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and Demand of Ho

2.1 Land Shortfall is Much Higher than 1,200 Ha

There is an obvious land ﬂ

shortage to meet the e In 2015, the Planning
different needs of Hong Department (PlanD)
Kong, as shown by the commenced the Hong
rising property prices and rents; Kong 2030+ study, mainly
average waiting time of 4.7 years to update Hong Kong's
for public rental housing (PRH); territorial development
and some 93,000 sub-divided SENOEY el el

planning framework. This
is to guide future planning,
land and infrastructure
development, as well as
the shaping of the built and
natural environment.

units in 2016.

The Task Force has reviewed the
estimations of land supply and demand
under “Hong Kong 2030+: Towards a
Planning Vision and Strategy Transcending
2030” (Hong Kong 2030+). According
to Hong Kong 2030+ study, the land
requirement for the next 30 years will be
no less than 4,800 ha. Taking into account
the land supply of 3,600 ha or so from
committed and planned developments,
Hong Kong will still face a land shortfall of
atleast 1,200 ha in the long run up to 2046
(Figure 11). This is equivalent to the area
of more than 60 Victoria Parks.

® A six-month public
engagement exercise for
Hong Kong 2030+ was
initiated in late October
2016. The Government
is analysing in detail the
public views received
and is conducting various
technical assessments.

N Figure11
Estimation of Overall Land Supply and Demand up to 2046 (hectares)

Source: PlanD

Up to 2026 2026 - 2046

Total

(0] (i)
Demand Supply Shortfall Demand Supply Shortfall Shortfall™

Residoriard™ ) | 768 660  -108 902 780 122 -230
Economs Ues @ | 196 61 135 262 141 121 -256
Landforinfiestiucte) | 1,661 1,089  -572 931 783 148 720

Total 2,625 1,810 -815 2,095 1,704 -391 -1,206

Notes:

(i) The column on land supply assumes timely delivery (including funding, land resumption, compensation, rehousing
arrangements and construction works, etc.) of all expected land supply developments. Land for residential uses involves
a number of expected private development/redevelopment projects and their actual implementation progress is subject
to market factors.

(i) The column on demand for land for residential uses does not take into account public aspiration for improvement in living
space.

(iii) Only the three market-driven economic uses expected to experience shortfalls (i.e. Central Business District (CBD)
Grade A Offices, General Industries and Special Industries) and certain non-market-driven uses related to industries
and businesses (i.e. industrial estates, science parks, port back-up facilities, convention and exhibition facilities and
wholesale food markets) are included. Uses prone to the impact of external factors and thus being more susceptible to
fluctuations in demand (e.g. retail), uses of which long-term land demand is not yet ascertained by relevant policy bureaux
in assessments (e.g. convention and exhibition facilities), and uses of which land demand is to be ascertained by ongoing
consultancy studies (e.g. facilities related to the construction and recycling industries) are not included.

(iv) Various G/IC facilities, open space, as well as transport and infrastructure facilities are included. Additional land demand
arising from updated policies (e.g. increase in demand for elderly service facilities as assessed by the Elderly Services
Programme Plan) is not reflected.

(v) As a result of (ii), (iii) and (iv), the total shortfall is the minimum figure.
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Current Land Supply

Strategy and Ongoing Initiat

e 3.2 Land Use Re

Land use review is a continuous process to identify sites
suitable for housing or other uses amongst the existing
land and reserved sites that have no development plan
or for which the original purpose is no longer pursued,
andtoinitiate change of their uses where planning terms
permit. Through on-going land use reviews in the past
few years, over 210 potential housing sites across 18
districts of Hong Kong (a total of approximately 500 ha)
have been identified by the Government for providing
over 310,000 housing units.

® These 210 sites include potential housing
sites identified on government land
currentlyunder Short Term Tenanciesoron
sites in "G/IC", "Green Belt", "Recreation",
"Agriculture", "Open Space", "Other
Specified Uses" and "Industrial" zones.

e They also cover some sites in
“‘Undetermined” zones, which are
transitional in nature and subject to land
use reviews/studies before their long-

term uses can be decided upon. /

Land use review involves different
planning and technical factors, including
traffic impact, environmental impact (e.g.
noise and air quality), air ventilation and
visual impact, infrastructural capacity,
reprovisioning of affected facilities, etc.

® There are processes before the land
can be converted to housing purpose
and development. These involve
necessary planning process (e.g.
rezoning and submission of planning
applications) and other statutory
procedures (e.g. gazettal of road works).
Land resumption, site clearance and
infrastructuralworks (e.g. seeking funding
approval for site formation, provision
or upgrading of access road or other

infrastructure) may also be required. /

The potential housing
sites amounting to 500
ha have been counted
towards the estimation of
land supply over the next
30 years under Hong
Kong 2030+.

In terms of number of sites, the Government has
completed rezoning work of nearly half of these sites
(Figure 18). The Task Force expects an uphill battle for
the rezoning of the remaining sites. These 500 ha of
land are crucial to meet the housing needs in the
short to medium term. Therefore, the Task Force
asks the Government to spare no effort in addressing
the concerns of District Councils, while calling on
community support for the rezoning work in the wider
interests of society.

& ® Figure 18

Progress of Rezoning over 210 Sites for
Housing Development (as of early March 2018)
Source: PlanD

69
Study in process/
Pending rezoning

104
Rezoning completed or
land allocated for

housing development

42
Rezoning
in progress

Another review is on the Comprehensive Development
Area (CDA). CDA zoning seeks to encourage
developers to assemble land for comprehensive
planning and development. However, it has limited
effect on increasing land supply. The Town Planning
Board (TPB) will review regularly the development
status of CDA sites and consider rezoning suitable
sites for other uses or turning CDA site into smaller ones
to facilitate the development process.

































Current Size and Distribution of Brownfield Sites

@ ltis estimated that about 1,300 ha of land in the NT may be regarded as “brownfield sites”, accounting
for about 1% of Hong Kong's total land area. The data is subject to confirmation by the Study on the
Existing Profile and Operations of Brownfield Sites in the NT being conducted by PlanD.

@ Around 540 ha of brownfield sites have been covered by the large-scale development projects in the
pipeline, including the Kwu Tung North / Fanling North NDA, Hung Shui Kiu NDA, Yuen Long South
and NT North.

Estimated flat

production / Estimated

year of
population intake

Large-scale Estimated Estimated area
development development of affected
project area brownfield sites

populationfor the
whole project

Kwu Tung North /

Fanling North NDA 320 ha 50 ha 60,000 units 2023 - 2031
Hung Shui Kiu NDA 441 ha 190 ha 61,000 units 2024 - 2038
Yuggv'é%;)gm Sé?‘ltﬂh 185 ha 100 ha 28,500 units 2027 - 2038
Potential devel t Population:
ot NE North 720ha 200ha  4ound 255,000/ 350,000  Beyond 2030
Around 150,000
Total Around Around housing units

1,666 ha 540 ha and around 255,000 / 350,000
population in NT North

® The remaining 760 ha of brownfield sites are scattered in different parts of the rural NT, such as Ping
Shan, Wang Chau, Kam Tin, Pat Heung, Shek Kong, Ngau Tam Mei, San Tin and Lung Kwu Tan,
etc. The Government will explore the appropriate ways to handle these sites, taking into account the
findings of the brownfield study being conducted by PlanD.

