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PURPOSE 

 

1. This paper is to brief Members on the Yuen Long South (YLS) 

Recommended Outline Development Plan (RODP) and other key recommendations 

of the Planning and Engineering Study for Housing Sites in Yuen Long South – 

Investigation (the Study) jointly commissioned by the Planning Department and the 

Civil Engineering and Development Department (CEDD). 

 

 

BACKGROUND 

 

2. The Study has adopted a three-stage community engagement (CE) to 

solicit public views and incorporate them into the planning and design of the YLS 

Development
1
.  We consulted the Board on 26 April 2013, 6 June 2014 and 29 

January 2016 in the Stages 1, 2 and 3 CE respectively (TPB Papers No. 9339, 9616 

and 10064).  At the meeting in January 2016, Members raised a number of 

comments on the draft RODP including further enhancement of the scenic cycle 

track and its connection to Tai Lam Country Park; provision of pedestrian facilities 

along the green space network and buffers between existing and proposed 

developments; the need of partial decking of Yuen Long Nullah; traffic impacts; the 

feasibility of the proposed multi-storey buildings (MSBs) to accommodate 

brownfield operations and the inadequate area reserved in the Employment Belt.  

 

 

 

                                                 
1
  Stage 1 CE conducted between April and June 2013 aimed to initiate early public discussion on 

key issues and guiding principles.  Stage 2 CE carried out between May and July 2014 

engaged the public on the Preliminary Outline Development Plan and Stage 3 CE from January 

to April 2016 sought the public’s views on the draft RODP. 
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MAJOR PUBLIC VIEWS 

 

3. The public views collected during the Stage 3 CE and our responses are 

set out in the Stage 3 CE Report which can be viewed at the Study website 

www.yuenlongsouth.hk (a copy of the report is available for Members’ inspection at 

the meeting).  We received both supporting and objecting views.  Those 

supported the YLS project considered that it would provide land to meet the 

territory’s housing demand, while objections are mainly because of traffic concern, 

insufficient land for Small Houses and impacts on existing uses.  The major public 

comments are summarised below: 

 

(a) Urban Design and Development Density: There were support for the guiding 

principles, planning concept and urban design framework.  Some comments 

supported a higher density to release land for development, but there were 

other comments that suggested reducing the development density to achieve 

better urban design.  Villagers were concerned about the wall effect of the 

proposed high-rise buildings. 

 

(b) Open Storage, Storage and Workshop Uses: There were concerns about the 

suitability of the location, the inadequacy of land reserved and the feasibility 

of the proposed MSBs for accommodating the brownfield uses, particularly 

for those operations involving bulky and heavy goods and machinery.  

Villagers and Tong Yan San Tsuen (TYST) residents were concerned about the 

potential industrial/residential interface issue. 

 

(c) Commercial and Government, Institution and Community (GIC) Facilities:  

There were comments that the provision of retail facilities was insufficient and 

the employment opportunities were inadequate.  The proposed commercial 

and GIC facilities should also serve the existing residents and villagers and 

their provision should be in tandem with population intake.  There were 

comments asking for reservation of more land for future religious use. 

 

(d) Agriculture: There were support for the preservation of active agricultural land 

and requests to preserve those near the TYST Interchange.  Villagers from 

Wong Nai Tun Tsuen strongly requested not to retain the pig and chicken 

farms located at the southern end of Kung Um Road as they pose environment 

nuisances to the surrounding residential developments. 
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(e) Environment and Ecology: There were requests to retain the existing streams 

in the TYST area.  Some expressed that measures to protect the egretry in 

Pak Sha Tsuen should be enhanced.  

 

(f) Transport and Infrastructure: There were grave concerns on the traffic impacts 

including the carrying capacity of the West Rail Line even after the 

implementation of the improvement measures and the existing traffic 

congestion along Kung Um Road.  Local stakeholders did not object to the 

proposed partial decking of Yuen Long Nullah but strongly requested to 

extend the scheme to Shap Pak Heung Road to resolve local traffic problems.  

Villagers requested for improvement of village road accesses.   

 

4. Other than comments on the draft RODP, we also received comments 

from existing residents, farmers, operators and other stakeholders on issues relating 

to the implementation of the YLS Development as well as clearance, rehousing and 

rehabilitation arrangements. 

 

5. Taking into consideration Members’ and other public views, in tandem 

with the results of the detailed planning and technical assessments including the 

Environmental Impact Assessment (EIA), the development proposals have been 

revised. 

