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PURPOSE

This paper briefs Members on the Stage 1 Community Engagement (CE) for the
“Planning and Engineering Study for Housing Sites in Yuen Long South — Investigation”
(the Study) which aims to seek the community’s views on the planning issues and
guiding principles for development in Yuen Long South (YLS).

BACKGROUND

2.

It was announced in the 2011-12 Policy Address that the Administration would
“explore the possibility of converting into housing land some 150 hectares of agricultural
land in North District and Yuen Long currently used mainly for industrial purposes or
temporary storage, or which is deserted.”. Developing Yuen Long South is one of the
measures mentioned in the 2013 Policy Address for increasing long-term land supply.

The Planning Department (PlanD) and the Civil Engineering and Development
Department jointly commissioned the Study in November 2012. The main objective of
the Study is to examine and optimise the development potential of the degraded
brownfield land in YLS for public and private housing developments and other uses with
supporting infrastructure, government, institution or community (GIC) facilities and
open space. It will also explore opportunities for improving the existing degraded living
environment brought about by the proliferation of haphazard open storages, rural
workshops, warehouses and industrial operations.

To collect views for the preparation of Outline Development Plan (ODP) and
Layout Plans (LPs), the Study includes a three-stage CE, as follows:

@ Stage 1 CE is to solicit public views on the development opportunities and
constraints/key issues and guiding principles;

(b) Stage 2 CE is to collect public views on the Preliminary ODP; and

(c) Stage 3 CE is to obtain feedback on the draft Recommended ODP and
preliminary LPs.

The Stage 1 CE was launched on 16 April 2013 for two months until 16 June 2013.



OPPORTUNITIES AND CONSTRAINTS/KEY ISSUES

6.

We have preliminarily identified Potential Development Areas (PDAs)* for

investigation, which spans over about 200 ha of land, located to the south of Yuen Long
New Town and bounded by Yuen Long Highway (YLH), Kung Um Road and Tai Lam
Country Park (Appendix 1). The Study Area? covers a wider area including the PDAs,
Yuen Long New Town, Shap Pat Heung, Tai Tong and Ping Shan areas. Potential
housing sites will be identified in the PDAs and other suitable areas within the Study

Area.

The opportunities for developing YLS and the constraints/key issues that need to be

addressed in the Study are as follows :

Opportunities

(@)

()

Housing land supply — Being in close proximity to Yuen Long New Town, the
proposed Hung Shui Kiu (HSK) New Development Area (NDA) and YLH, the
area may have potential for more intensive development to provide a source of
housing land supply.

Improvement of living environment — A large part of the PDAs is currently
occupied by haphazard open storages, rural workshops and warehouses (about
93 ha, 47% of the total area of the PDASs). Proliferation of these uses has
degraded the environment and posed industrial/residential interface problems
such as noise and air pollution, conflict between pedestrians and freight traffic,
fire risk, localised flooding, etc. The development of YLS can improve the
living environment through proper land use planning, urban design and
provision of infrastructure and GIC facilities.

Constraints/Key Issues

(©)

(d)

(€)

Traffic — YLS is not served by railway and YLH is the only strategic road
linking YLS with the urban area, but there is no direct access to YLH. Widening
of the sub-standard local roads with pedestrian facilities is constrained by
drainage channels and existing developments. Connectivity of YLS with Yuen
Long New Town and the proposed HSK NDA will also have to be addressed.

Sewerage and Drainage — Most areas in YLS are not served by public
sewerage system. Sewage discharge from the YLS development to Deep Bay
will have to meet the “No Net Increase in Pollution Loads to Deep Bay
Requirement”. Moreover, the YLS development may also have some impact on
the existing drainage system, and that needs to be addressed in the Study.

Cavities — Large portions of the PDAs are located within areas underlain by
marble that may have cavities and voids containing weak and unconsolidated
materials. They pose challenges to the construction of foundations.

1
2

The location and extent of the PDAs are tentative and subject to adjustment during the course of the Study.
The total area of the Study Area is about 1,560 ha, which covers a wider area than the PDAs to ensure the
integrity and accuracy of the technical assessment.