Distribution of Brownfield Sites

Medium-to-long term large-scale B srownfield

development projects under _
planning and being pursued by the

Government which amount to 540 ha

Potential development areas in New Territories North ~ Man Kam To Ta Kwu Ling
Man Kam To Logistic Corridor
Other smaller and scattered

. 3 q Kwu Tung North Ping Che
clusters of brownfield sites which New Development Area
Hung Lung Hang
amounts to 760 ha S
. . San Tin
A total of 1,300 ha brownfield sites Fanling and

Sheung Shui Fanling North
New Development Area

Lau Fau Shan Ngau Tam Mei
Tin Shui Wai

Wang Chau

Pat Heung .
Hung Shui Kiu/ Tai Po
Ha Tsuen

Ping Shan  Yuen Long Kam Tin
Shek Kong

Yuen Long South Development










e Why Should We Explore

Public-Private
Partnership (PPP)?

5.2

Short to Medium Term Option
Tapping into the
Private Agricultural
Land Reserve in
the New Territories

According to information
available in the public
domain and rough estimates,
major developers are
believed to be holding no less than
1,000 ha’ of agricultural land in the
NT. This is about one quarter of the
existing built-up area® for public
and private housing flats. Land
resources of this scale, if utilised
properly, would have a major
positive impact on Hong Kong'’s
housing supply.

At present, there are two main approaches

to unlock the potential of large-scale

private agricultural land in the NT, namely

(i) statutory resumption of the land under

the Land Resumption Ordinance (Cap. 124)

(LRO), as in the case of taking forward the

NDA or other major development projects,

and (ii) developers seek to change the

use of their land in the NT (for example,

to change agricultural land to residential

use) through planning applications to TPB,

and through lease modifications or land

exchange applications to the Government,

so as to enhance the site’s development

potential. In some cases, these planning

applications have been unsuccessful

o mainly due to land use incompatibility or
® In the mid-1970s, private inadequate infrastructural capacity. For
developers were invited via those cases which secured planning
tender to participate in the permission, the scale of development in

development of Sha Tin
New Town. A joint venture
comprising four developers
was responsible for the
reclamation, formation and
construction of a site of
around 56 ha.

Upon completion, 70% of
the land was passed to
the Government for public
housing and infrastructure
development, whilst the rest
was retained by the private
developers for developing
a major private estate (City
One Shatin), supplying a
total of some 10,600 private

housing units. j

terms of plot ratio is relatively low.

PPP is not a concept entirely new to Hong
Kong. There are precedents, such as
certain development projects for the Sha
Tin New Town.

Note:

7. Some of them may overlap with NDAs or brownfield sites, hence the amount of potential new land
supply could be lower.
8. Excluding rural settlement.










Some suggest that the PPP model will
encourage developers to buy and hoard
more agricultural land. They believe that the
Government should make wider use of the
statutory land resumption power provided
for in the LRO and, by doing so, perform
a leading role in development. However,
invoking the LRO requires an established
“public purpose”. Unless the relevant “public
purpose” is demonstrated, the Government
cannot make use of the LRO to resume
private land.

® Generally speaking, land
resumption for a “public
purpose” usually takes place
in development projects for
new towns, public housing,
and community facilities
under the Government's
public works programmes
such as schools, parks,
hospitals and welfare service

complexes. /

There have also been suggestions that one
of the guiding principles of the PPP model
is that there should be an appropriate ratio
between the social benefits generated by
the increased housing supply of each project
and the economic benefits gained by the
developers.

Better use of private
land for purposes with
greater social

benefits is built on a
credible mechanism.

If using the PPP
approach to develop
private land is
preferred, the
Government has to set
up an open and fair
mechanism in
considering how to
select the relevant
sites for carrying out
PPP projects, and for
deciding the inputs of
the Government as well
as the proportion of
public-private housing
units.

The Government has to devise objective
criteria to ensure that potential market
players are on a level playing field, and
avoid criticism of collusion between the
Government and businesses. The
Government also has to set clear criteria
in deciding the details of the development
projects, including the public works to
be undertaken by the Government, the
proportion of public and private housing
units, and the subsequent property rights

and management arrangements.

‘ Ke
1.

y Points

The community can explore whether the PPP
approach should be adopted and how it can
make better use of private land, in particular
agricultural land in the NT, so as to bring
greater social benefits. For example, whether
the Government should provide infrastructural
facilities on the periphery of private land
to promote higher-density development in
the whole area (including private land); and
whether the Government should request
private developers to provide affordable
housing, in addition to private flats, to meet
the housing needs of the public.

If private land and the efficiency of the private
sector can be optimised, it is believed that this
can bring a positive impact to Hong Kong's
housing supply, particularly in the short to
medium term.

The discussion has to be built on a fair, open
and transparent mechanism for the PPP
approach established by the Government,
to assess each application objectively based
on the set criteria for selecting appropriate
projects in the public interest.







In the past, in particular
during the initial period,
there was an acute
shortage of public sports
and recreational facilities
in Hong Kong. Hence the
Government granted sites
to community organisations
and private sports clubs
under PRLs for developing
sports and recreational
venues at nil or nominal
premium. This arrangement
has been in place for many
years; some of the PRL
sites have over a century’s
history of operation.

The Home Affairs
Bureau (HAB) set up an
inter-departmental working
group to conduct a
comprehensive review
on the policy of PRL in
2014. HAB promulgated
the recommendations of
the policy review and
launched a six-month
consultation to solicit
views of the public and
stakeholders on those
recommendations in March
2018.

In considering whether the
PRLs concerned would be
renewed upon their expiry,
HAB proposed to review
the contribution rendered
by each of the private
sports clubs towards sports
development in detail and
require the lessees tofurther
open up their facilities so as
to better complement and
support sports development
in Hong Kong. Meanwhile,
the role of the Task Force,
from the perspective of
land supply, is to set out the
basic information, benefits
and costs of development,
challenges and timelines
of all potential land supply
options  (including PRL
sites), so as to help the
community to make a

choice.
_/

The Task Force
believes that the
society can consider
different angles as
to whether individual
sites can be released
for other purposes,
while striking a
balance between the
contributions of
individual sites to
sports development
and increasing land
supply.

Other factors should also be taken into
consideration, such as whether there
is a limit to the development potential
of the land; whether the surrounding
infrastructure can cope with demand; and
the views of different stakeholders. If a
certain site has considerable development
potential, but at the same time its existing
use does contribute to sports development,
an alternative site may need to be identified
torelocate the facility. As such, itwould take
a considerable period of time to release the
site for other developments.

e “Land-extensive”

Government Recreationa
Facilities

“Land-extensive” sports and recreational
venues generally refer to those occupying
an area of 3 ha or more each that are
managed by the Leisure and Cultural
Services Department (LCSD). A total of
95 LCSD sports and recreational venues
are considered land-extensive. They can
be broadly divided into four categories:
(a) sports grounds and stadiums; (b) parks;
(c) holiday camps, picnic areas and water
sports centres; and (d) outdoor swimming
pools as well as recreational and sports
centres.

The 95 sports and recreation venues are
generally well-utilised by the general
public. The possibility of relocating
individual facilities should not be
totally ruled out, so as to achieve more
optimal site utilisation. In addition, some
have suggested that, where possible, the
Government can also consider
relocating existing facilities to restored
landfill sites, so as to release the land for
other uses.







