generated income and relocation sites will be required. A larger Study Area
would make way for the relocation.

Other Land Use Proposals

e Being part of the Northwest New Territories (NWNT) where it was next to Yuen
Long/Tin Shui Wai/Hung Shui Kiu developments, the Yuen Long South (YLS) area
would have a strategic implication on the NWNT with potential for a regional
commercial centre. Besides, employment related land uses should be planned. YLS
should not be used for housing alone.

Traffic and Transport

¢ An extension of infrastructural facilities including transport would be required to release
the development potential for high growth development.

e The light rail transit could be extended to YLS to promote Transit Oriented Development
(TOD) or Pedestrian Oriented Development (POD) which would help creating a low-
carbon community. Careful planning for infrastructures would be required.



Yuen Long Nullah

e The decision whether decking the Nullah should duly consider comments received
from the community engagement activities.

Implementation

e A sensitive implementation approach would be required.



Appendix B-7

Planning and Engineering Study for Housing Sites in Yuen Long South — Investigation
Stage 1 Community Engagement

Briefing Session for Hon Steven Ho Chun-yin, Legislative Council Member
(Agriculture and Fisheries Functional Constituency) and
some members from the Federation of Hong Kong Agricultural Associations

Gist of Meeting

Date: 20 May 2013
Time: 1:15-2:30pm
Venue: Room 506, Legislative Council Complex

Agricultural Uses

e There were a total of 37 nos. of chicken farms and 43 nos. of pig farms in Hong Kong, of
which 3 chicken farms and 3 pig farms were found within/in close proximity to the
Potential Development Areas (PDAS) indicating the importance of these farms in the area.

e In 2007, the Government put forward the resumption of farm licences leading to closure
of many farms. The remaining farms were genuine operators relying on farming
practices as their living. The Study had already resulted adverse impacts to these existing
farms such as increase in rental and etc. The Government should facilitate the continuous
operations of these farms either at their current locations or be relocated to other areas.
Policy support should be provided to facilitate the relocation of these farms if moving is
inevitable.

e There was no agricultural policy to assist farmers and livestock operator. Sizable land for
farming should be designated for the long-term development of the agricultural industry
in Hong Kong. This would also facilitate the relocation of the existing farms while at the
same time promote sustainable development of the agricultural industry.

e Leisure farming could be considered to be incorporated into the future development.

e Direct dialogues should be established to understand the views of these existing operators
including their willingness to move and measures to facilitate their moves.
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Planning and Engineering Study for Housing Sites in Yuen Long South — Investigation
Stage 1 Community Engagement

Follow-up Meeting with District Council Members of Ping Shan and Villager Representatives
and Villagers of Shan Ha Tsuen, Lam Hau Tsuen and Tong Yan San Tsuen

Gist of Meeting

Date: 28 May 2013
Time: 2:30 — 4:30pm
Venue: Meeting Room, Ping Shan Rural Committee Office

The Study Area and the PDAs

e The need of land for housing was agreed. However the use of abandoned agricultural
land should also be reviewed. The area zoned “Green Belt” in between the Potential
Development Areas (PDAS) could be released for development and Lam Tei Quarry
could also be utilised.

Residential Uses and Village Settlements

e There were many open storage yards near the residential settlements where some of
them were active and some of them were abandoned. Complaints on surrounding open
storage uses were received and the interface problem should be addressed.

e Ancillary Government, Institution and Community (G/IC) facilities such as
kindergartens and public toilets should be provided.

e  Existing villages should be preserved and the “village environs’ should not be affected.
The “Village Type Development” zone should be expanded.

e Sha Tseng Tsuen should be retained.

Agricultural Uses

e The area zoned “Green Belt” near the existing active agricultural land was once used for
farming. The operation ceased due to a lack of water supply after the construction of
Tai Lam Chung Reservoir. The famers wished to continue farming, and the area could
possibly be rehabilitated with improvement in water supply.

Other Land Uses

e  Existing religious uses including the Chuk Lam Ming Tong and the Taoist Temple
“Kam Lan Koon” should be preserved.

Development Intensity

e The area should not be over developed. High plot ratio could be provided at appropriate
locations and high-rise development could be provided at location near hillside or near
to Yuen Long New Town. Building height in Tong Yan San Tsuen should be about 10
storeys. Burial grounds and villages should not be surrounded by high-rise development.



