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FOREWORD

Hong Kong Academy of Engineering Sciences (HKAES) is an independent organisation of
Hong Kong’s most eminent engineers of various disciplines who are recognised leaders of the
profession with distinguished achievements in engineering sciences or applications.

The Academy was formed in 1994 by eight distinguished engineers under the leadership
of The Hon. Sir S.Y. Chung, GBM, FREng, JP, Professor Sir Charles Kao, FREng and Professor
Y.K. Cheung, FREng. It was formed in recognition of Hong Kong’s need to have its own
Academy after 1997, with strong support from the government and the Hong Kong Institution
of Engineers (HKIE), and was modelled after the Royal Academy of Engineering.

The Academy’s Fellowship is by invitation only and elected by peers annually. It currently has
a total of 72 Fellows. Fellows are distinguished by the title “Fellow of Hong Kong Academy
of Engineering Sciences” with the designatory letters “FHKEng”. Amongst the current Fellows,
there are one Nobel Laureate, 14 Fellows of the Royal Academy of Engineering (FREng), three
Fellows of the Royal Society (FRS), six Academicians of the Chinese Academy of Engineering
(CAE) and Chinese Academy of Sciences (CAS), five Fellows of the US National Academy
of Engineering, one Fellow of the French Academy of Engineering, 13 past presidents of the
HKIE, four Presidents of local universities and many distinguished award-winning leaders of
the profession.

The Academy aims to promote the advance of the science, art and practice of engineering
for the benefit of the public and is empowered to undertake activities that include policy
research, providing expert advice on engineering related matters to the government and other
bodies, organisation of high level distinguished lectures and discussion forums, promotion of
innovation and entrepreneurship among the young, and supporting education and research
projects.

Following the launch of the public engagement exercise in April 2018 by the Task Force on
Land Supply appointed by the Chief Executive of the HKSAR Government, the HKAES has
actively reviewed and deliberated on the Task Force’s consultation document. With input from
the HKAES Fellows, we have compiled a position paper to offer our views on the land supply
options and other land supply-related issues for consideration by the Task Force and the public
at large. We hope that this endeavour can help steer the discussion and understanding of the
public from various perspectives which will benefit our society.

I wish to acknowledge the concerted efforts and contributions of our Fellows, in particular the
support and invaluable discussions among members of the HKAES Task Force on Investigating
Land Supply in Hong Kong, in preparing and publishing this position paper.

Timothy W. Tong, Ph.D., FHKEng

President of the Hong Kong Academy of Engineering Sciences
August 2018
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1.1

1.2

1.3

1.4

1.5

Summary

Hong Kong is facing a pressing developable land shortage problem, which has created
a lot of socio-economic issues with significant and far-reaching implications for the

well-being of its people.

The long-standing imbalance in demand and supply for housing land has resulted in
prohibitively high residential property prices, worsening their affordability for the
general public. The average waiting time for public rental housing has lengthened to
5.1 years. The lack of economic land has led to very high business cost and office rental,
eroding Hong Kong’s competitiveness as an international trading and services hub in
East Asia. It is believed that the actual land shortfall could be much higher than the 1,200
hectare deficit stated in “Hong Kong 2030+ : Towards a Planning Vision and Strategy
Transcending 2030” (“Hong Kong 2030+”).

The crux of developable land shortage in Hong Kong is the slackened pace of land
development in the past decades. To address the many livelihood and developmental
issues plaguing Hong Kong, there is a compelling case to increase, as a matter of top

priority, both the scale and speed of land supply for the city.

In view of the multifarious views expressed by community stakeholders, we propose
adopting a people-first mindset and according higher priority to societal considerations,
putting the needs of the people ahead of those of the environment and the economy in
arriving at a balance point. Where an existing country park or conservation area has to
make way for development, we propose that the loss be compensated by creating new
preservation area(s) elsewhere and implementing such compensation mechanism under

a “conserve before develop” principle.

We propose that in parallel with the public engagement process, the Administration should
identify specific projects from the 18 options and kick-start the necessary technical studies
to address considerations under the three pillars of sustainable development for these
projects, so that those broadly supported by the community could be implemented

immediately after the engagement period.
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We propose that the Administration demonstrate its resolve to address the problem by
pledging performance targets with implementation timelines to increase and quicken
land supply, while joining forces with the Legislative Council (LegCo), District Councils
and statutory bodies involved in land supply to make collective commitments. The
Administration should also sustain the wider community’s support for the various land
supply measures through the use of big data technologies to capture, track and disseminate

statistics and projections relating to the supply and demand of land and housing.