For “land-extensive” government
recreational facilities, there have been
suggestions that the Tuen Mun Recreation
and Sports Centre, which occupies 12.5 ha
and comprises a golf driving range, a riding
school, an archery range and an adventure
park, can be relocated to other sites not
required for development, hence releasing
the site for alternative developments.
In addition, there may be room for
redeveloping the 3.5-ha Tuen Mun
Swimming Pool into a multi-storey complex
with some indoor pools for better site
utilisation. Where feasible, the Government
will also consider restoring closed landfills
for sports and recreational purposes.

i

® There are 13 closed landfills in
Hong Kong. To render these
landfills suitable for beneficial
use, the Environmental
Protection Department (EPD)
carried out restoration work on
these closed landfills between
1997 and 2006.

® Currently, six of these restored
landfills have been developed
into various recreational
facilities, including Jordan
Valley Park and Sai Tso Wan
Recreation Ground.

® To expedite the development
of suitable facilities at the
remaining seven restored
landfills for beneficial uses,
the Government has set
up the Restored Landfill
RevitalisationFundingScheme
and earmarked HK$1 billion
to fund Non-Profit-making
Organisations or NSAs to
develop recreational facilities
or other innovative uses at the
restored landfills.

)

Two development options of FGC examined under
NTN Study

Partial Full
Development Development
Option Option
The area to
The entire
Locati the east of
ocaton Fan Kam Road FGC
Land released 32 ha 172 ha
Housing units 4,600 13,200
Population 13,000 37,000
Jobs 840 12,000

Partial Development Option
Source: Preliminary Feasibility Study on Developing the New Territories North

Full Development Option

Source: Preliminary Feasibility Study on Developing the New Territories North













Reclamation has long
been an important
source of land supply
for Hong Kong as well as
neighbouring cities.
Between 1985 and 2000,
the Government created
over 3,000 ha of land
through reclamation,

i.e. an average of about
200 ha per annum.

Over the 15-year period
between 20017 and 2015,
however, only about 690 ha
of land has been reclaimed
(mainly in relation to
infrastructure projects),
i.e. an average of some

40 ha per annum.

This has caused the land supply for housing
and other uses to lag behind in recent years.

Total land area of
Singapore increased by
24% (13,800 ha)

Total land area of
Macao increased by
160% (1,900 ha)

® In recent years, Singapore
and Macao have been actively
reclaiming land from surrounding
waters. As a result, the land area
of Singapore has been increased
by 24% (or 13,800 ha) while that
of Macao has been increased by
160% (or 1,900 ha). In fact, the
Marina Bay Financial Centre,
Changi Airport, the Jurong Town
Industrial Park and the East Coast
Leisure Park in Singapore were all
builtonreclaimedland. Reclamation
is carried out based on the needs
at different stages of development.
Take the Jurong Town reclamation
project as an example; the project
commenced in 1993 and it took 10
years to turn the site into a new
industrial park.  Today, Jurong
Island is home to more than 100
petroleum, petrochemical and
specialty chemical companies. /

In Search of

Suitable
Reclamation Si

The main concerns about reclamation
are its impact on coastal habitats, marine
ecology (for example, the Chinese White
Dolphin and the habitat for coral), fisheries
resources, port operations, marine and
land traffic, and the local communities
(including those living in waterfront
developments). Hence, the Government
has taken impact on the environment
and the local communities as major site
selection criteria  when contemplating
substantial new reclamation project.

Between 2011 and 2014, the Government
conducted a study titled “Enhancing Land
Supply Strategy — Reclamation outside
Victoria Harbour and Rock Cavern
Development” (ELSS). This included
a citywide search to identify potential
reclamation sites, and a two-stage public
engagement (PE) exercise. The results
of the Stage 1 PE revealed that there
was broad support for a six-pronged
approach?® to increasing land supply, which
included reclamation. The public generally
agreed on the site selection criteria for
reclamation, with the impacts on the
environment and the local community
regarded as the most important criteria.
There was also consensus that more land
would be required to meet housing needs,
improve people’s living environment,
enable infrastructural development, and
support the building of a land reserve.

Based on the above criteria and the results
of broad technical assessments, including
environmental impact assessments,
the Government has selected several
potential reclamation locations outside
Victoria Harbour. Five of these are
near-shore sites at Lung Kwu Tan in
Tuen Mun, Siu Ho Wan and Sunny Bay
in North Lantau, Ma Liu Shui in Sha Tin,
and Tsing Yi Southwest. In addition, the
exercise has identified the potential for
developing artificial islands in the Central
Waters between Lantau and Hong Kong
Island. Collectively, they are known as the
“5 plus 1” reclamation sites. They were
made known during the Stage 2 PE of
ELSS; public views on individual sites were
collected for further consideration.

On the other hand, there are suggestions
for other reclamation locations outside
Victoria Harbour from individuals or
organisations, e.g. Castle Peak Bay of
Tuen Mun and Tseung Kwan O.

Note:

9. Include resumption of land in rural areas, urban renewal, change of land use, reuse of quarry sites, development

of caverns and reclamation.




o Benefits of

Developme

Reclamation can

generate a large
piece of new land

with greater

In particular, reclamation can create
smart, green and resilient development.
In developed areas, newly reclaimed land
can provide expansion space for a new
town nearby, e.g. Tung Chung New Town
Extension.

For relatively remote locations, the new
land can be used as relocation sites to
accommodate facilities affected by other
land supply options, and provide space

erXIDIIIty for for moving special industrial or “Not-in-My-
Comprehensive Backyard” facilities away from the urban
planning of a new

community.

Reclamation at Lung Kwu Tan (O in the map below), located at the west
tip of Tuen Mun, is expected to provide developable land of about 220 to
250 ha for industrial and other uses, including special industries. Through
consolidating and enhancing facilities, this can help rationalise the activities
of existing brownfield areas.

Reclamation at Siu Ho Wan (@ in the map below) on North Lantau is expected
to provide developable land of about 60 to 80 ha for residential and education
facilities.

Sunny Bay (@ in the map below) on North Lantau, with proximity to the Hong
Kong International Airport, is easily accessible to tourist spots on Lantau such
as the Hong Kong Disneyland through connection to the North Lantau Highway
and existing railway network. It is expected that Sunny Bay reclamation can
provide about 60 to 100 ha of developable land. This project is positioned as
a “North-East Lantau tourism gateway”, planned for developing into a leisure,
sports, recreation, entertainment and tourism hub.

Tsing Yi Southwest reclamation (@ in the map below) is subject to review
(including the size of reclamation and usage of land) as the site is close to
a number of potentially hazardous facilities including industrial facilities and
oil tanks. The proposed site is more suitable for port facilities according to
planning at this stage.

In an area with good transport and railway network connections and close to
Hong Kong Science Park and the Chinese University of Hong Kong, the Ma
Liu Shui reclamation (& in the map below) is expected to provide developable
land of about 60 ha for high technology and knowledge-based industries,
housing and other uses. J

Flear Shore Reclamation Sites:
Tsing Yi East Lantau

Lung Kwu Tan Southwest Metropolis
Indicative locati
@ sutowen @ Valushi o, (ncamelocaton)
Central Waters
Tung Chung
o Sunny Bay New Town Extension

(In progress, not including in “5 plus 1” sites)




The Ma Liu Shui reclamation is expected

based industries, housing and other uses.

Unlike other land (j )
supply options,
reclamation does not
have a major impact on
existing land use, and
generally does not
require private land
resumption or

household resettlements.
In addition, reclamation
is @ means for building
land reserves to meet
the ever-changing needs
of society.

Reclamation is also an ideal outlet for
handling locally-generated public fill.