Traffic and Transport

e  There was only one GMB route in the area. Transport service should be improved. A
road should be provided connecting Long Hon Road to the PDAs in Tai Tong area.
e  Traffic must be improved to support new development.

Yuen Long Nullah

e  Yuen Long Nullah should be decked to release development space.
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Planning and Engineering Study for Housing Sites in Yuen Long South — Investigation
Stage 1 Community Engagement

Briefing Session for Planning Sub-Committee of Land and Development Advisory Committee
(Follow-up Meeting)

Gist of Meeting

Date: 31 May 2013
Time: 10:00am — 12:00noon
Venue: Room 1707, North Point Government Offices

Study Objectives

e The Study appeared to be a local improvement study focusing on local aspirations,
without taking account of the strategic and regional context such as the Qianhai
development at Shenzhen.

e The role of Yuen Long South (YLS), whether it was complementary to the Hung Shui
Kiu New Development Area (HSK NDA), should be further examined.

The Study Area and the PDAs

e The Potential Development Areas (PDASs) could be extended to cover area east of Kung
Um Road and combined with HSK NDA. Railway development with larger
development area at YLS and connection to HSK NDA and Kam Tin South
development might be considered.

Open Storage, Rural Workshop and Warehouse Uses

e The open storage operation, though an informal economic sector, was an important
contributor to keep Hong Kong and should not be overlooked.

e Incompatible uses within the PDAs had to be removed but relocation sites should be
identified. It should be careful in selecting relocation sites so as not to spread the
activity and shift the environmental problems to other areas. Suggestions for the open
storage operation included expanding the nearby “Open Storage” zone located to the
southeast of the PDAs with provision of direct access to bypass the residential area and
the proposed reclamation area in Lung Kwu Tan as it was more accessible to Pearl
River Delta.

e Improvement in infrastructure would attract more open storage/rural industrial
operations moving their business to Yuen Long South.

Other Land Use Proposals

e There was opportunity for creating an employment centre with offices and commercial
uses.

e In addition to housing, the area could also be developed for other uses such as new
form of agriculture, eco-tourism or even art uses.

Development Intensity

e The plot ratio could be raised to release more development potential and the PDAs
could become a high growth area with rail service.



Urban Design

The area should be categorised as a rural-urban fringe and the degraded landscape
should be well addressed. Green fingers could be provided to increase its connectivity
with the surroundings, and water could also be used as an important feature in urban
design. The objective was not just to provide housing supply but to create a sustainable
community with quality landscape and good accessibility.

Transport and Traffic

Light rail transit, monorail or other available technology should be explored to create a
more convenient community. A transport corridor linking up the PDAs with Yuen Long
Station running through the southern part of YLS was suggested adopting the concept
of Transit Oriented Development (TOD). The corridor should avoid sensitive locations
such as villages and graves/burial ground.

This should be a plan-led development and should not be constrained by the transport
capacity.

It might not be worthwhile to provide large infrastructures just for this small area.

Implementation

Although the PDAs did not encroach onto existing indigenous villages, the
development proposal should cater for the villagers by providing them with
infrastructures and community facilities.

It was important to let the public know about the development proposal and the
implementation mechanism. The implementation mechanism for the YLS development
should be carefully planned in view of the complicated land ownership to avoid ending
up with patches of development.

Impact on the existing community should be examined.
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Planning and Engineering Study for Housing Sites in Yuen Long South — Investigation
Stage 1 Community Engagement

Follow-up Meeting with a Yuen Long District Council Member
and Members of Democratic Party

Gist of Meeting

Date: 11 June 2013
Time: 5:00 — 7:00pm
Venue: Yuen Long District Council Office

The Study Area and the PDAs

e The designation of Study Area would narrow the scope for a comprehensive planning
and could be expanded to provide more space for different land uses. The inclusion of
more land area did not mean more stakeholders would be affected as the existing land
uses could be proposed to be retained.

Open Storage, Rural Workshop and Warehouse Uses

e The area had been used for open storage uses and could be retained for the same
function. Otherwise, relocation would be required as they would become incompatible
with the future residential use. Relocation sites should be provided in the vicinity to
prevent encroachment onto greenfield sites.

e The open storage operators did not want to move to industrial buildings due to high rent.
It would be impracticable to develop new industrial buildings in the Potential
Development Areas (PDAs) which would be even more expensive than the old
industrial buildings.