We propose that the Administration work closely with the LegCo and other relevant
agencies to streamline the administrative and statutory procedures with a view to reducing
the lead time required to complete a development. By shortening the project delivery
cycle, options/projects now regarded as realizable in the medium term may become

achievable in the short term, thereby reducing the land shortfall from now up to 2026.

We propose that the Administration work closely with the LegCo to allocate funds for
conducting the investigations, feasibility studies, planning and engineering studies,
etc. required to take forward the various land supply options and projects. The various
investigations and studies may be sponsored by a number of funding sources other

than the Government.

Large-scale land developments are essential to ensure a steady and sizable supply of
land in the medium to long term. These developments must be based on comprehensive
planning which needs to take into account a large number of factors involving a multitude
rather than only one of the land supply options. Without proper planning, we propose
not discarding any of the 18 options shortlisted by the Task Force.

1.10 We propose that the 1,200 hectare (ha) land supply deficit as projected in “Hong Kong

2030+” be seen as the bare minimum, as the projection has not taken into account
many salient factors. There is urgency to set up a land reserve to provide the Government
with an effective tool to tackle any slippage or gap in land supply and/or address
any unforeseeable surge in demand. The costs of building a land reserve are minimal,

if any, when compared to the benefits involved.
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1.11 We propose distinguishing between generic options and specific projects, which are

collectively known as “land supply options” in the consultation document. The 18 options/

projects included in the document are certainly not exhaustive. We should keep an open

mind on additional options/projects that may be put forward by community stakeholders,

and all possibilities should be explored in a non-exclusive manner.

1.12 We propose immediately proceeding with feasibility studies for as many of the generic

options, with a view to identifying specific projects for planning and engineering studies.

Specific projects already commenced should be expedited while non-commenced projects

should be taken forward immediately with detailed assessments, planning and engineering

studies to generate development scheme scenarios and formulate the relevant engineering

design solutions for part or whole of the project area.

1.13 We need to assess realistically the implementation challenges of the land supply options/

projects, particularly the time required to make available formed sites for housing and other

developments. After assessing the implementation challenges involved, we propose that the

Administration pursue the following six options in the consultation document immediately

to address the land deficit problem:

Developing brownfield sites

Tapping into the private agricultural land reserve in the New Territories for development

under the Public-Private Partnership initiatives

Alternative uses of some of the sites under the Private Recreational Leases
Developing two pilot areas on the periphery of country parks

Near-shore reclamation outside Victoria Harbour

Developing the East Lantau Metropolis
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Acute Shortage of Developable Land

Hong Kong is facing a pressing developable land shortage problem, which has created
a lot of socio-economic issues with significant and far-reaching implications for the

well-being of its people.

The long-standing imbalance in demand and supply for housing land has resulted in
prohibitively high residential property prices, worsening their affordability for the general
public including the middle class. Hong Kong has been ranked for eight consecutive years by
an international survey as the least affordable city to buy a home. In 2017, an average Hong
Kong household needed to save about 19 years of income to afford an average-priced flat in
the territory. This ratio was four times that of Singapore and some 50% higher than that of

Sydney, the second-least affordable city in the survey.

The average waiting time for public rental housing has lengthened to 5.1 years, against
the backdrop of land supply shortage to meet the demand from some 153,000 applications.
Because of soaring housing rentals in the market, those on the waiting list have no choice
but to reside in cramped units with poor living environment. According to the latest
Long Term Housing Strategy (LTHS) progress report, there were an estimated 110,000
inadequately housed households in Hong Kong, including those living in temporary structures,

non-residential buildings and sub-divided units.

The consultation document has highlighted the acute shortage of land in the short-to-
medium term, i.e. up to 2026. Of the 1,200 ha deficit stated in “Hong Kong 2030+” covering
the next 30 years up to 2046, over two-thirds (815 ha) exist within the period from now up
to 2026, comprising deficits of 108 ha, 135 ha and 572 ha for residential uses, economic uses
and infrastructure and facilities respectively. As far as public housing is concerned, the
latest projection in the LTHS progress report indicates that the target public housing supply
for the coming ten years (i.e. 2018/19 to 2027/28) is 280,000 units. However, the sites identified
by the Government for such purpose could only provide about 237,000 units, falling short
of the target by 43,000 units.
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The lack of economic land has led to very high business cost and office rental, eroding
Hong Kong’s competitiveness as an international trading and services hub in East Asia.
Insufficient land for provision of infrastructural, communal and recreational facilities has
posed a hindrance to meet the city’s development needs and to enhance its environmental

sustainability and liveability.