Among the “5 plus 1” potential sites, the
proposed artificial islands in the Central
Waters can provide the greatest area of
developable land with an area of about
1,000 ha; they can also avoid shorelines
with high ecological value. The new land
can be used for holistic land use planning
and design for housing, commercial and
industrial purposes. This also matches
the innovative concepts of urban planning
and design under the “Hong Kong 2030+”,
which advocates the development of
a smart, liveable and low-carbon “East
Lantau Metropolis” (ELM). Based on initial
estimates, the ELM can accommodate a
population of 400,000 to 700,000 and
provide about 200,000 employment
opportunities.

2 The proposed artificial islands in the
to provide developable land of around 60 Central Water are expected to provide
ha of for high technology and knowledge more than 1,000 ha of developable land.

Land Supply Options 53

® The artificial islands in the
Central Waters can provide
sizeable flat land at a strategic
location between Lantau and
Hong Kong Island for the
development of the ELM,
including a new town and
a Central Business District
(CBD), to improve the spatial
distribution of homes and jobs
in Hong Kong.

® The construction of new
connecting transport
infrastructure also offers
an opportunity to enhance
transport connectivity
between the urban areas,
Lantau and the western
NT, including constructing
the Northwest NT - Lantau
- Metropolis Corridor as
proposed in the “Hong
Kong 2030+” study. It also
provides an  alternative
transport link to the Hong
Kong International Airport.
In addition, it will strengthen
transport connections from
the established CBD to the
Pearl River Delta east and
west, bringing significant
social and economic benefits
to the whole society.

® The development of the ELM
together with the other near-
shore reclamations along
the northern coast of Lantau
Island is therefore of strategic
importance to the future
development of Hong Kong
as set out in the “Sustainable
Lantau Blueprint”.

@ Inaddition, some suggest that
the possibility of constructing
artificial islands in the south
of the Central Waters, in
particular  the  southern
water of Cheung Chau,
can be considered. The
Government plans to explore
such possibility in the study
on Central Waters artificial

island.
J




o Costs of

Developme

The cost of reclamation largely depends on
the depth of water and area of development
of the proposed site. Other costs include
supporting infrastructural facilities (external
connecting roads, water supply, sewage,
flood control facilities, etc.); external
transport infrastructure (in particular for
artificial islands); compensation (including
special allowances related to fishermen
and marine fish farmers); and the expenses
involved in relocating any existing facilities.

Reclamation projects usually require
substantial capital investments.  Past
experience, however, shows that near-
shore reclamation is a relatively cost-
effective land supply option, in particular
at those sites which are close to existing
transport network and can enjoy the
benefits of shared use of supporting
infrastructure (such as water supply and
sewage facilities) already in place in nearby
developed areas.

Regarding artificial islands, since they are
constructed in the Central Waters without
any transport or infrastructural facilities,
relatively heavier investments will be
required.  Nevertheless, the proposed
artificial islands in the Central Waters can
bring enormous socio-economic benefits
to the whole community. The 1,000 ha
reclaimed land can be used to build a
new town and a CBD. The external
transport facilities built in connection with
this development can also strengthen the
transport network connection between
western NT, Lantau and the urban areas.

o ® Based on the results
of technical studies,
the development cost
of reclamation and
infrastructure facilities
for the five near-shore
projects is estimated
to be approximately
$15,000 to $25,000 per
square meter, based
on price levels as at
September 2017.

For the artificial islands in the
Central Waters, where large-
scale external transport
infrastructure facilities are
likely to be required, the
estimated development cost
will be above the high end
of the budget for near-shore

reclamation projects. /

Reclamation may affect the marine ecology,
fishery resources, port operations, sea
transport and road transport in the vicinity.
Hence, it is necessary to fully consider the
above factors, conduct detailed technical
studies and consult relevant stakeholders
when drawing up the reclamation plan, and
adopt appropriate measures to avoid or
mitigate these effects.

Uncertainties

During the reclamation period, fine particles
and sediments from seabed released from
or stirred up during offshore construction
work will affect water quality.  The
Government adopts the most advanced
and environmentally friendly reclamation
methods for reclamation work where
feasible and practicable, such as non-
dredged seawall design, and will actively
explore the setup of “eco-shoreline”.

o ® The “eco-shoreline” concept
uses the waterways or
artificial shorelines to plant
mangroves, build  mud
flats and create artificial
wetlands, so as to enhance
bio-diversity in the waters
nearby. It can provide a
natural environment along
the shorelines for the public
to enjoy.

® The Government will also
study appropriate locations
for laying artificial reefs, in
order to enhance biological
habitats in the sea and boost
fishery resources. J

Inevitably, some fishery activities and
operations near reclamation sites may be
limited or constrained by the construction
work. For engineering design and
environmental impact assessment
stages in the future, the Government will
optimise design and construction options,
and propose appropriate mitigation and
compensation measures, to lessen the
impact that may arise from reclamation
on fish culture areas and fishery industries
nearby.

The  Government has  conducted
Strategic Environmental Assessments
and Cumulative Environmental Impact
Assessments for selected reclamation
sites, and looked into possible mitigating
measures. Among them, the bio-sensitivity
of the Central Waters is lower than that of
other nearby waters, rendering it more
suitable for large-scale reclamation
development. However, reclaiming land in
the Central Waters could potentially impact



the water quality, bio-sensitive receptors
and fisheries nearby; these include coral
groups, the Dibamus bogadeki lizard, the
white-bellied sea eagle, finless porpoises
and fish culture zones. The connecting
transport infrastructure such as bridges
and tunnels may also impact water flow
and quality. The coastline of Kau Yi Chau
is a growing site for coral reefs. During
the development period, consideration can
be given to relocating the coral reefs to
other appropriate locations as a mitigation
measure to compensate for the loss of coral
communities.

Reclamation projects take a long lead
time from initial planning to realisation.
To reclaim a sizeable piece of land, it is
necessary to carry out feasibility, planning
and engineering studies that involve

several rounds of public engagement.
Coupled with other statutory and necessary
procedures, and the detailed design and
construction work, the process would
normally take adecade ormore tocomplete.

The Siu Ho Wan reclamation is expected to
provide developable land of about 60 to
80 ha for residential and education facilities.

‘ Key Points

1. Reclamation has long been an important source of
land supply. Among the nine existing new towns in
Hong Kong, six of them, namely Tsuen Wan, Sha Tin,
Tuen Mun, Tai Po, Tseung Kwan O and Tung Chung,
were largely built largely on reclaimed land. However,
large-scale reclamation has virtually come to a halt for
more than 10 years, leading to the land shortage today.

Reclamation can generate a large piece of new land
for comprehensive planning of a new community, to
better meet the daily needs of Hong Kong citizens.
Reclamation can also provide space for relocating
special industrial or other facilities that have to be
moved away from downtown areas; this will in turn
release land in urban areas for other purposes.

Unlike other land supply options, reclamation does
not have a major impact on existing land uses and
generally does not require private land resumption
or household resettlements. In addition, the new
reclamation methods can minimise the impact on
water quality and ecology nearby.

To carry out a reclamation project, it is necessary to
conduct feasibility and planning studies, as well as
going through other statutory procedures. The entire
process normally takes a decade or more to complete.
The studies should also take into consideration the
impact on the marine ecosystem so that suitable
measures can be taken to meet the requirements of
relevant statutory procedures.
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¢ Underground

Space Development

Hong Kong has been using underground
space for commercial purpose and
provision of community and transport
facilities for many years. Most existing
use of underground space for development
purposes is related to individual projects
such as basement car parks, shopping
arcades, subways, railway stations and
tunnels. A holistic planning strategy from
a macro and multi-level perspective,
including the consideration of underground
space creation and connection, is currently
lacking in the long term.