Other Land Use Proposals

e The area should not only be used for housing and community uses. Government
Offices, homestay accommodation, tourism uses and columbarium/crematorium uses
near Tai Lam Country Park with open storage use as buffer with the residential uses
were suggested.

Urban Design Concepts

e Tin Shui Wai and Tuen Mun New Towns were too orderly planned with land use
segregation. Mixed uses should be encouraged in the PDAs. The possible segregation
of development should also be avoided as the PDAs were physically separated.

e Shop frontage should be encouraged by having small development plot size.
Pedestrianised modern shopping area was not preferred, and small and diversified
shops should be encouraged.

e Stepped building height should be adopted.

e Cycling should be encouraged by providing cycle track and parking area.

e The Yuen Long Nullah could be functioned as a water feature contributing to a quality
environment.



Integration with Yuen Long New Town and the Surroundings

There were some similar studies and planning applications for residential uses in Yuen
Long. The future population in Yuen Long South would create burden to Yuen Long
New Town, and therefore it should be planned as a self-contained New Town with
enough shops. Schools, recreational & sports facilities and community facilities should
be provided.

New businesses in Yuen Long South would face strong competition from those in Yuen
Long Town that had long been established. It would be hard for Yuen Long South area
to be independent from Yuen Long New Town.

Traffic and Transport

The road network should be well-planned and it would affect the population
distribution and flow. Suggestion was received to provide a new road at Area 13 and
14 with connection to Yuen Long Highway via Ping Shan.

There were no bus routes serving the Yuen Long South area at the moment and public
transport terminals were usually provided at Yuen Long New Town. There would be
inadequate public transport services if the future population at Yuen Long South could
not support additional bus routes. Bus terminals should be provided at the southern tip
of Yuen Long South.

Railway services should be provided but light rail transit was not preferred. An
overhead monorail or a metro station between Kam Tin South and Hung Shui Kiu
would be more appropriate.

Implementation

There should be a better development phasing to avoid large population intake at one
time and population intake should match with provision of community facilities.

The future development should cater for the youth community as Yuen Long was
currently the youngest community in Hong Kong.

Employment opportunities and residents’ livelihood should be taken care of. The area
should not be developed from engineering point of view and a specific Government
Officer should be assigned to coordinate the development programme and to take care
of the residents’ needs just like the Energising Kowloon East Office. There should be
more communication and cooperation among different Government departments and
bureaux.
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Appendix C-1

Planning and Engineering Study for Housing Sites in Yuen Long South — Investigation
Stage 1 Community Engagement

Focus Group Meeting with Operators of the Open Storage Yards/
Rural Workshops/Warehouses

Gist of Meeting

Date: 7 May 2013
Time: 7:00 — 8:30pm
Venue: Lecture Room, Yuen Long Theatre

The Study Area and the PDAs

e Abandoned land in the vicinity should be reviewed for development which would be
easier to implement with less opposition. Suggestion was received to develop the
unused land at Yeung Ka Tsuen, Yeung UKk Tsuen, Shui Chiu San Tsuen, Kong Tau
Tsuen and Chuk San Tsuen.

Open Storage, Rural Workshops and Warehouse Uses

e The area was previously used for livestock farming. It was not under-utilised but 90%
of the area was gradually converted to storage and rural industrial uses for over 30
years. There were over 1,000 operations with 5,000 working population in the area,
providing income to many families. There were some unused land in Tong Yan San
Tsuen near the existing active agricultural land but was limited. The Government was
portraying the area as a ‘polluted area’ to justify the development proposal.

e The existing operations should be respected. Most of the operators would like to
continue their existing operations and retain their way of living. Relocating them
would require relocation sites and they might not be able to sustain their businesses.
The regulations had also been tightened and made their operations more difficult. It
would be difficult for them to apply for planning permissions, of which were temporary
approvals only with many approval conditions. Relocating the operations would also
affect the economy of Hong Kong.

e It was convenient to operate open storage yards/warehouses at this area at most of the
goods were imported from China. Land rent along Kung Um Road was also cheaper
than the other areas. The area should be formalised and rezoned as “Open Storage”
zone allowing permanent operations. This would create incentive for operators to
improve the local environment.

e The stored materials were mostly bulky goods such as ceramic tiles, machinery,
sanitary wares and marble which could not be stored in factory buildings.