 

RODP 

 

6. The planning and urban design proposals of the RODP and the major 

amendments to the draft RODP in response to the Stage 3 CE comments are 

summarised in the Information Digest at Enclosure 1.  The key development 

parameters of the YLS Development are largely the same as those of the draft 

RODP and are summarised as follows:  

 

Total Development Area  

(hectare (ha))  

224  

Development Area
(1)
(ha) 185 

Total Population About 88,000 

(including existing population of about 2,400) 

No. of New Flats About 28,500 

Housing Mix  Public
(2)
61% : Private 39% 

Employment Opportunities About 10,500 



 

 
-  4  -

Economic GFA (m
2
) Total Commercial Floor Area : about 180,000m

2
 

Total Storage and Workshop Use Floor Area : 

about 390,000m
2
 

Plot Ratio (PR) Maximum domestic PR : 5 

Maximum non-domestic PR : 4                                                         

Notes: 

(1) Development Area refers to the area with planned new developments and infrastructure on 

the RODP.  This excludes areas that are already occupied by existing 

developments/roads/river channels which will be retained in future and areas that will be 

kept intact such as those zoned “Green Belt” and “Agriculture”. 

(2) This includes Public Rental Housing and Subsidised Sale Flat. 

 

Main Features of the Proposals 

 

7. The changes to the development proposals to address the public comments 

are listed in the Stage 3 CE Report.  The revised proposals are summarised as 

follows: 

 

Positioning 

 

8. YLS will be an extension of Yuen Long New Town.  Through 

comprehensive planning and various proposed transport infrastructure, the YLS 

project will transform and release the development potential of the brownfield sites 

to a new town extension and it will be connected to Yuen Long New Town and the 

Hung Shui Kiu New Development Area (HSK NDA) more directly and 

conveniently.  The YLS Development will provide a total of about 28,500 new 

flats with the required supporting infrastructure and community facilities to address 

the territory’s housing needs in the medium to long term. 

 

Planning and Urban Design Framework 

 

9. The planning and urban design framework is drawn with regard to the 

unique geographical context of YLS and its surroundings: the natural and rural 

character embracing YLS on three sides especially Tai Lam Country Park and the 

mountain range to the south with marked contrast against the urban development at 

Yuen Long New Town. 

 

(a) Five Planning Areas with Activity Nodes and Spine - There are three distinctly 

planned Residential Communities with different development intensities.  

Each is served by an activity node comprising mixed commercial and 
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residential developments, public transport interchanges (PTIs) and community 

facilities.  The revitalised Yuen Long Nullah and the open space network 

alongside, together with the two activity nodes along Kung Um Road, will 

form a key activity spine.  The Employment Belt where storage and 

workshop uses are located is close to Yuen Long Highway (YLH) for quick 

access of freight traffic to the highway through the planned road system in 

YLS.  The Green Zone is designated in the southern part of the TYST area to 

preserve the existing agricultural land and natural assets.   

 

(b) Gradation of Building Height – The development intensity and building height 

profile decreases gradually from north to south.  The development intensity 

near Yuen Long New Town is the highest with plot ratios up to 5 and 

gradually decreases to 2.4 in the south.  This built form helps integration with 

Yuen Long New Town and transition to the Tai Lam Country Park in the 

south.  A low development intensity of plot ratios 1 and 1.5 is adopted in the 

TYST area to respect the existing well-established low-density residential 

communities. 

 

(c) Blue-green Network – The blue-green concept is fully expressed in YLS 

through the preservation of the existing natural and rural landscape (farmland 

in the TYST area, secondary woodland and watercourses) and the proposed 

blue-green features (revitalised nullahs, hillside river corridor, retention lake, 

reedbed/retention pond, open space, etc).  The blue-green network is 

integrated with cycle track and pedestrian walkway networks to create a 

pleasant walking environment, promoting walkability. View corridors and 

breezeways are designated along the blue-green network and main roads.   

 

(d) Open Space System – District open spaces are planned in each of the 

Residential Communities and will be linked up by the local open spaces and 

green spaces in various forms.  The open space system runs through the 

development area, linking up the five Planning Areas.   