(f)

9)

(h)

(i)

Environment — Environmental impacts from YLH may pose constraints on the
future developments. Development proposals have to comply with the new Air
Quality Objectives.

Existing residential communities and agricultural land — There are low-rise
residential developments, indigenous and non-indigenous villages, graves as
well as some agricultural land. The formulation of development proposals will
need to take into account the well-established residential communities and
active agricultural land that is contiguous and sizeable and will minimise
impacts on them as far as practicable.

Other important resources - There are cultural heritage, natural landscape
resources and ecologically important features in the Study Area, such as the
stream in Yeung Ka Tsuen, Tai Tong egretry and Tai Lam Country Park. These
features, as well as the characters of the surroundings, will be taken into
consideration when formulating development proposals.

Implementation — The Study will examine the implementation approach.
About 85% of the land in the PDASs is under private and multiple ownership and
some of it is held by “Tso/Tong”. With regard to the existing industrial
operations, open storages, warehouses and workshops, the Study will review if
there is a need to retain any land for these uses in YLS and assess the
socio-economic impact if these uses are to be phased out from the area.

Guiding Principles

8.

The Study will examine and address the above mentioned development

opportunities and constraints/key issues with the following guiding principles:

(@)

(b)

(©)

(d)

(€)

to turn the degraded brownfield land to beneficial uses and to optimise the
development potential of YLS to meet housing and other land use needs with
supporting infrastructure improvement, community facilities and open space;

to improve the existing living environment, to address the industrial/residential
interface problems and to create a sustainable and livable neighbourhood in YLS
with opportunities to provide greening, breezeways and landscape
enhancements including the possibility to landscape the existing drainage
channel along Kung Um Road;

to take into consideration the existing local character of the adjacent villages and
the cultural heritage in formulating land use proposals and development
intensity;

to take into consideration the existing villages (both indigenous and
non-indigenous) and existing active agricultural land that is contiguous and
sizeable as well as graves in the foothill areas;

to take into consideration the natural landscape resources and ecologically
important features, including old and valuable trees, the stream in Yeung Ka
Tsuen, Tai Tong egretry and Tai Lam Country Park; and



(f)

to integrate and enhance connectivity with Yuen Long New Town and
surrounding developments including village settlements and the proposed HSK
NDA.

A CE Digest has been prepared at Appendix 11 to facilitate the public to understand

the existing conditions, constraints/key issues of YLS, with a view to enabling them to
provide their views on these issues as inputs to the Study during the Stage 1 CE.

STAGE 1 CE ACTIVITIES

10.

The Stage 1 CE launched on 16 April 2013 has included the following major

activities:

(@)

(b)

(©)

(d)

(€)

briefings to the Panel on Development of the Legislative Council, Town
Planning Board, Planning Sub-Committee of Land Development Advisory
Committee, Yuen Long District Council, Ping Shan and Shap Pat Heung Rural
Committees;

focus group meetings to discuss specific topics with different stakeholders
including local residents/villagers, local farmers, local business operators,
environmental groups/concern groups and professional institutes;

community forum to serve as a platform for the public to express and exchange
views and concerns;

roving exhibitions, publicity and displaying information by PlanD’s mobile
exhibition vehicle, sending publicity materials by post (via Hongkong Post
Circular Service and by general postal service to occupants in the PDAS) to
disseminate information of the Study; and

a Study website to promulgate community engagement materials and events as
well as to collect public comments.

NEXT STEPS

11.

Taking into account the public comments to be received during the Stage 1 CE, we

aim to formulate initial development proposals for further engagement with the
community in the Stage 2 CE as mentioned in paragraph 4 above tentatively scheduled
for end 2013.

ADVICE SOUGHT

12.

Members are invited to provide views on the Stage 1 CE of the Study including the

planning issues and guiding principles for the development in YLS.