Traffic and Transport

e Kung Um Road was a sub-standard road and there were frequent traffic accidents. The
development of La Grove had turned the road from two-way to one-way and led to
further traffic congestion. There was also no direct connection with Yuen Long
Highway.



Drainage and Sewerage

e The channel along Lam Tai Road East/West served only Tong Yan San Tsuen. Water
flow in the area along Kung Um Road was generally diverted to Yuen Long Nullah.

Environment and Ecology

e The stream at Yeung Ka Tsuen was heavily polluted and there were no birds at the so-
called Tai Tong Egretry. The information on the Digest misled the public. The
designation of ecological area would also freeze development rights.

Implementation

e Concerns on compensation and relocation arrangement were received. Sufficient
compensation and relocation sites should be provided for them if moving was required.

Community Engagement

e More site visits and consultation meetings should be conducted. There was accusation
that this Study was to pave way for the developers as land in the PDAs were mostly
owned by developers.

e The Government should consult the locals before launching any development and
improvement works. For instance, some bus stop shelters were provided along Kung
Um Road but were considered unnecessary.



Appendix C-2

Planning and Engineering Study for Housing Sites in Yuen Long South — Investigation
Stage 1 Community Engagement

Focus Group Meeting with Green Groups and Concern Groups

Gist of Meeting

Date: 9 May 2013
Time: 10:00am — 12:00noon
Venue: Room 1537, North Point Government Offices, North Point

The Study Area and the PDAs

e The area bounded by Yuen Long Highway and Tai Lam Country Park should be
regarded as an “enhancement area” as a whole to encourage a more comprehensive
planning.

e The zoning of “Other Specified Uses” annotated “Rural Use” failed to encourage better
utilisation of rural land.

Open Storage, Rural Workshop and Warehouse Uses

e The intention to better utilise land in the New Territories was appreciated. However the
value of these businesses in terms of its economic contribution should be assessed.
They provided expedient and low-cost handling services and contributed to Hong
Kong’s logistics industry. The workers would lose their jobs if these operations were
being pushed out to expensive land and Hong Kong would also lose its competitiveness
in providing flexible services. The Government should have a thorough understanding
on the employment and operations mode which would be relevant to the long-term
strategic planning for the industry.

e It was more logical to have the open storage uses right next to the Yuen Long Highway
to avoid environmental and interface problems but operators often rented the area
further away from highway as it was cheaper.

e It was not preferred to simply remove all the industrial and open storage activities and
give way to new development as these activities might go into the surrounding areas.
Similarly, the land would become more expensive if the infrastructures thereat were
improved, and these activities would also be pushed out to seek cheap lands in the
surroundings. The Government should prevent these activities from encroaching onto
the surrounding rural greenfield sites, and strengthen the enforcement power to control
the proliferation of these activities.

e It was agreed that some of the operations could be consolidated in ‘industrial estates’
while some had to be kept as open-air operations. Research should be conducted to see
if the operators were willing to be relocated to buildings. A sustainable way to carry
out these businesses should be identified.

e A breakdown of different types of open storage/rural workshop/warehouses should be
analysed as some of them might be polluting while some of them might be
environmentally acceptable such as warehouse.



Agricultural Uses

The adoption of “preservation of active farmland” as one of the guiding principles was
appreciated. However, as some of the agricultural land was zoned “Residential (Group
D)” but covered by the ‘village boundary’ of Shan Ha Tsuen, there were potential
threats that some land owners might convert the agricultural land to other developments
such as open storage yards and small houses before the statutory plan took place or
application for other uses if we intended to preserve it.

The possibility to rehabilitate some of the unused land for farming especially those near
Tong Yan San Tsuen should be examined. Figure on abandoned agricultural land
should be provided. It was noted from site visits that some fruit trees had been planted.
The Government should review the agricultural policy so that Hong Kong could rely on
its own food production. The amount of food production in Hong Kong would not be
sufficient to feed the entire Hong Kong population even if all of the existing active
agricultural uses were preserved.