 

Creating an Integrated Community with Diversity 

 

10. YLS Development will provide different housing types.  The community 

is supported by commercial uses (located at the mixed-use developments and the 

lower floors of the majority of the housing developments), community and 

recreational facilities (such as clinic, market/shops, sports centre, schools, open 
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space, etc.) at conveniently accessible locations and the required utilities (such as 

sewage treatment works, electricity substation, etc.).  The Employment Belt, the 

commercial and community uses will provide about 10,500 employment 

opportunities.  

 

11. Existing natural and rural landscape and the well-established residential 

communities in YLS as well as the adjacent village communities have been 

carefully considered in the planning process.  The rural landscape has been 

incorporated in the urban fabric and the planning and urban design framework.  

Open space or low-density uses are planned near the retained well-established 

residential communities for a harmonious environment.  The activity nodes, 

community facilities and open space are all planned near the existing villages for 

their shared uses and village access to YLS will be improved.  Besides, building 

setback and buffer are proposed near villages.    

 

Respecting the Natural Environment  

 

12. In addition to the tapering of development intensities and building heights 

southward to blend in with the rural setting in the south and the preservation of 

various natural and rural features mentioned in paragraphs 9(b) and 9(c) above,  

measures have been proposed to protect the egretry in Pak Sha Tsuen and egrets’ 

major flightlines.  They include designation of non-building and low building 

areas and open space on the RODP to lead the egrets to the retained active farmland 

and the watercourses; creation of potential new foraging grounds including the 

hillside river corridor, retention lake, revitalised nullahs and reedbed; as well as 

planting of stands of bamboo and sizeable trees as potential nesting substrates at 

appropriate locations such as the retention lake alongside the hillside river corridor. 

 

Improving Connectivity and Mobility 

 

13. YLS will be well connected with Yuen Long New Town and HSK NDA 

by the newly proposed road network.  Traffic to Yuen Long New Town will travel 

through the modified TYST Interchange and the proposed slip roads parallel to 

YLH which facilitates access to West Rail Yuen Long Station.  The connection to 

HSK NDA will be enhanced through the modified Tin Shui Wai West (TSWW) 

Interchange as well as the possible connection to West Rail Tin Shui Wai Station in 

HSK NDA by the Environmentally Friendly Transport Services (EFTS), which is 

under further study.  Besides, PTIs will be provided at each of the three activity 
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nodes and near West Rail Yuen Long Station to provide public transport services.  

 

14. The Government is planning the Tuen Mun Western Bypass, which will 

connect Tuen Mun and the Kong Sham Western Highway by tunnels. This would 

help provide the YLS Development with an additional external transport linkage.  

The Government has started the arrangement of funding application for carrying out 

a feasibility study on Route 11 connecting North Lantau and Yuen Long to improve 

the accessibility of the Northwest New Territories (NWNT). 

 

15. New roads will be constructed in the development area for internal traffic 

circulation.  As mentioned above, both the TYST and TSWW Interchanges will be 

modified to provide direct access to YLH.  A new district distributor will be 

constructed running north-south through the development area connecting TYST 

with the area along Kung Um Road.  Kung Um Road and Kiu Hing Road will be 

upgraded to standard two-lane roads, which will connect to the new slip road 

parallel to YLH mentioned in para. 13 above, to improve the existing traffic 

conditions and provide access to West Rail Yuen Long Station.  Comprehensive 

cycle track and pedestrian walkway networks have been planned throughout the 

development area and for connection to systems outside YLS, and this would 

promote walking and cycling across YLS and in the wider area. 

 

Building for Liveability and Resilience 

 

16. The existing nullahs are key assets of YLS Development. They will be 

revitalised to reach their full potential as an attractive public space and will function 

as part of the sustainable drainage system to cope with climate change.  For road 

safety and to meet traffic need, partial decking design is proposed for the northern 

section of Yuen Long Nullah while allowing opportunities for revitalisation, and the 

southern section will be fully revitalised without decking.  The existing 

concrete-lined trapezoidal Yuen Long Nullah will be revitalised as an aesthetically 

pleasant view corridor with soft and hard landscaping.  Pedestrian spine along both 

sides of the Nullah promotes walkability and connectivity.  

 

17. We would reuse treated sewage effluent (TSE) as reclaimed water in YLS 

and adjacent developments for non-potable uses such as toilet flushing as far as 

possible.  A small amount of TSE will be separately discharged to the reedbed 

adjoining the STW for further polishing before entering the revitalised Yuen Long 

Nullah for creation of water bodies.  Moreover, greening space/planting will be 
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provided in the reedbed. 