Good underground planning and effective
use of underground space can enhance
the connectivity with the surroundings,
improve the urban environment at ground
level, create space for different commercial
and public facilities, and optimise the
development potential of scarce land
resources in the long term.

Benefits of

Development

Moving suitable activities

to underground space

can release valuable

above-ground resources.

Where there is shortage of surface land, rock
caverns can provide space to accommodate
suitable facilities, including some for which it
is difficult to find suitable surface sites, such
as maintenance depots, sewage treatment
works and columbaria. Other facilities that
can benefit from the stable and secure
underground environment can also be set up,
such as archives, warehousing, laboratories
and data centres, reducing the amount of land
required for them as a resullt.

In addition, there is potential for integrating
underground quarrying with the development
of a cavern land bank. With proper planning
and design of underground quarries, usable
cavern space can be formed to accommodate
a variety of public or private sector facilities.

Underground space development can
enhance connectivity and improve the above-
ground pedestrian environment in congested
districts through the formation of underground
linkage networks. For instance, public parks
and recreational spaces close to MTR stations
in urban areas would offer the opportunity to
develop the shallow underground spaces
beneath them and connect them directly
to transport and other facilities. In this way,
additional walking space could be created,
enhancing connectivity between different
areas and helping to alleviate road congestion.

Where public acceptance and individual
site situations permit, underground space
development can also create additional
space to accommodate suitable community,
cultural and recreational facilities; provide
covered public space where at-grade space
is lacking; and offer space for retail and other
commercial activities as well as space for other
uses, complementing or even enhancing the

‘ Land Supply Options 57

® The Civil Engineering and
Department
(CEDD)hasjoinedforces with
the PlanD to commission a
“Pilot Study on Underground
Development in
Selected Strategic Urban
Areas — Feasibility Study”
Fourstrategicurbanareas,
namely Tsim Sha Tsui West,
Causeway Bay, Happy Valley
Chai,
have been selected for further
study. The project aims at
evaluating the overall merits
of developing underground
spacesandidentifyingthe key
issues involved; formulating
Underground Master Plans
for these areas; and drawing
conceptual

Development

Space

and Admiralty/Wan

up suitable
schemes.

J

existing urban context.

® Overseasexperienceshows
that cavern development
can be successfully
extended to a variety of uses
such as (i) community and
recreational facilities (e.g.
sports centres, swimming
complexes); (ii) storage
facilities (archives, food/
wine cellars, oil and gas
storage); (iii)commercial
and industrial facilities
(data centres, logistics/
warehouses, maintenance
depots); and (iv) special
facilities  (columbaria,
testing laboratories).




¢ Costs of Development

The development cost of individual
cavern projects may vary, depending on
a host of factors including topographical
and geotechnical conditions, and
environmental considerations of the
specific site. If the geotechnical conditions
of the site are more complicated with
greater environmental limitations,
construction cost may be higher to allow
for strengthening works and environmental
mitigation measures. In addition, the
height, size and structural layout of rock
caverns will depend on the facilities moving
into them. This will have direct implication
on the structure of the cavern and tunnels,
as well as the construction cost of the
facilities and building services equipment
within the caverns.

Compared with other land development
options, cavern development is probably
the most expensive in terms of per square
metre cost (can be a few times higher than
the cost of near-shore reclamation).

0 @ Take the relocation of Sha Tin
Sewage Treatment Works as
an example, the development
cost of the cavern as well
as associated infrastructure
cost is estimated to be about
HK$208,000 per square metre.

@ Considering cavem engineering
work alone, the development
cost is approximately HK$77,000
per square metre (assuming a
cavern height ranging from 15

to 25 metres.) J

The development cost for underground
space is generally high as well. Besides,
compared with above-ground structures
and facilities, the operation, management
and maintenance costs of underground
structures and facilities are bound to be
higher.

Various technical and implementation
issues need to be resolved for underground
space development, such as fire safety,
land ownership and town planning issues,
interfaces with existing underground uses
(for example, railway stations), impact
on above-ground facilities, and the high
development cost.









NTN is one of the two “Strategic Growth Areas
beyond 2030” proposed under the “Hong Kong
2030+” study. The “Preliminary Feasibility Study on
Developing the New Territories North” put forward
three areas with development potential, namely the
San Tin/Lok Ma Chau development node, Man Kam
To logistics corridor and the NTN new town which
includes Hung Lung Hang, Heung Yuen Wai, Ping
Che, Ta Kwu Ling and Queen’s Hill. These areas can
provide a total developable area of around 720 ha; this
can accommodate a population of 255,000 or 350,000
and provide over 210,000 employment opportunities.
As the NTN development is still at a conceptual stage,
it was not included in the land supply estimate of
3,600 ha under “Hong Kong 2030+”.

NDA Projects can help resolve brownfields
issues in a more cost-efficient manner, providing
an opportunity to consolidate brownfield
operations. Forexample, three development projects
in KTN/FLN, HSK and Yuen Long South together
cover 340 ha of brownfield sites. Another 200 ha of
brownfield sites can be released through the
development of NTN.

e Costs of Development

For the NDA Projects that involve developing
existing land, a substantial amount of time and cost
will be required for land resumption, compensation,
replacement and site formation, which may require
decontamination works. A large number of transport,
infrastructure and community facilities will also
be needed. The Tung Chung project will require
reclamation to create new land.

Apart from brownfield operators, NDA Projects
that involve the development of existing land will
also inevitably affect the existing users of the land
concerned, including residents, farmers and business
operators. Some of the existing houses and facilities
may have to be demolished, which will affect residents’
daily lives and their original community bonding. It is
expected that three development projects in KTN/FLN,
HSK and Yuen Long South will together affect around
3,600 households.

e Challenges and Uncertainties

Large-scale comprehensive planning involves
detailed planning and engineering studies, as well
as multiple-stage community engagement. For NDA
Projects that involve development of existing land,
the entire planning and development process, from
the study stage to the first population intake, usually
takes atleast 15 years. As such, they can only provide
land in the medium to long term.

In addition, most of the existing land in the NDA
Project areas is privately owned, including the
collectively-owned land by Tso/Tong. Even if there
is authority under relevant legislations to resume the
private land for development of public purpose, the
resumption process will be lengthy, and large-scale
clearance will be involved.

o ® Take KTN/FLN NDAs as an example,

the affected area within the development
areas totals around 320 ha, among which
182 ha is private land, involving around
1,500 households, 50 ha of which is
brownfield land, and 28 ha is farmland.

® For HSK NDA, the total affected area
amountstoaround441 ha, includingsome
324 ha of private land; the main affected
occupants are estimated to be over 300
brownfield operators, 1,600 households
and farmers of 7 ha of farmland, as well
as the users of the low-rise industrial
buildings in Kiu Tau Wai. /

Besides brownfield operators, the development
projects will affect a number of residents, farmers
and business operators. Some of those affected by
the clearance process will request “no relocation,
no demolition” or will ask for a decanting site for
resettlement purpose. Some affected persons,
who may be dissatisfied with the existing or special
compensation and rehousing arrangement, may hold
out for a better arrangement. As a result, more time
will be required for clearance and land resumption
process, which may have a direct bearing on the overall
implementation timetable.

For reclamation-based NDA Projects, large-scale
reclamation will raise concerns about environmental
conservation and fisheries issues.

‘ Key Points
1.

Since the 1970s, the Government has developed
nine new towns, providing a large amount of land for
comprehensive development. The Government strives
to continue pursuing NDA projects in Tung Chung, KTN/
FLN, HSK and Yuen Long South to ensure that a steady
and sizeable land supply can be provided in the medium
to long term.