Integration with Yuen Long New Town and the Surroundings

It would be difficult to establish the PDAs as an independent community due to the lack
of infrastructures and community facilities. While the PDAs at Tai Tong could be
supported by Yuen Long New Town as it was close to the New Town, the positioning
of the PDA at Tong Yan San Tsuen would be embarrassing as it was belonged to Ping
Shan area which was not so fully developed. The Government should consider
carefully on the positioning of the PDA at Tong Yan San Tsuen which could be
connected with Hung Shui Kiu New Development Area (NDA).

Traffic and Transport

The technical impact assessment should also take into account a wider area including
the Hung Shui Kiu NDA.

Yuen Long Nullah

There was no sewage system now in the PDAs and the condition of the Yuen Long
Nullah was very undesirable due to the open storage operations.

The Government should consider carefully whether to deck the Yuen Long Nullah from
drainage, traffic and environmental aspects. Drainage Services Department was
undertaking revitalisation projects for concrete-type nullahs in Hong Kong including
the section of Yuen Long Nullah in Yuen Long New Town. The chance of revitalising
Yuen Long Nullah within the PDAs would be lost if it would be decked. Drainage
impact should be assessed and engineering schemes should be introduced to improve
the drainage capacity, ecological condition and physical appearance of the Nullah in
order to improve the general living environment. The Government should also manage
the Nullah in a more environmental-friendly way, and consider its impact to the urban
climate as Nullah was one of the sources to ease heat island effect.

Environment and Ecology

Many of the low-land natural streams in Hong Kong were lost due to channelization.
There were many natural streams in PDAs and adverse impact on these streams and



riparian zones should be avoided. They could add value to the planning schemes such
as by turning them into open space.

Impacts on Tai Tong Egretry should be minimised by introducing conservation
measures to their preferred habitats and foraging land as well as careful consideration
of building heights for the future development in the PDAs. The Government should
be cautious about the egretry as long as it was active.

The Government should also note the Convention on Biological Diversity requiring the
preservation of natural heritage.

Implementation

There were concerns on the relocation and compensation arrangement to the existing
open storage operators. It would be difficult to compensate them if they had to be
relocated to more expensive land.

The Government had not paid enough attention to the marginal groups living and
farming in the area who were mostly tenants. Some of the landlords had turned the
tenancies to a shorter period and some of the farmers/residents were under the threats of
being kicked out by the landlords during the Study. Although the registered residents
under the squatter policy could be resettled to public housing if the squatters were
removed by the Government, they would lose such rights if they were kicked away by
landlords during the Study. These people would therefore had no right to be resettled
to public housing or could not continue their farming activities. The Government
should look into these issues at this stage but not after the completion of the Study.



Appendix C-3

Planning and Engineering Study for Housing Sites in Yuen Long South — Investigation
Stage 1 Community Engagement

Focus Group Meeting with Professional Institutes

Gist of Meeting

Date: 10 May 2013
Time: 7:00 — 8:30pm
Venue: Room T51, Level 5, Festival Walk, Kowloon Tong

Study Objectives

e The intention of the Study was good as it would improve the environment. However
the process of developing brownfield sites would be very difficult as learnt from the
Hung Shui Kiu New Development Area (NDA). The Hung Shui Kiu NDA was even
better as there was a mass transit station.

Open Storage, Rural Workshop and Warehouse Uses

e It would be important to consider these uses as there was a real need for open storage
yards and warehouses and they contributed to the overall development of Hong Kong.
Relocation site should be identified for them if moving was required. They could be
consolidated, but some of them might not be able to be relocated to factory buildings.

Development Intensity and Housing Mix

e Development density could be increased appropriately as development density of
traditional new towns was usually high. A plot ratio of 3.5 and 5 would be acceptable,
and could be of 8 or even higher if the area would be supported by mass transit using
the station as a nodal point. Open space could be provided to lower the overall plot
ratio.

e Diverse views on housing mix were expressed. As nearly half of the total Hong Kong
population were living in public rental housing (PRH) and the trend would likely to
increase, the proportion of PRH in the new development area should be more than half.

e Another participant did not prefer having too many PRH as the area would be perceived
as a relatively “sub-standard” area. Absence of private development initiatives would
also affect the provision of commercial and community facilities. Mixed use
development was preferable. Commercial uses and job opportunities should be
provided to avoid the future residents from travelling to Yuen Long New Town for
their daily activities. Having more than half of the housing provision as PRH would be
acceptable but a 50:50 ratio would be more appropriate.