 

18. In response to climate change, several flood retention facilities are 

proposed in YLS to control effectively the peak runoff to the downstream existing 

drainage systems in Yuen Long and Tin Shui Wai areas.  Apart from revitalised 

nullahs and retention tank, the hillside river corridor with retention lake by 

collecting rainwater runoff from hillsides and the reedbed/retention pond by storing 

water will form a protective barrier for the future development downstream.  We 

will explore water-friendly culture in the design of the retention lake to echo with 

the revitalisation of water bodies policy.  In addition, Sustainable Drainage System 

such as bio-retention swales, rain garden, rain water harvesting, porous pavement, 

etc. would also be pursued to enhance the resilience in flood control and stormwater 

management in YLS. 

 

19. Green transport is promoted through the planned comprehensive cycle 

track and pedestrian walkway networks.  With street amenities, a cycle-friendly 

and walking-friendly environment will be created with a walkable neighbourhood.  

Furthermore, land has been reserved for EFTS to cater for connection to the EFTS 

of HSK NDA (under further study), providing a sustainable transportation with low 

carbon emission. 

 

20. Green neighbourhood and green building design would be promoted.  

Energy efficient building design would be encouraged including the use of recycled 

and low embodied-carbon construction materials and adoption of green building 

design for government buildings.  Waste management plan would be adopted and 

source separation of recyclables and disposal of municipal solid waste would be 

explored. 

 

 

TECHNICAL ASSESSMENTS 

 

21. The relevant technical assessments, including the EIA prepared under the 

EIA Ordinance, demonstrate that the YLS Development is technically feasible in 

traffic and transport, drainage and sewerage, ecology, environment, water supply 

and public utilities, air ventilation, landscape and visual, and sustainable 

development aspects.     
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IMPLEMENTATION ARRANGEMENTS 

 

22. To ensure timely and orderly implementation of the YLS Development, 

the Government is considering the Enhanced Conventional New Town Approach as 

the implementation mode for the YLS Development, under which the Government 

will resume land required for the development while allowing processing of land 

owners’ applications for land exchange over individual sites planned for private 

developments subject to meeting specified criteria and conditions.   

 

23. The planning of the YLS Development has minimised impact on the 

existing developments as far as possible.  However, impact on some existing 

structures is unavoidable.  It is estimated that over 400 households in about 200 

domestic structures would be affected.  The Government is working on the details 

of compensation and rehousing arrangements for the YLS Development and will 

announce the packages in due course.  

 

24. It is estimated that approximately 100 ha of brownfield sites would be 

affected by the project.  The CEDD has commissioned feasibility studies on 

accommodating brownfield operations in MSBs, taking HSK NDA as a pilot case.  

Stakeholders would be consulted in the process to address their needs.  Subject to 

the implementation of the pilot case in HSK NDA, consideration would be given to 

accommodating some of the affected brownfield operations in YLS in MSBs.  The 

RODP has reserved 11 ha of land for such purpose. 

 

25. The planning of the YLS Development has minimised impact on the 

active agricultural land as far as possible.  Approximately 5 ha of active farmland 

which are scattered in different parts of the development area will be affected.  To 

assist the farmers affected by the project, the Government will adopt the special 

agricultural land rehabilitation scheme by providing proactive and priority 

assistance in matching of farmers and agricultural land owners. 

 

26. The Government is mindful of the concerns of the affected residents, 

business operators and farmers. Detailed arrangements for the affectees are under 

study and will be announced in due course.  

 

IMPLEMENTATION PROGRAMME AND WAY FORWARD 

 

27. A detailed implementation programme with phasing and packaging of 



 

 
-  10  -

works for YLS development project is being formulated.  The EIA report of the 

Study has been submitted for approval under the EIA Ordinance and the decision on 

the application may be available around December 2017.  The amendments to the 

relevant Outline Zoning Plans will commence after the completion of the Study.  

Other preparatory work associated with the development project will follow.  

Subject to resources availability, detailed design for Stage 1 works is scheduled to 

commence in 2018.  Construction works are tentatively scheduled to commence in 

2021/22 for the first population intake expected in 2027.  The YLS development 

project is expected to be completed by 2038. 

 

 

ADVICE SOUGHT 

 

28. Members are invited to note the RODP for the YLS Development and 

other related information.  

 

 

ATTACHMENTS 

 

Enclosure 1   Information Digest  

 

 

 

 

 

Planning Department 

Civil Engineering and Development Department 

September 2017 










