ATTACHMENTS

Appendix | - Plan on Study Area and Potential Development Areas

Appendix Il - Stage 1 Community Engagement Digest

Planning Department
Civil and Engineering Development Department
April 2013
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Yuen Long South, being part of the Yuen Long Plain, was once extensively occupied

by agricultural use and rural settlements. Over the years, Yuen Long South has been
transformed with a lot of abandoned agricultural land, open storage use, rural industrial

workshops and warehouses intermingled with some villages and other settlements.
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The rich and fertile soil in the alluvial plain made Yuen
Long Plain famous for paddy production. The main cluster
of settlements was first established around Yuen Long
Kau Hui. The same character was found in Yuen Long
South, where indigenous villages, other rural settlements
and extensive farmland were located.
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Yuen Long New Town was developed around Yuen Long
Kau Hui to accommodate rapid population growth in
the territory. Yuen Long South was not covered in the
New Town Development Programme. With the decline
in agriculture, it has been gradually proliferated with
haphazard open storage yards, warehouses, workshops
and industrial uses.
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Yuen Long South is now generally rural in character with
a mixture of land uses including villages and residential
settlements, agricultural land, open storage yards, warehouses,
workshops, industrial operations and unused land. Proliferation
of open storage yards, warehouses, workshops and industrial
uses has resulted in degradation of the rural environment.
Thereis aneed to better utilise the degraded brownfield land for
beneficial uses to meet the territory’s demand and to improve
the living environment in Yuen Long South.
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2011-12 Policy Address
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“To explore the possibility of converting into housing land
some...agricultural land in...Yuen Long currently used
mainly for industrial purposes or temporary storage, or
which is deserted.”
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2013 Policy Address
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“To expedite the review of agricultural land in...Yuen
Long currently used mainly for industrial purposes or
temporary storage, or which is deserted... can be released
for housing development as soon as possible.”
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In November 2012, the Planning Department
Engineering and Development Department co
the “Planning and Engineering Study for Housing
Yuen Long South - Investigation” (the Study). The Study
for 30 months. The overall objective of the Study is to exa
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.
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The Study Area includes the Potential Development Areas (PDAs), Yuen Long
New Town, Shap Pat Heung, Tai Tong and Ping Shan areas. It covers a total
area of about 1,560 hectares.
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The PDAs, with an area of about 200 hectares preliminarily identified for
investigation, are located to the south of Yuen Long New Town and bounded
by Yuen Long Highway, Kung Um Road and Tai Lam Country Park. The PDAs
include two main parts, one in the Tong Yan San Tsuen area and the other in
the Tai Tong area. Potential housing sites would be identified in the PDAs and
other suitable areas within the Study Area.
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The PDAs are predominantly occupied by open storage yards, warehouses,
workshops and industrial uses while residential uses, agricultural land,
abandoned livestock farms and unused vegetated land are scattered in between.

Surrounding the PDAs are villages, slopes, livstock farms, farmland, unused
land with Yuen Long New Town in the north and Tai Lam Country Park at the
south. The proposed Hung Shui Kiu NDA is in the northwest.
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The warehouses, open storage yards, waste recycling workshops,
vehicle repair workshops, etc. in the PDAs are mostly housed
in temporary structures. There is also a cluster of industrial
operations, including concrete batching plants, in the PDA in the
Tong Yan San Tsuen area.

While these uses provide job opportunities, proliferation of these
uses has also led to degradation of the rural environment with
problems such as pollution, localised flooding, traffic congestion,
fire hazard and industrial/residential interface problems. This
Study provides an opportunity to review the degraded brownfield
and under-utilised land for more beneficial uses, and improving
the local environment.
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There are existing residential uses within and to the immediate
surroundings of the PDAs, comprising mostly low-rise residential
estates and village settlements of indigenous and non-indigenous
villagers.

Within the PDAs, clusters of the low-rise residential developments
are found mainly along Sha Tseng Road and Tong Yan San Tsuen
Road, and in the upper north of the PDA in the Tai Tong area.

These well-established existing residential communities would be
taken into account when formulating the development proposals.
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Environmental impacts of Yuen Long Highway, concrete
batching plants, open storage use, workshops, livestock
farms, etc. might pose constraints on the development.
The Study will look into measures to address the
environmental problems.
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Yuen Long South is connected with the urban area via Tai Lam
Tunnel, and to the other parts of the New Territories via San
Tin Highway and Yuen Long Highway. Nevertheless, the PDAs
currently do not have direct access to Yuen Long Highway, and
are also not served by railway.