Traffic and Transport

e There was doubt on whether the infrastructural capacity could support the high density
development in Yuen Long South, and whether the new population would be worthy
for such huge investment. A notional scheme could be proposed to test the feasibility
of the traffic proposals.



Mass transit connecting with urban area should be considered but not light rail transit
(LRT). The locals did not prefer to have LRT as it would be pedestrian-unfriendly and
would occupy too much space while having a low capacity.

The existing roads with dead end should be realigned to form loop roads. New Towns
would be vibrant if they could be reached from two directions. Dead ends would also
make further expansion impossible.

Yuen Long Nullah

The Yuen Long Nullah should be improved with positive enhancement. Decking the
Nullah would be one of the options, which would always be better than the existing
condition. However, if a new road could alternatively be provided somewhere else,
beautification works should be carried out to improve the Nullah. Many drainage
channels had been restored back to natural streams in many countries.

Drainage and Sewerage

The public would not accept discharging sewerage to open drainage channel.

Cavities

It should be able to support the development on cavities unless there would be very tall
buildings up to 50-60 storeys.

Implementation

It would be important to provide the general public with choices by proposing different
schemes and options so they could discuss and compromise amongst themselves.

The land status should be investigated. Lands Department should enforce more strictly
on any unpermitted uses.



Appendix C-4

Planning and Engineering Study for Housing Sites in Yuen Long South — Investigation
Stage 1 Community Engagement

Focus Group Meeting with Local Farmers

Gist of Meeting

Date: 6 June 2013
Time: 3:00 - 5:00pm
Venue: Yuen Long Town Hall

The Study Area and the PDAs

e Currently, there were many uses in the PDAs and other areas should be developed first.

Agricultural Uses

e Most of the farmers and operators of the poultry farms wished to continue their
businesses. However, the planning for housing development in the area would affect
them as they were mostly tenants. The land owners would increase the land rent or
terminate their tenancies in view of the potential development opportunities. Moreover,
the brownfield land was in fact previously agricultural land. It would be difficult for
them to identify abandoned agricultural land for rehabilitation and farming because many
land owners would prefer to abandon the land so it would become a brownfield land
someday with development potential. They worried that the land owners would also
convert their farms to brownfield land in the future.

e Operators of the poultry farms have liaised with Agricultural, Fisheries and Conservation
Department (AFCD) for many years on the agricultural policy and relocation requirement.
Requirements should be established so they could be relocated or be consolidated
elsewhere, but the current criteria required by AFCD were very stringent. They had
invested a lot to their businesses, and additional money and time would be required for
relocation which they could not afford. Compensation for relocation should be provided.

e The poultry farms would create some undesirable odour. Buffer distance should be
provided between the farms and the residential development.

e A long-term agricultural policy should be established and agricultural area should be
planned before planning Yuen Long South. Suggestion was received to designate
agricultural zones in the PDAs or elsewhere for consolidate the agricultural uses to a
larger quality area. This could facilitate sustainable development of agricultural industry
and possible transformation to a more high-technology business operation.



Appendix C-5

Planning and Engineering Study for Housing Sites in Yuen Long South — Investigation
Stage 1 Community Engagement

Focus Group Meeting with Local Residents

Gist of Meeting

Date: 10 June 2013
Time: 3:30 - 5:00pm
Venue: Yuen Long Theatre

The Study Area and the PDAs

e The area in between the northern part and southern part of the PDA at Tai Tong (i.e. the
“Residential (Group C)” near Pak Sha Tsuen) should be included into the PDAs.