The crux of developable land shortage in Hong Kong is the slackened pace of land
development in the past decades. Compared to the period from 1985 to 2000, the amount
of land reclaimed in the period from 2001 to 2015 has plummeted by 80%. No new town
was completed since 2000, while about 10 new towns were completed in the 1970s, 1980s
and 1990s.

It is believed that the actual land shortfall could be much higher than the 1,200 ha deficit
stated in “Hong Kong 2030+”. To address the many livelihood and developmental issues
plaguing Hong Kong, there is a compelling case to increase, as a matter of top priority,

both the scale and speed of land supply for the city.
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Balance between Sustainable Development Goals

The primary goal of sustainable development in the context of Hong Kong is to strike
abalance between the needs of the environment, society and economy in order to maintain

a quality standard of life for both present and future generations.

Different people and organizations in the community naturally will make different choices on
the options based on their beliefs, dispositions, needs and interests. Their different choices
reflect the different weightings they attach to the importance of environmental, societal
and economic considerations. Simply put, they have different balance points when seeking
trade-offs among the three domains. For example, conservation groups generally advocate
developing brownfield sites first before opening up the green sites at country parks or
pursuing near-shore reclamation, while the general public might advocate relocation of

extensive tracts of land under the Private Recreational Leases (PRL) for mass housing.

With a lengthening queue for public rental housing and very high property prices/rentals
in Hong Kong, we propose adopting a people-first mindset to help those suffering from
such social phenomena. In handling the different choices expressed by different community
stakeholders, the community should accord higher priority to societal considerations,
putting the needs of the people ahead of those of the environment and the economy in

arriving at a balance point.

This means that if an option can increase public housing supply substantially to help
inadequately housed households, it should be pursued even though it may involve slight

sacrifices on the environmental and economic fronts.
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This also means that when confronted with a choice between developing areas on the
fringe of a country park with low ecological value and relocation of a traditional village,
the former should take precedence because decantation of existing homes and businesses
is required to pursue the latter. Likewise, we should go ahead with the development of
brownfield sites for public housing, despite the fact that the business of existing open
storage operators would be affected, e.g. those in Wang Chau. Relocation of the open
storage operations to multi-storey buildings at designated locations has the merits of

more economic use of resources while releasing land for housing.

It has been suggested that any loss of existing country park or conservation area to
make way for development should be compensated by creating new preservation area(s)
elsewhere. In striking a balance between development and conservation, we propose to
implement such compensation mechanism under a “conserve before develop” principle.
This means that designating and maintaining area(s) of high ecological and landscape value
as new country park(s) should be pursued before developing an existing country park area
of low ecological and public enjoyment value for housing and other uses. This will send a
clear message to the public that there would be no net reduction in the total area of country

parks in Hong Kong at any one time.

The on-going public engagement activities do not preclude the Administration from taking
proactive actions to address considerations under the three pillars of sustainable development
for the various options in the consultation document. We propose that the Administration
should concurrently identify specific projects from the 18 options and kick-start the
necessary technical studies for these projects, so that those broadly supported by the

community could be implemented immediately after the engagement period.
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Demonstration of Resolve by the Government

Given the diverse needs and interests of individuals and organizations in society, it is
impossible for the on-going public engagement exercise to result in unanimous support
for a land supply option or project. At the end of the day, the Administration will have to
move forward, on the basis of a package of recommendations made by the Task Force in
the light of any mainstream views and/or broad consensuses emerging from the engagement
activities. We propose that the Administration should demonstrate its resolve to tackle the
land shortage problem head-on by pledging concrete actions with a clear implementation
roadmap including timelines. As an accountability arrangement, specific and measurable
performance targets should be set for senior officials in the responsible bureaux/departments

to motivate them to deliver the results required despite all the anticipated practical difficulties.

In the wider context, we propose that the Administration should seek to join forces with
the LegCo, District Councils and statutory bodies involved in land supply in Hong Kong to
form a united front to address the problem. These organizations would be expected to work
together to make collective pledges on the common grounds they share as well as the extra
miles they are prepared to go, including through formulation and execution of joint declarations

and memoranda of understanding for announcement in the public arena.

Practically, a land supply option attracting a critical mass of community support may still
be opposed by certain stakeholders whose interests are directly affected by the option.
While identifying and implementing practical measures to address the concerns of these
stakeholders, the Administration should also endeavour to sustain the wider community’s
support through appropriate communication plans, including through the use of big data
technologies to capture, track and disseminate statistics and projections relating to the

supply and demand of land and housing.
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Streamlining the Land Production Process

To make up for the land supply shortfall, we propose that the Administration should work
with the LegCo and other relevant agencies to streamline the administrative and statutory
procedures including the associated regulatory standards and practices with a view to
reducing the lead time required to complete a development. By shortening the project
delivery cycle, options/projects now regarded as realizable in the medium term may

become achievable in the short term, thereby reducing the land shortfall up to 2026.