Yuen Long Highway has limited capacity at present. Additional
transport infrastructures and/or improvement works will be
needed to accommodate Yuen Long South development.

Kung Um Road provides the only major road access running
through the PDA in the Tai Tong area. Its narrow road width

I 4 and heavy use by large goods vehicles pose safety problems.
i gﬁ{ $ m 'sz E{é ibﬁ % Opportunities to improve the design of Kung Um Road through
y widening or realigning of the road by decking over part of the
Frequem‘ USdg@ b-)/ HGCZV)/ V€/llCZ€S Yuen Long Nullah will be explored.
! .

A— Traffic capacity of both external and local road links would be
-2 g B o= a key issue to be examined in the Study. The review of external
. links will take into account the future developments at Yuen
- Long South and in the vicinity. Potentials for improving the
fu traffic capacity and connectivity to the surroundings will also be
explored.
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The Study Area covers two major drainage channels, namely the Yuen Long Nullah and Tin
Tsuen Channel, and there have been no major flooding events in Yuen Long and the surrounding

areas in recent years. This Study will review the adequacy of the drainage system and propose

appropriate mitigation measures to ensu

possibility of enhancing the aesthetic attractiveness of these functional facilities.
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Cavities
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Land Ownership
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The PDAs are located within areas known to be underlain by marble that can BT
include challenging sub-surface features such as cavities and voids containing v
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.
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Plannlﬂ & EEENBRAERAABARORE
g The existing development intensity decreases from the urban
U b D g centres at Yuen Long New Town and Tin Shui Wai New Town towards
]" Cln GSZg}/I/ the Yuen Long South area. The surrounding context sets the scene
for the future planning and urban design of the PDAs that needs to
CO]/ll’esz \ . be considered for formulating an appropriate development scale
and people-oriented designs.
ZAKEFH TR e 5 g Yy ) Hp 25 1t

Tin Shui Wai SR B el S o Rural Zone
New Town f = ;
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Yuen Long New Town

Hilly relief
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Potential Development = e : W 18,0751 i X B Hihest
Areas (PDAs) P, | T, e 8 - i -.

WAL Lowes

HERS A%
Potential Integration/
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Tai Lam Country Park (@ " Ay -
(About 290m]

Hilly relief
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The developments near and in the PDAs are low-density and low-
rise (2-3 storeys) buildings and village housing. There are also
many temporary structures.
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Yuen Long South is segregated from Yuen Long New Town by
Yuen Long Highway. In view of this unique urban-rural context
and the physical segregation, consideration will be given to the
ways to strengthen the connectivity of Yuen Long South with the

surroundings.
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rnung Constraints into Opportunities

A

Land Use Planning

AT
HeE
Existing Villages

Residential Developments

Fnoitronment
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Traffic
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Key Issues & Constraints

BREMS AR THERIXABMNET

Proliferation of open storage yards,

warehouses, workshops and industrial uses

RENRMKREEEES

Abandoned agricultural land and livestock farms

BRI RBE - BAKS B RERTHE
EERMAELNEE

Environmental, traffic, localised flooding, fire safety

and industrial/residential interface problems

BERRENEANBRZEETERRKERE
REAS

Low-rise residential developments and
non-indigenous villages within the PDAs

BERENEMANEMEEHE
Other residential communities to the
immediate surroundings of the PDAs

B TEARRERERESURERNER
BEER L #5E

Potential environmental problems and
land contamination from roads, industrial
operations and livestock farms

RERE N INERIEE

Lack of direct external access

s THABHNRBRERR

Limited capacity of Yuen Long Highway

BARERERTERE  RRIT AR -
ERERNZEEER

Narrow and sub-standard local roads with
limited space for pedestrian and road widening

i

Opportunities

o BRIRHHARUKEERIRIR
Review the land uses of the degraded
brownfield land to improve the local

environment

o E{biRithRFEEL MM RE NIERHFM
Rz

Optimise development potential of
degraded brownfield and abandoned land
for beneficial uses

ZPERRAENEEHERSESE
Give due consideration to existing
residential communities and local
character

