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PURPOSE

This paper seeks Members’ views on the Preliminary Outline Development Plan
(PODP) formulated for the Yuen Long South (YLS) development, as part of the
Stage 2 Community Engagement (CE2) under the “Planning and Engineering
Study for Housing Sites in Yuen Long South — Investigation” (the Study).

BACKGROUND

The 2011-12, 2013 and 2014 Policy Addresses announced the review of
agricultural land in Yuen Long currently used mainly for industrial purposes,
temporary storage, or which is deserted as one of the measures for increasing land

supply.

We consulted the Board on 26 April 2013 (TPB Paper No. 9339) in the Stage 1
Community Engagement (CE1) on the constraints, opportunities, key issues and
guiding principle for the YLS development. Members expressed views about the
compliance with the “No net increase in pollution load to Deep Bay” requirement,
formulation of a consultation strategy to engage the public and relevant
stakeholders, and the concerns regarding the implementation mechanism including

1

During CE1, we provided briefings to the Panel on Development of the Legislative Council (LegCo),
Planning Sub-committee of the Land and Development Advisory Committee, Town Planning Board,
Town Planning and Development Committee of the Yuen Long District Council, Shap Pat Heung and
Ping Shan Rural Committees. We held focus group meetings with local residents, farmers and livestock
farm operators, operators of the open storage yards, green groups and concern groups and professional
institutes. A community forum was held in May 2013 and a total of about 700 written comments were
received.
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reprovisioning of the affected open storage yards/rural workshops/warehouses.

MAJOR PUBLIC VIEWS

4. The public views collected in CEL1 are set out in the CE1 Report at Annex 1 and
can be viewed at the Study website www.yuenlongsouth.hk. Major public
comments are summarised below:

General

(@ There is general support for optimisation of the development potential of
brownfield land for housing purpose to meet the housing need and to
improve the living environment of YLS affected by proliferation of open
storage and workshop uses. However, there are also comments that the
Study should examine abandoned agricultural land for housing use, instead
of land occupied by open storage yards.

Open Storage and Rural Industrial Uses

(b) There is strong opposition from the operators due to adverse impacts on the
local economy, employment and livelihood. Some operators request to stay
put and to designate the Potential Development Area (PDA) west of Kung
Um Road for open storage use’.

(c) Some suggest consolidating the open storage yards in industrial buildings to
release land for development. There are also suggestions for developing
logistics centres in YLS.

Residential and Village Settlements

(d) Some commenters agree to the YLS development so as to improve the area
and address the land use interface issue. Some local residents, however,
oppose it since they have been living in the area for a long time and relying
on renting out the land to sustain their livelihood.

(e) The indigenous villagers opine that the Government should consider their
needs and request to expand the “Village Type Development” zone.

2 The PDA west of Kung Um Road is now zoned “Undetermined” on the Tong Yan San Tsuen Outline

Zoning Plan (the OZP). According to the Notes of the OZP, all uses or developments require permission
from the Town Planning Board.


http://www.yuenlongsouth.hk/

Agricultural Uses

()

Some green groups and local residents opine that the active agricultural land
should be preserved. Some green groups consider that abandoned
agricultural land should be rehabilitated. The livestock farm operators
express that the current relocation policy of livestock yards is too stringent.

Development Intensity, Housing Mix and Urban Design

(9)

(h)

(i)

There are diverse views on development intensity and housing mix but the
public in general request to avoid creating wall effect and the future
development should be compatible with the existing environment. Villagers
in particular request that high-rise buildings should not be placed near village
housing.

Integration of YLS with Yuen Long New Town should be enhanced. Some
consider that YLS could be an extension of Yuen Long New Town while
some suggest a self-contained new town.

Street-fronting shops resembling those of Yuen Long New Town should be
encouraged whilst shopping malls and footbridges should be avoided. Cycle
tracks should be provided.

Infrastructure

1)

Sufficient infrastructure including road, sewerage and drainage should be
provided to support new development. Yuen Long Nullah could be decked
for traffic improvement. Cumulative infrastructural impacts particularly
traffic impact, taking into account the surrounding developments should be
considered.