Residential Uses and Village Settlements

e There were many existing developments including residential settlements and open
storage yards in the PDAs. Some of the residents agreed to develop the area. In
particular, the overall environment in Tong Yan San Tsuen was undesirable as there were
some polluting uses near the residential area. There were no sports facilities. There
should be comprehensive planning with improvement to the area and provision of
community facilities.

e Some of the residents were moved from Tin Shui Wai during the New Town
Development and it would be annoying if they would need to move again. It was accused
that this Study was to pave way for private developers who owned land in the PDAs.
There were concerns that if the development was to be undertaken by private developers,
the residents would be forced to move away by illegal means.

e This Study would affect the existing villages even though the PDAs did not include the
‘village environs’. It would also affect the non-indigenous villagers and other residents
who might be tenants or land owners. In particular, the tenants were worried that the land
owners would terminate their tenancies during the course of the Study and they would
have to move away. The Government should register them as soon as practicable.
Compensation at a reasonable rate and relocation assistance should be considered, or
priority in purchasing the future developments in the PDAs should be given to the
affected residents.

Agricultural Uses

e The construction of Tai Lam Chung Reservoir affected the farmers at Tong Yan San
Tsuen and ceased water supply for farming.

e It would be better to preserve some agricultural land for food production. This would
also contribute to a quality living environment.

e Botanical gardens with education purposes and private gardens for planting could also be
provided.

Development Intensity

e Higher plot ratio could be considered as this could enhance land use utilisation with more
people housed.



Traffic and Transport

e There had been no transport improvement for more than 20 years. There was frequent
traffic congestion near La Grove. Traffic and transport condition should also be
improved in the Tong Yan San Tsuen area.

Drainage and Sewerage

e The drainage and sewerage facilities should be improved.

Implementation

e There was an accusation of collusion between the Government and the private developers.
The Government had deprived a pedestrian footpath from public use and granted to a
private developer as private road for a new development in Tong Yan San Tsuen. The
Government was also taking enforcement action and clearance against the open storage
yards to allow developers to purchase them in low price.

e The land resumption rate was too low and should be reviewed.

e There was concern on the time frame of the entire Study process, such as when the
implementation would commence and be completed. The land use option should be
prepared for consultation as soon as practicable.

Community Engagement

e The villagers should be consulted but not only the village representatives. It was
reminded that the land users or occupiers might not be the land owners.
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Planning Department and Civil Engineering and Development Agreement No. CE 35/2012 (CE) Planning and Engineering Study for Housing Sites in Yuen Long
Department South - Investigation
Stage 1 Community Engagement Report

Appendix D Gist of Community Forum

Community Forum
Gist of Meeting

Date: 25 May 2013
Time: 2:00 — 5:00pm
Venue: Yuen Long Merchants Association Primary School

Study Obijectives

e  There was support to the development in view of the territorial housing demand. It was
agreed that land resources should be better utilized through planning opportunities.
e  There should be a long-term planning for the Yuen Long District.

The Study Area and the PDASs

e  The rationale behind the delineation of the Study Area and the PDAs was queried.
There were comments that other part of Yuen Long such as Kam Tin South area could
also be developed but not just Yuen Long South. Opportunities should be seized for a
more comprehensive planning. In particular, some suggested developing the
Government Land first.

e  Some also suggested developing the abandoned farmland instead which would be easier
for implementation such as those near Shui Chiu San Tsuen, Yeung Ka Tsuen, Chuk San
Tsuen, Kong Tau Tsuen and etc.

e  There was concern on why agricultural land was being included in the PDAs noting that
the “Undetermined” zone was already large enough for development.

Open Storage, Rural Workshop and Warehouse Uses

e Logistics was an important industry of Hong Kong. There were many open storage
yards along Kung Um Road which had been operating for many years. The operators
had invested a lot of money and the industry had contributed to the local employment.
Housing development at this area was not supported as it would affect the existing
operators.

e  The current “Undetermined” zone should be formalised as “Open Storage” zone so that
most of the open storage yards, or at least half, in particular those which were more
systematic, could be retained to provide employment opportunities. Some suggested
that they could be consolidated in in-situ multi-storey buildings. Otherwise, these
operations would encroach upon other rural areas and create more brownfield land. The
future development should take into account these existing uses and support their
sustainable development. The Government should also facilitate the operators by
improving the environment.

e  There was concern that development would be frozen during the Study and the operators
would not be able to apply for any planning permission.

e There were also concerns on the relocation and compensation arrangement. The
Government should register the existing users and provide relocation sites for them.
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Planning Department and Civil Engineering and Development Agreement No. CE 35/2012 (CE) Planning and Engineering Study for Housing Sites in Yuen Long
Department South - Investigation
Stage 1 Community Engagement Report

Residential Uses and Village Settlements

e  There were over 2,400 residents living in the areas. The tenants were particularly
concerned that the land owners would terminate the tenancies with them, and they would
lose the land that they had been using for earning a living.

e Reasonable relocation and compensation should be provided, for example, some
suggested to be relocated to the future public rental housing in the area.

e The “V” zones should be reviewed and expanded for villagers to build their houses. It
was also suggested that some “V” zones could be developed for residential uses, such as
Tai Kei Leng, which could be rezoned to “R(B)”, “R(A)” or “CDA”. The burial
grounds should also be respected.

e  Community facilities should be provided.