NDA Projects that involve the conversion of existing land
can be used for higher-density development, optimising
the use of land resources, facilitating the rationalisation of
land use incompatibility issues in the rural NT (including
brownfield sites), and improving the rural environment.
For reclamation-based NDA Projects, the impact and
uncertainty of land resumption and relocation
arrangements can be minimised.

The entire planning and development process for NDA
Projects usually requires at last 15 years for the first
population intake.

Unlike reclamation, NDA Projects that involve developing
the existing land require land resumption, compensation,
rehousing and reprovisioning arrangements. A substantial
number of residents, farmers and business operators will
be affected, which necessitate a longer period of time for
the planning process.
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=Medium to Long Term Option-
Developing Two
Pilot Areas on the
Periphery of
Country Parks

Conceptual Option-

Developing More
Areas on the
Periphery of
Country Parks

Can the Land on the Periphery
of Country Parks be Developed

for the Provision of Public
Housing and Public Facilities?

There are currently a total of 24
country parks in Hong Kong,
covering about 40% of Hong Kong’s
total area. Most are located in remote
rural areas, with about 55% encompassing
water catchment areas, including natural
landscapes and natural habitats of ecological
value with steep slopes, woodlands and
valleys without much flat land. There is also
a lack of necessary infrastructure needed
for large-scale development such as roads,
water supply and drainage systems.

¢ Benefits of Development

Country parks, with social and ecological values,
are precious asset of Hong Kong as a city with good
liveability. In his 2017 Policy Address, the then Chief
Executive stated that, while increasing the total area
of ecological conservation sites and country parks and
enhancing their recreational and educational value,

the community should also consider
allocating a small portion of land on the
periphery of country parks with relatively
low ecological and public enjoyment value
for purposes other than real estate
development, such as public housing and

non-profit-making elderly homes.

o ® InMay 2017, the last-term Government
invited HKHS to undertake ecological
and technical studies on land on the
periphery of country parks. The purpose
is facilitate rational deliberations by
the community about the possibility
of allocating a small portion of land
on the periphery of the country parks
with relatively low ecological and public
enjoyment value for purposes other
than real estate development, such as
public housing and non-profit-making
elderly homes.

® The scope of studies would cover
two pilot areas in Tai Lam and Shui
Chuen O (each covering an area of
approximately 20 ha). These areas
are on the periphery of Tai Lam and
Ma On Shan Country Parks

respectively. J

The Government does not have a comprehensive
database on the ecological status of each and every
country park. There is also no precise information on
how much land in country parks has relatively low
public enjoyment value. As such, there is no estimate
of potentially developable land area or estimate of
housing units that could be built on their periphery.
Arithmetically (and purely for illustration purpose),
0.1% of the country park area would be equivalent to
over40 ha of land. Based on the estimated flat yield for
the Kwu Tung North and Fanling North NDAs, 0.1% of
country park area might yield some 7,500 flats.

Similar ideas were floated in 2015 when commentators
suggested releasing certain areas on the periphery of
the Tai Lam Country Park close to the Tai Lam Tunnel
toll plaza for housing development. It was said that
about 60 ha of platform area could be formed to provide
homes for about 90,000 residents. Hong Kong Housing
Society (HKHS) is conducting ecological and technical
studies on developing the periphery of country parks.
The studies will mainly look into the two pilot areas’
ecological, landscape and aesthetic value; recreational
and development potential; and the major technical
factors and constraints of developing public housing
and other public facilities thereon.



¢ Costs of Development™

Developing any part of the country parks for housing
purposes is not compatible with the existing uses of
country parks and is against the objectives of having
country parks in the first place. If the integrity of country
parks is affected, its ecological and public enjoyment
value may be undermined. If handled improperly,
irreversible changes will be made to the natural
ecology, landscape and recreational potential.

Regardless of the size of the proposed developmentsin
country parks, thereisaneedto carry outenvironmental
studies, including ecological assessments, for any
proposal to develop country parks as the starting
point to confirm if the site concerned is suitable
for development. |If there is a need to revise the
boundary of country parks, it must be subject to the
statutory procedures as stipulated in the Country
Parks Ordinance (Cap. 208) and Environmental
Impact Assessment Ordinance (Cap. 499), including
consulting the Country and Marine Parks Board and
the Advisory Council on the Environment and seeking
necessary consent from the Country and Marine Parks
Authority before implementation.

The corresponding site formation, infrastructure
and building works within country parks would be
subject to the endorsement of Environmental Impact
Assessments (EIAs) before commencement of
construction. Detailed ecological surveys covering
seasonal variations would be required as part of
the statutory EIAs so as to ascertain whether each
proposal is acceptable from nature conservation and
ecological perspectives. The whole ecological survey
might take at least 12 to 18 months (covering both
dry and wet seasons). In addition to the requirements
under the statutory EIA, any possible impact on the
existing recreation facilities and associated potential,
hence the public enjoyment value of the relevant sites,
should also be thoroughly assessed in support of the
proposal.

Development on the periphery of country parks, if
confirmed, would involve the costs of land formation
and providing infrastructural facilities such as roads,
drainage, sewage and flood control measures. The
proposed land use would also be subject to relevant
statutory procedure according to the Town Planning
Ordinance (Cap. 131).

o From the engineering perspective, in

considering the scope of country parks

for development, important considerations

include:

(a) the impact on existing infrastructure
(including sewerage, drainage, water
supply, and transport networks);

—~
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geotechnical concerns (including site
formation in hilly terrain and prevention
of natural terrain hazards);

—
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potential impact on existing water
catchments/diversion channels and
major above-ground or underground
utilities (such as underground water
tunnels and overhead transmission

lines). J

e Challenges and Uncertainties

Land resumption or the relocation of existing
households or facilities will normally not be necessary
when developing country park sites. However, before
the commencement of actual construction works such
as enhancement of infrastructure and site formation,
sufficient time would be required for the Government
to conduct comprehensive planning and engineering
feasibility studies; undertake several stages of public
engagement to solicit the views of stakeholders; and
make technical assessments including traffic and
visual impact assessments. In addition, time would be
needed to complete the necessary statutory and other
processes related to country parks, environmental
impact, town planning and infrastructure, as well
as funding applications to the LegCo. Even if the
development plan is confirmed, it will likely take no less
than 10 years for the planning and land development
processes. As such, this option can only be a source
of land supply in the long term.

The suggestion of developing the periphery of
country parks has triggered debates amongst
different stakeholders in the community. There have
been suggestions that the Government should first
use land with relatively low ecological and public
enjoyment value as a source of land supply. Some
have suggested a compensation mechanism to make
up for any loss of country park areas and facilities so
as to strike a right balance between development and
conservation. Meanwhile, some are opposed to any
form of development in country parks.

q Key Points
1.

Whether to develop the periphery of certain country
parks with low ecological and public enjoyment value
for public housing and other public uses will hinge on a
number of detailed studies and assessments on ecology,
environment, development feasibility and development
potential. At this stage, the community should discuss
whether or not developing part of the country park land
to increase land supply is an issue worth exploring and
what factors should be considered during the process.

In considering whether to change any part of the country
parks to serve as a possible source of land supply, the
community should prudently strike a balance between
the needs of development and conservation.