Environmental

(k)

Environmental and ecological impacts should be carefully examined
including those from decking Yuen Long Nullah. Opportunity should be
seized to revitalise the nullah as a landscape feature. Existing cultural
heritage, landscape and ecologically important resources should be
preserved.

Implementation and Compensation

(M

Affected business operators, residents, farmers and livestock operators
request relocation, rehousing and reasonable compensation from the
Government. Some land owners consider that the current compensation rate



is too low.

(m) There are diverse views on the implementation mechanism. Some support
land resumption by Government while some support public-private
participation.

5. We have taken into account the public views in formulating the PODP. We note the
concerns about the implementation approach and compensation. Whilst the
current stage of the Study focuses on the PODP, we will continue to examine how
the concerns could be addressed and listen to the views of the community before
finalising the implementation approach at a later stage.

PRELIMINARY OUTLINE DEVELOPMENT PLAN

6. YLS is planned as a sustainable, green and livable community offering a place for
living and working as well as public enjoyment of the rural and natural landscape.
The proposed population level has taken account of infrastructure capacity
particularly the capacity of external roads, environment, urban design and balance

of various land uses’ needs.

7. The PDASs (Plan 1) can accommodate a total population of about 80,200, providing
about 26,100 new flats. The housing mix follows the recommendation of the Long
Term Housing Strategy Steering Committee with 60% for public and 40% for
private. Major development parameters are as follows:

PDA Total Area (ha) 216 (about)
Total Population 80,200 (new population about 78,000)
No. of Flats 26,100 (new flats)
Housing Mix Public : 15,800 (60%)
Private : 10,300 (40%)
Plot Ratio 1to5
Employment 10,900 (about)
First Population Intake Year 2025
(estimated)

8. Initial assessments for the PODP (included in Annex 2) conclude that the
proposals are technically feasible. The estimated first population intake year is
subject to detailed technical assessment to be conducted at the next stage of the
Study.
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With close proximity to and improved connectivity with Yuen Long New Town,
YLS could be planned as extension of the New Town. Uses within YLS such as the
commercial, leisure and recreational uses as well as the greenery environment
could complement the New Town, and also serve the adjacent villages. Key
planning and design concepts and development proposals are set out below.

Accommodating Diversity

10.

With optimisation of the development potential of brownfield land, YLS is planned
for residential use, with supporting commercial and community facilities and
infrastructure. Other than fulfilling the prime study objective, land has been
designated for open storage and rural industrial uses, preservation of the sizable
and contiguous active agricultural land, natural streams and secondary woodland
with important ecological value.

Residential

11.

The PDAs are divided into three major residential communities (i.e. the “Urban
Living”, the “LOHAS Living” and the “Garden Community” Planning Areas in
Plan 1). Each residential community is planned with supporting facilities
including local shopping centres, community facilities and open space. Shops
would be provided at the lower floor(s) of the residential buildings (public housing
zoned “Residential — Zone 1 (Public Housing)” and “Residential - Zone 2 (Public
Housing)” and private housing zoned “Residential — Zone 1 (with Commercial)”
on the PODP), offering retail and leisure opportunities.

Open Storage and Rural Industrial

12.

13.

To better utilise land resource and release land development potential to address
the territorial housing need, to avoid haphazard sprawl of the open storage and
rural industrial activities and to improve the environment while recognising the
need of land/premises for the sector, the open storage and rural industrial uses are
consolidated alongside Yuen Long Highway in the northern part of the Tong Yan
San Tsuen (TYST) PDA (i.e. the “Employment Belt” in Plan 1) zoned “Industrial”
and “Open Storage” (“OS”) on the PODP. The location with provision of a road
system facilitates quick and convenient access of freight traffic to the highway,
avoiding intrusion into the residential neighbourhood.