Agricultural Uses

e The area had been used for agricultural use, however, water supply was ceased after the
construction of Tai Lam Chung Reservoir. The operators therefore changed their land to
other uses such as open storage uses.

e It was difficult for people to identify suitable agricultural land under AFCD’s
rehabilitation scheme under which they usually needed to wait for 3 to 5 years.

e  Agricultural activities should be supported with more attention on food safety issue.
Food production, research and trade should be encouraged. The Government should
understand more about the industry and provide assistance to local farmers.

Other Land Use Proposals

e  The development should not only focus on housing. Other land uses for industrial and
commercial activities should also be provided.

Development Intensity and Housing Mix

e Some considered high-rise and high-density development more suitable in order to
better utilise land resources and house as many people as possible. It would also be in
harmony with the mountain backdrop, as well as development intensity of Yuen Long
New Town. The plot ratio could be up to 5 or 6.

e Some, on the other hand, reckoned that high-rise development would be incompatible
with the existing villages. They were also of the view that Yuen Long New Town was
too dense with too many high-rise developments. “Walled development” and heat
island effect should be avoided.

e  The plot ratio of the “Recreation” zone could be raised to attract development.

Traffic and Transport

e  The existing traffic and transport network was saturated and could not support the future
development. For example, there was frequent congestion at the Au Tau Interchange
near Pok Oi Hospital. The junction at Kiu Hing Road/Kung Um Road and Shap Pat
Heung Road was not well-paved and would pose danger to users.

e  The transport network should be improved and new roads should be provided to support
the new development. For examples, Long Hong Road, Lam Tai Road and Kung Um
Road could be connected to form a loop road and be further connected with Yuen Long
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Highway. A road from Tong Yan San Tsuen to the Au Tau Interchange with alignment
running along the Country Park could be provided. A new road from Kung Um Road
running towards the south could also be provided to link up with Tuen Mun Highway
across Tai Lam Chung.

e Yuen Long New Town was already very crowded. There was concern that the
development at Yuen Long South would add burden to it in terms of both pedestrians
and traffic, and worsen the air quality.

e  Mass transit such as monorail and public transport facilities should be provided.

Yuen Long Nullah

e  Yuen Long Nullah should be decked over for widening Kung Um Road and other
development. Otherwise, this area should not be developed if Kung Um Road could not
be widened. It would not be practical to resume residential or village land for road
widening purpose.

Drainage and Sewerage

e  The drainage and sewerage system should be improved.

Environment & Ecology

e The establishment of conservation zone such as Country Park would hinder
development. It would also be unfair to land owners.

Cavities

e There was concern on whether construction above cavities would pose danger to
building safety.

Implementation

e The implementation arrangement had received much concern in view of the high
proportion of private land in the area. While some supported a public-private
partnership and land exchange exercise to allow private sector participation, some
opposed and reckoned that the Government should take the lead in the development
through land resumption. However, the Government should establish a direction and
vision for the area before resuming the land.

e  The rights of the land owners should be respected, and the interests of different parties
should be balanced. It was unfair to the land owners whose land had been changed from
agricultural use to open storage use and now to housing development. Reasonable
resumption rate should be provided. The Government should also adopt in-situ
relocation as one of the guiding principles to minimise impact to the existing residents
and business operators.

e  The cost implication and financial feasibility, such as the relocation and social cost,
should be well considered.

e There was concern on whether the Government would enforce more strictly on the
unauthorized uses as a means to resume land and minimise local opposition.
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Community Engagement

e Some considered only stakeholders within Yuen Long district should be consulted,
while some considered the Government should widely consult different parties on how
the area should be developed. More information should be provided in the CE digest.
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