RIBRIG RS
Address environmental problems

e REEASE AAREBERLEEE
R REEEREARN RS
Preserve natural landscape, ecological and
cultural heritage resources and explore

recreational uses

o HWETIFEREEMNETRE
Create sustainable and livable communities

s NENHABRNRBRERHEARRENE
WER

Enhance road capacity of and linkage of
the PDAs with Yuen Long Highway

s NEBRERKRELTHAR
Improve local roads with possible
beautification of Yuen Long Nullah

o REITARIE
Provide pedestrian facilities

PR K PEi5

Drainage & Sewerage

Cavities

Tt SERE

Land Ownership

2R M PR

Key Issues & Constraints

BEHKRETRIEAEHET R
Limited capacity of the existing drainage
and sewerage systems

HEEEENTHRER
Compliance with Deep Bay zero discharge
requirement

REARER MBS
Presence of marble-bearing rocks and
complicated structural conditions

KEERRERARS
Multiple and complicated land ownership

BURF L 18R

Limited Government land

BRREHEAMNE

Presence of graves within the PDAs

s

Opportunities

s NERBERERMNAZED
Improve capacity of the local infrastructure

o INEHARMINE
Enhance aesthetic attractiveness of the
nullahs

o ETHTHRBLREENRER
Undertake ground investigation works with
appropriate building designs

s MASENERZH
Examine appropriate implementation
mechanisms

AL S i

L=l Jdb 5.

A A

H 3

Planning & Urban
Design Context

LA S 2 R R 25 B2 9 T BA T h 4B % XD EF &
BERARBR 2B MHIAMIERIER
EXEER

Set in among the high and medium-density
Yuen Long New Town, the natural backdrop
of the Country Park, and surrounded by
village settlements and low-rise residential
developments

EETEART R BRE R

Lack of integration with Yuen Long New Town

f— B ) 5 8 e AR B € - B A F 5
’ | -_\Il_- Planning and Engineering Study for
Housing Sites in Yuen Long South - Investigation

Rl EE B AV B R B NN T R AT
Determine appropriate development
intensity and urban design

o RHENHAENSEBER
Provide visual linkage to the Country Park

s ReIRBERELR
Explore potential landscape enhancement

o STEETTAITIEREEIKMEI R BIESR
Enhance integration with Yuen Long New
Town and the proposed Hung Shui Kiu NDA
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What are the
Guiding Principles
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Six Guiding Principles are formulated
taking into account the key issues and
constraints identified in the PDAs and

the surroundings. We would like to

seek your opinions in putting the

principles together to realise

the opportunities available.
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\a : And what are your views...?
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Your Thoughts...

h 4

AL bR AR B 2 S FoAth 3 2
Optimising the Use of Degraded
Brownfield Land for Housing and
Other Uses?

o B ERERAEMABRUEMEBIINER?

Optimising degraded brownfield land for housing purpose and
other uses to meet imminent need?

RRBEAN T BESEREYS  RERBP TS - REHEM
EEMGTRERRITYS  UEFFALH?

Consolidating open storage yards, warehouses, and rural
workshops within the Study Area or operating on land designated
for open storage elsewhere for better land utilisation?

DR T WPk 2

Preserving Active Agricultural
Land?

s RERERAMEMBKREEBENEMHRL?
Should we preserve the existing contiguous,
sizable and active agricultural land?

% e B A B &
M5 ?

Taking into Consideration
the Existing Villages & Local
Character?

o ZERAFEHE?
Taking into consideration the existing well-
established residential communities?

ARNWBRAEREERZEEE?
What should be the development scale and
intensity of future developments?

FERME B BRER TEREUXEE
HE?

What kind of community facilities and
employment opportunities should be
provided to support the local community?

A
i

T B8 50 BH B i B B J] 35 [ i) SR P

Integrating with Yuen Long New Town and the
Surroundings?

o WMAHMRETTEAF TE « MEHABHIREEREFEMENESR ?

How to enhance linkages with Yuen Long New Town, the proposed
Hung Shui Kiu NDA and surrounding areas?

BERREBENEERAERA—BEBLFENHEE  BERMATHFND

SEAVFESR ?
Should the PDAs be a community with their own character or as the
urban extension of Yuen Long New Town?