Even if developing part of the land of country parks
is eventually considered to be one of the acceptable
land supply options, relevant statutory requirements
must be fully complied with prior to proceeding with
development, including relevant legislations on
country parks, town planning, environmental impact
and infrastructure provisions. The Government will
also need to consult relevant committees and other
stakeholders. Hence, this can only be considered a
land supply option for the long term.
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Conceptual Option

Increasing
Development

Intensity of “Village

Type Development”

Zones

What is a “Village Typ

Development”?

At present, there are around 700
“Village Type Development” (“V”)
zones as stipulated in statutory
town plans. Among them are a total
of 642 recognised villages, mostly in the NT.

“V” zones, covering a total area of around 3,380 ha,
are primarily intended for development of small houses
by indigenous villagers. The development intensity of
“V” zones is by nature low. In drawing up “V” zones,
the authority will consider a range of planning factors,
including the existing villages and Village Environs
(VEs), the local topography, the existing settiement
pattern, site characteristics and the surrounding
environment, environmental constraints, as well
as the estimate of demand for small houses in the
coming 10 years. The boundaries of “V” zones may
not necessarily coincide with those of VEs.

Areas of “Village Type Development”
Zones by District Council
(as at end-November 2017)

District Total Area

(ha)

® The Small House Policy has been in

place since 1972. Under the Policy, in
general, amale indigenous villager aged
18 or above who is descended through
the male line from a resident in 1898 of
arecognised village in the NT may apply
to the authority for permission to build
for himself a small house on a suitable
site within his own village once during
his lifetime. Each building is restricted
to three storeys (8.23 metres (m)),
with a roofed-over area not exceeding
65.03 sq. m.

In general, the construction of small
houses is restricted to areas within the
"VE "delineated administratively, as well
as the “V” zones as stipulated in statutory
town plans, provided that the “V” zones
encircle or overlap with the VE. VE refers
to the area within a 300-foot radius from
the edge of the last Village Type House
built in the recognised village before the
introduction of the Small House Policy

Yuen Long District 1,236
North District 503
Tai Po District 448
Sai Kung District 349
Islands District 266
Tuen Mun District 226
Sha Tin District 219
Tsuen Wan District 96
Kwai Tsing District 20

Kwun Tong District 8

Southern District 6

Wong Tai Sin District 1

Total About 3,378

J

on 1 December 1972.




¢ Benefits of Developments

Whilethere are over900haofunleased and unallocated
Government land within “V” zones'?, a considerable
portion of the land involves gaps or passageways
between existing small houses, slopes and other
fragmented or irregular land parcels. Even if individual
land parcels are relatively more complete in shape, their
development potential may be limited by factors such
as topography, area and infrastructural constraints,
making it difficult to combine them with other types of
development or large-scale development. Therefore,
the land available for further development is limited.

There have been suggestions
that the Government should

optimise the land use in
“V” zones for housing

development, including allowing

“high-rise” small house
developments to increase

their development intensity.

® Costs of Developments

Increasing the development density of these land may
change the existing rural setting of indigenous villages.

For developing the land within “V” zones, major
costs would include site formation and supporting
infrastructural facilities (roads, water supply, sewage,
flood control measures, etc.).

® To facilitate better planning of village
developments and to cater for the
housing needs of the indigenous
villagers who do not own land, the
Government introduced the Village
Expansion Area (VEA) scheme
in 1981. Under this scheme, the
Government formed suitable sites on
government land or resumed private
land in accordance with village layout
plans for eligible villagers to apply for
Private Treaty Grants of government
land to build small houses. Over the
years, the Government developed
36 VEAs for the provision of around
2,000 small house sites, out of which
close to 1,800 small house grants were
executed. The VEA scheme has been
frozen since 1999, pending review of
the Small House Policy. /

Given the scattered and irregular parcels of land
within “V” zones, extensive land resumption and
clearance would be inevitable in order to realise
the full development potential of the area, involving
compensation and rehousing for eligible land owners
and households in the villages.

e Challenges and Uncertaint

Upzoning and transformation of “V” zones, if pursued,
would require detailed studies and assessments to
confirm all aspects of its feasibility. Coupled with
the necessary statutory processes of rezoning, road
gazettal and environmental impact assessment, the
proposed conversion of “V” zones would likely take at
least 10 years to complete. Any proposal on upzoning/
transformation of “V” zones to the extent of releasing
land for alternative uses should be considered in the
light of the result of Small House Policy Review.

There are views suggesting that the Government
should review the Small House Policy, having regard
to the prevailing circumstances of Hong Kong. The
existing Small House Policy has been in operation
for a long period of time. Any review will inevitably
involve complicated issues in areas such as the law,
environment, housing, land use planning and demand
for land, all of which require careful examination. Any
proposed change to the Small House Policy will likely
be a subject of intense debate and controversy that
will take time to resolve.

In addition, given that the Small House Policy is
currently subject to a judicial review, the Task Force
is of the view that it is not in a position to make any
public comment on issues that may prejudice the

Government’s handling of the case.

m Key Points

1.

Note:

12. Unleased and unallocated government land statistics compiled in 2012.

“V” zones are intended for indigenous villagers
to build small houses (restricted to three storeys
(8.23m)). The overall development intensity
is relatively low to reflect the rural setting of
indigenous villages. Changing the land use for
high density development would be subject to
certain constraints.

Amongst the unleased and unallocated
Government land within “V” zones, a considerable
portion of the land involves gaps or passageways
between existing small houses, slopes and other
fragmented or irregular land parcels, rendering
them unsuitable for large-scale development.

For redeveloping the land within “V” zones and
rezoning for higher-density housing or other
purposes, major costs would involve onsite
formation and supporting infrastructural facilities.
If relocating or re-establishment of recognised
villages is involved, there would be land
resumption, compensation and re-establishment
costs. It would also call into question whether a
similar amount of land is required for relocation
or re-establishing those villages, thus leading to
a zero-sum game in terms of land supply.

There have been suggestions that small
houses should be allowed to appropriately
raise their development intensity for higher-rise
development for better use of the same amount
of land, while taking into account the needs of
indigenous villagers.
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Conceptual Option
Topside
Development

of

Existing Transport
Infrastructure

Utilising the
Development
Potential of

Public

Utilities Sites

There are a number of large-scale
housing estates built above railway
stations or depots, or in their vicinity.
The Governmentis actively exploring with
the MTR Corporation Limited (MTRCL)
the development potential of the sites
along existing and future railway lines.
For example, the Government has
announced a residential development
above the MTRCL'’s Yau Tong Ventilation
Building, which can provide around 500
flats. The Government is also assessing
the viability of topside development over
railway depots such as Pat Heung and
Siu Ho Wan.

MTRCL's studies show that the Siu
Ho Wan Depot site could provide not
less than 14,000 housing units in the
medium to long term. Taking forward
this  development would require
reprovisioning of the existing railway
depot at the same location while ensuring
its normal and safe operation, including
the parking and maintenance of trains,
along with other supporting services, at

all times during and after the works. J

How can the Space and
Development Potential of

the Sites for Transport
Infrastructure and Public
Utilities be Better Utilised

Some members of the community
have suggested that the space and
development potential of transport
infrastructure, such as roads, railways
and railway maintenance depots; as well as
public utilities such as telephone exchanges
should be better utilised to increase land
supply. One suggestion is to undertake
topside residential development above
transport infrastructure® and public utilities.

There are in fact examples of topside housing
development above transport infrastructure in Hong
Kong. In general, however, the planning, design
and construction of transport infrastructure is taken
forward in parallel with topside housing development
to better integrate the functional uses of both
developments and miminise complicated interface
issues. There are precedents of building housing
over transport infrastructure after completion of the
transportinfrastructure, showing that the conceptis not
technically infeasible. Existing transport infrastructure
would however pose considerable constraints to
the planning, design and construction of topside
development. Topside development after completion
of transport infrastructure will therefore be more
complicated than cases involving comprehensive
planning in the initial stage. The impact of the
topside development on the transport infrastructure
underneath would also need to be carefully examined.