The “Industrial” and “OS” zones intend to provide land/premises for storage and/or
operations that involve bulky and heavy goods and machinery that could not be
accommodated in conventional flatted factory buildings. Within the “Industrial”
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zone, multi-storey specially-designed flatted factory buildings are proposed to
meet the needs of the operations. The “OS” zone is for storage or operation that
involves bulky materials and machinery that require open-air sites particularly
those related to the construction industry. Having balanced the needs of various
land uses including the need for housing land and the supporting infrastructure and
community facilities, the existing well-established residential clusters (mainly
located in the central part of the TYST PDA), and the preserved agricultural land
and secondary woodland, about 5 ha of land is zoned “OS” and about 15 ha of land
is zoned “Industrial”, and the latter could provide a floor area of about 586,000m>.

The “OS” and “Industrial” zones on the PODP is land primarily zoned “OS” and
“Industrial (Group D)” on the prevailing TYST Outline Zoning Plan where land is
reserved for and currently occupied by such uses. “Open Space” and “Green Belt”
(“GB”) zones have been allowed on the PODP as buffers between the open
storage/rural industrial uses and residential use.

Agricultural

15.

Actotal of about 9 ha of existing active agricultural land will be retained including a
sizable and contiguous site with an area of about 8.5 ha in the southern part of the
TYST PDA3. The active agricultural land, the adjoining preserved secondary
woodland and natural streams (zoned “Agriculture” and “GB” on the PODP where
farming and leisure activities would take place) would be a key feature of YLS (i.e.
the “Green Zone” in Plan 1). At the southern tip of the TYST PDA, a site for
livestock farm is proposed.

Respecting the Natural and Built Environment

16.

17.

In addition to the preservation of the active agricultural land, secondary woodland
and natural streams as mentioned above, the proposed development intensity
descending from north to south has accorded with the well-developed Yuen Long
New Town in the north and the rural and natural landscape of Tai Lam Country
Park in the south.

The highest plot ratio (PR) 5 proposed for housing development in the northern
part of the PDA along Kung Um Road is commensurate with the development
character of Yuen Long New Town in the north. The PR then reduces to 4
southwards and further to 1.5, taking account of the Tai Lam Country Park in the

® The remaining 0.5 ha active agricultural land is scattered within the “GB” zones in the TYST PDA where

the secondary woodland is preserved.
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south. PR 1.5 is also proposed for residential development in the piece of land
located to the east of Kung Um Road, having considered the village housing and
agricultural land in its immediate surroundings.

18. PR 1is proposed for future residential developments in the TYST PDA to respect
the existing low-density residential developments there, the PR of whichis 1. PR 4
is proposed for the “Industrial” zone, with reference to the PR 3 for the “Industrial”
zone located to the north of Yuen Long Highway.

Respecting the Well-established Residential Communities

19.  Within the TYST PDA, there are existing residential estates along Sha Tseng Road
and TYST Road, as well as the adjoining individual houses, village settlements
(Sha Tseng Tsuen) and planned/proposed developments. Another cluster is the
village (Tin Lung Tsuen) in the northern part of the PDA along Kung Um Road. As
they are well-established residential communities and do not conflict with the
proposed land uses, they are proposed to be retained.

Improving Connectivity

20.  To enhance connectivity with Yuen Long New Town, the proposed Hung Shui Kiu
New Development Area (HSK NDA), railway stations and Tai Lam Country Park,
the following are proposed:

(@ new roads together with improvement to existing roads within the PDAs
forms a comprehensive network connecting YLS with HSK NDA and Yuen
Long New Town;

(b) various public transport services are suggested to provide feeder services to
West Rail and Light Rail Stations as well as long haul bus services to urban

and northern areas; and

(c) pedestrian corridors and cycle track network would be provided for linkages
to HSK NDA, Yuen Long New Town and the Tai Lam Country Park.