0008 W AR HL AR AR BRI P

Creating a Sustainable and Livable

Neighbourhood?

s REBRRENEHBITREMEE?
Promoting walking and cycling in the PDAs?
o EARREBRREMBCRIRATRHERT ?
Providing greening and sustainable design in the future developments?
s REBASE WLEERATEEENER @ LF BB LEHE N
EEREAR ?

Preserving natural landscape resources, cultural heritage and

ecologically important features, and optimising these opportunities for
countryside recreational use?

~

BRI Z R ?

And what are your views...?

Tt EARS

B e SRR

4

I S S B AR ?

Providing Sufficient Infrastructure
to Cope with the Future
Developments and Improving the
FLxisting Rural Environment?

EMNTEREERENERERNETRE

WRIE ~ PR BEEE ?

Bl

What kinds of infrastructure improvements

like transport, drainage, sewerage are
needed?

WERERUNEER ?

Improving Kung Um Road through decking

over?

FHAERNAREAREESE?
Beautifying the nullah along Kung Um
Road as a landscape feature?

BEEUTHERRDRER TXEEER

WFTEERREE ?

What are the possible measures to
minimise environmental and industrial/
residential interface problems?

J 2 FH 3t 8 2 TR e - By A5 B
Planning and Engineering Study for
Housing Sites in Yuen Long South - Investigation
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BIAFBEC Please Register

I R AN
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Yuen Long Merchants Association
Primary School

244 Castle Peak Road, Yuen Long,
New Territories

FRMEAEAT Bt ERmEORHNE 2268 3278 £l
Please download the reply slip at our Study Webpage
or call 2268 3278 for enquiry

TG W] RO 5 i

Yuen Long District Office

DI Gr ki RE 2 %)

i B e B

Mobile Exhibition at

Pak Sha Shan Road (Near Tung Hoi
Residential Care Home for Elderly)

3/5/2013

FE NN I8 452 B35 (o e 32
B e B

Mobile Exhibition at

Tong Yan San Tsuen Road Parking Lot
(Near Greenville Residence)

4/5/2013
o 1 2 15 @ i

Yuen Long Jockey Club Town Square

JiE N AE

Tong Yan San Tsuen Garden

16 B (210 om s
Mobile Exhibition at
Kiu Hing Road (Pak Sha Tsuen)

22/5/2013

'f Jb% Eﬂ%ﬁ‘ {JIL
Moblle Exhibition at
Kiu Hing Road (Tin Liu Tsuen)

23/5/2013

Nl 43
6

% ...
ay Forward...
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At this stage of the Study, we would like to hear your valuable opinions on the development constraints and
opportunities, guiding principles as well as your aspirations of the PDAs. Your views will be considered when
preparing the Preliminary Outline Development Plan and we would further consult the public at the next stage of
the Community Engagement to share the outcome of the development proposals together with the community.

Please send your comments to us by post, fax, email or via the electronic comment form at the Study Webpage on
or before 16 June 2013.

REE — BREZREA
Planning Department -
Cross-boundary Infrastructure &
Development Section

TARTERREE - IRARLARE

Civil Engineering and Development
Department - New Territories North
and West Development Office

Hilik Address

I ABEEIBIFLABNEE16E PHEIRERIEPHBNEE9E
16/F North Point Government Offices 9/F Sha Tin Government Offices
333 Java Road, North Point 1 Sheung Wo Che Road, Sha Tin

¥

3 Tel

iA (852) 2231 4713

fHH Fax

v

(852) 2158 5680

(852) 2868 4497  (852) 2693 2918

B Email

enquiry@yuenlongsouth.gov.hk
N
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For more information about the Study, please visit:

. www.yuenlongsouth.hk
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Disclaimer: A person or an organization providing any comments and suggestions to the Planning Department or Civil Engineering and
Development Department on the “Planning and Engineering Study for Housing Sites in Yuen Long South-Investigation” shall be deemed to
have given consent to the Planning Department or Civil Engineering and Development Department to partially or wholly publish the
comments and suggestions (including the names of the individuals and organizations). If you do not agree to this arrangement, please state so
when providing comments and views.
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	xSTS-KMC352-13042217200
	xTPB Paper_YLS CE1 (26 April 2013)
	xSTS-KMC352-13042217210
	xstage1_digest