In terms of the sites for public utilities, the Government
will in general review whether there is a need to retain
the land for its original use in accordance with the
existing mechanism before the expiry of the land
leases. The Governmentwillalsoreview as appropriate
the development potential of individual sites, including
potential for topside development, in accordance with
the planning studies for that area. This is especially
the case if the site is larger or well-located.

® Telephone exchanges offer an example
of public utilities. Most of the sites for
telephone exchanges are relatively small,
with only two with over 4,000 square
metres and located in urban areas.

Note:

13. The potential locations suggestions put forward by some in the community include Pat Heung Maintenance Depot of the MTR Corporation
Limited, the water front area along the highway in Ma Liu Shui close to the Chinese University of Hong Kong, Yau Mau Tei Interchange, the
interchange at the south-east side of Mei Foo Sun Chuen, and the interchange between Mei Foo Sun Chuen and the container terminals.
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Conceptual Option

Reclaiming Part
of Plover Cove
Reservoir for New
Town Development

QU
W

o Developing a New Town
Plover Cove Reservoir?

Hong Kong currently has a total of 17
reservoirs, together covering a total
area of 2,400 ha. Among them, 16 are
located in country parks.

Located in Tai Mei Tuk

in Tai Po, Plover Cove
Reservoir (PCR) is Hong
Kong’s second largest
reservoir in terms of
storage capacity with an
area of about 1,200 ha,
which represents about
half of the total area
covered by all the
reservoirs and amounts to
about 2.8% of the total
area covered by country
parks.

The PCR, accounting for about 40% of Hong Kong's total
storage capacity, plays an important strategic role in the
water supply of Hong Kong. Its key functions include
collecting and storing rainwater, acting as a buffer or
transient storage for Dongjiang water, regulating water
supply to major water treatment works, and providing a
strategic reserve.

0 ® The purpose of the strategic reserve is to
cope with any unforeseeable water supply
crisis, such as damage to the Dongjiang
Water Supply System, or the occurrence of
extreme drought.

® Reservoirsin Hong Kong have a total storage
capacity of 586 million cubic metres (MCM),
which can meet four to six months’ water
consumption in Hong Kong. The High Island
Reservoir (storage capacity 281 MCM) and
the PCR (storage capacity 230 MCM) are the
two largest reservoirs, accounting for 87% of
Hong Kong’s total storage capacity. /

¢ Benefits of Development

There has been a suggestion to reclaim part
of the PCR for development of a “Plover
Cove New Town” (PCNT). The suggestion
involves reclaiming around 600 ha of land.

Itis suggested that 300,000 units could be built on the reclaimed land to house 0.8 to 1.2 million
people. The remaining area would be used for open space and water storage purposes.
The suggestion also involves building two more desalination plants with capacity similar to
the desalination plant in Tseung Kwan O, which is now at the planning stage.




® Costs of Develog |

The suggested development of PCNT will undermine
the stability and reliability of the water supply in Hong
Kong, causing the strategic reserve to drop from a level
of 4 to 6 months’ consumption to only 3 to 4 months’
consumption. This would affect the ability of Hong Kong
to cope with water supply crisis, such as damage to the

Dongjiang water supply system or the occurrence of

extreme drought.

Like most of the reservoirs in Hong Kong, the PCR
is located at areas of relatively high ecological and
conservation value within a country park. The PCNT
proposal may haveimpacts onthe environment, including
recognised sites of conservation and archaeological
interests, historic buildings, ecologically sensitive areas,
important habitats, as well as landscape and visual
settings.

The costs of developing the PCR would mainly involve
site formation works, necessary transport and other
infrastructure facilities, including water supply, sewage,
electricity supply and telecommunication facilities. Water
supply works and infrastructure would also be required
to compensate for the impact of reclamation of the
reservoir; for example, the construction of a desalination
plant, the reconfiguration of a substantial part of Hong
Kong’s water supply network, and necessary measures
to mitigate the impact on neighbouring country parks and
other environmental impacts.

The PCR is far from major transport networks, has
a dam of more than 10 metres high, and has poor
accessibility by land or sea. These would present
significant constraints on reclamation work. It is
estimated that the construction cost would be very high.

® Challenges and Unce 7

As the PCR falls within a country park area, the
suggestion to develop part of the PCR would also
be subject to a detailed Environmental Impact
Assessment.

The PCR is within the published water gathering
ground under the Waterworks Ordinance (Cap. 102).If
the suggestion is taken forward, the Water Authority
would need to alter the limits or areas on the relevant
maps of the gathering ground. For any major
development proposals involving country parks and
special area, the consent of the Country and Marine
Parks  Authority would be required prior to
implementation, in consultation with the Country and
Marine Parks Board and the Advisory Council on the
Environment. In case of reducing the area of a country
park, statutory procedures as stipulated in the Country
Parks Ordinance (Cap. 208) would have to be invoked.
Based on initial assessments, it would be a great
challenge for such a suggestion not to have an overall
adverse impact on the environment. Post-reclamation
development would also be subject to the rezoning
procedure according to the Town Planning Ordinance
(Cap. 131).

Reclaiming reservoir for development will reduce the
strategic reserve and total water storage capacity of
Hong Kong’s reservoirs. Hong Kong will have to use
other water sources, for example a desalinated plant
or additional intake of the Dongjiang water supply to
maintain the stability and reliability of its water supply.

0 ® |n exploring the use of desalinated water,
due considerations have to be given to,
amongst other things, the availability of a
seafront site to build desalination plants,
seawater quality atintake, ecologicalimpacts
atthe outfall, and the associated water supply
network and its operation mode.

® We also have to evaluate sustainability
issues in terms of the high usage of electricity
for the production of desalinated water and
its associated environmental impact, as well
as the security of the power supply.

@ The feasibility and extra cost of the option of
increasing the intake of Dongjiang water also
have to be dealt with care as Dongjiang water
resources are almost fully utilised. /

The suggestion to reclaim a part of the PCR for
development whilst keeping the remaining part of the
reservoir for water storage is against the Government’s
multi-barrier approach in protecting water resources.
Developing a new town of such scale in close proximity
to the reservoir zone will pose significant risks of pollution
to the water resource.

Even if the proposal to reclaim a part of the PCR
gains public support and is found to be feasible, it is
anticipated that the entire development process would
take more than 20 years to complete feasibility study,
planning and engineering study, public engagement
and other statutory procedures (including amending the
boundaries of reservoirs/country parks and planning
process). Therefore, such a suggestion can only be
considered as a very long-term land supply option.

% Key Points
1.

As the PCR falls within a country park area, the
considerations in connection with developing the
periphery of country parks as set out at pages 66-67
are also relevant to the suggestion of reclaiming a part
of the PCR to build the PCNT.

Reservoirs play an important strategic role in the water
supply of Hong Kong. The proposal to reclaim the PCR
would have a far-reaching impact on the stability of water
supply and the optimisation of water resources in the long
run. Before taking forward the option, operation of the
whole raw water supply system and the corresponding
mitigation measures should be assessed and considered
in a prudent manner.

Even if the option to develop PCNT gains support and
is found to be feasible, it is anticipated that the entire
development process would take more than two decades
to complete. Such a suggestion can only be considered
as a very long-term land supply option.
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