Building for Sustainability

21.  The development aims to promote a green and sustainable community and the
following have been suggested and will be examined in further detail at the next



stage of the Study:

(@ an integrated blue-green infrastructure system including an underground
sewage treatment works with an open space on top, effluent reuse,
sustainable flood control measures such as flood retention lakes, runoff
interception at source, porous pavements, etc.;

(b) revitalisation of nullahs within or near the PDAs for promoting biodiversity
and providing landscape feature for YLS. Different options on revitalisation
of the northern section of Yuen Long Nullah along Kung Um Road and the
associated traffic arrangements have been suggested to seek public views
during CE2;

(c) an environmentally friendly transport system to link up YLS with HSK
NDA;

(d) integration of open space with preserved active agricultural land, secondary
woodland and natural streams as well as revitalised nullahs and flood
retention lakes as green network; and

(e) incorporation of view corridors and breezeways to foster visual linkage to the

surrounding natural landscape and improve air ventilation.

POTENTIAL HOUSING SITES IN YUEN LONG AREA 13

22.  Yuen Long Area 13 has formed part of the Yuen Long Outline Zoning Plan (the YL
OZP) since its first gazettal in 1991 and is part of Yuen Long New Town (Plan 2).
Infrastructural works for Area 13 (roads, drains, sewers, etc.) designed based on
the YL OZP were completed in 2007.

23.  There would be road improvements in Yuen Long Area 13 for connecting the YLS
development with the New Town including Area 13. Capitalising the opportunity
of the YLS development, we have reviewed the development progress in Area 13
and noted that there are three mainly privately-owned sites for housing
development which are yet developed (Plan 2). The three sites are zoned
“Residential (Group A)1”, “Residential (Group B)”4 and “Government, Institution

*  “Residential (Group A)1” zone is subject to a maximum domestic PR restriction of 5 and a

maximum building height restriction of 25 storeys under the YL OZP. “Residential (Group B)”
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or Community” on the YL OZP and have not been developed since the first gazettal
of the OZP more than 20 years ago.

In view of the road improvements for the YLS development for connecting with
the New Town, we suggest development of the three sites can be considered
together with the YLS development to release their development potential for
housing purpose. The three sites could produce about 4,300 flats based on our
preliminary investigation, in addition to the 26,100 flats proposed for YLS. We
will examine the implementation approach and housing type for the three sites in
the next stage.

STAGE 2 COMMUNITY ENGAGEMENT PROGRAMME

25.

26.

CE2 is conducted between 12 May 2014 and 14 July 2014 to seek comments from
the public on the PODP. A Digest on the PODP for CE2 at Annex 2 has been
prepared. In addition to this briefing to the Board, we will also give briefings to
Development Panel of LegCo, Planning Sub-Committee of Land Development
Advisory Committee, Yuen Long District Council, Ping Shan and Shap Pat Heung
Rural Committees, and arrange focus group meetings with different stakeholders
including local residents/villagers, local farmers and livestock farm operators,
local business operators, green groups and concern groups, and professional
institutes. A community forum will be held on 28 June 2014.

We have widely published CE2 through the study webpage, roving exhibition and
sending publicity materials by post to households and business establishments in
the PDAs to disseminate information of the Study.

NEXT STEPS

27.

The public views received during CE2 will be taken into account in refining the
development proposals at the next stage of the Study.  Detailed technical
assessments including the environmental impact assessment will be conducted and
the draft Recommended Outline Development Plan will be formulated for the
Stage 3 Community Engagement.

zone is subject to a maximum PR restriction of 3.5 and a maximum building height restriction
of 25 storeys under the YL OZP.
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ADVICE SOUGHT

28.  Members are invited to note the CE1 Report at Annex 1, and offer views on the
PODRP included in the CE2 Digest at Annex 2 and the three potential housing sites
in Yuen Long Area 13.

ATTACHMENTS
Plan 1 - Study Area, Potential Development Areas and Five Planning Areas
Plan 2 - Potential Housing Sites in Yuen Long Area 13

Annex 1 - Stage 1 Community Engagement Report
Annex 2 - Stage 2 Community Engagement Digest

Planning Department
Civil Engineering and Development Department
June 2014
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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

228228 | Final | May 2014 Page 1

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

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.
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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.

228228 | Final | May 2014 Page 5

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

2.2.5

2.2.5.1

2252

2.2.6

2.2.6.1

2.2.6.2

2.2.63

Stage 1 Community Engagement Report

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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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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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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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 a