Land development process takes a long time. A typical potential project has to go through
public engagement, planning and engineering studies, statutory procedures, detailed
design, funding approval processes and other procedures on road works, land resumption
and clearance, reprovisioning of affected existing facilities (if any) before construction
works can commence. Worse still, public consultation needs to be carried out in many
if not all of these stages of planning. Given the political climate of the day, each stage
could become politicized in the public arena, causing considerable delay to the development
process. We propose that the Administration should review the whole land development
process and pursue a critical-path method, with a view to fast-tracking the various

procedural steps involved and reducing the overall duration required.

Taking planning as an example, we could review whether there is scope to combine
planning, engineering feasibility and detailed design studies as a one-stage study,
under which only one-step technical assessments will be required. For instance, preliminary
environmental review at the planning stage may not be required as the Environmental
Impact Assessment (EIA) is undertaken at the engineering feasibility stage. Compressing
the study process could also streamline the procedure of seeking funding approval from
LegCo. Enhanced mechanism should also be built in to improve public engagement in planning
studies and shorten the prolonged public consultation exercise, improve inter-departmental
co-ordination to resolve issues among departments in an efficient manner, and adopt parallel
processing arrangement as far as possible such as commencing rezoning procedure together

with road works gazettal where road closure is required.

5.1

5.2

5.3

L A 4 ot i

o ok b 3t e B R SR R UM B ST ke S H A A B R AT B R B Y 0 B
R R % 4 o R X o W UD A R o0 1 — 0 L H 9T 7 G R o 9 A A 9 H 0 S8 K
I > — LB R Ky v 300 06 SR I H W W AR e e R o R AT IR R BAE B 22026 4R 1 1
b3t B 4 Bk o

TR FRRE > — RS o —WH /RO AR - BE - TR - R
P~ REAIRLET ~ BEIGR IR P > DLURCHA B A 8 B AR ~ ot RO I - BB R BN
%o HEETREA MM o fOLEHENE > ERZEERMBE - HHEET A R - 25
H A BUR R - A — (P BoE 2 A AL B 1 # T LU R BUR L - Ut iR e A RE
Y JE R o R A il O AT M ke vk ) - B B SRR O o S — A BR BERAE  DADINE B A
FF L A T R A A R T 7 1) R R o

BIE > BATR DU R A 2 A~ TR AT PEOESE ~ Bk AN w2y I — Y B
WWFSE [R5 BT — YOR B ST R Pl > 51 0 450 30 B B vl RE S 5 HE 47 90 25 O BR B
fii > PR AE TR AT AT PR BT 55 i B o 2 ME AT SR R BT I 1 A P JRR A 0 vl A BA Ak 1)
SEAEE R RE AR o BUAh o AN RZ B R A AR U R AT 1Y 20 A 2 BRI B A A A 0
Al b B R[] 5 AL AR P 2 T A o DA S A RO M R R 1 2 TR Y TR 5 DL R A 7 T RE
DUT > P — LR Fp [R5 AT 9 0 BT R0 38 - b o 1 R e BEL [R5 2 P 08 B T A T 9
e TRE TR YR e [R] A 4 AT

21



[
-
.1
-
e

]I III

5.4 There may be scope for the Government to comprehensively review the relevant
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legislation(s) to facilitate the building up of land reserve efficiently and integrating our
social, environmental and economic goals in the long term. For reference, the Planning
Act 2008 of UK introduced a new planning system for approving nationally significant
infrastructure projects (NSIPs) to replace the old separated but overlapping regimes. The
government’s objective is to streamline the decisions, avoid lengthy public debate and give
greater certainty to scheme developers. Subsequent changes were made to the Act in 2010s.
The NSIPs are large-scale developments such as harbours, airports, roads, railways, power
stations and electricity transmission lines. Under the Act, the procedures of examining
applications (by the Planning Inspectorate) and granting development consent (by the
Secretary of State) for the NSIPs are simplified and streamlined, thus speeding up the

whole process of delivering infrastructures.

5.4 BURINA 22 R A v b R O O S R R o (R ST b R O AR B A ORI > RiE
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Committing Resources to Land Production

With an unprecedented bumper surplus, the Government has strong capacity to channel
more financial resources into land production. We propose that the Administration
should seek to reach consensus with the LegCo to allocate funds for conducting the
investigations, feasibility studies, planning and engineering studies, etc. required to
take forward the various land supply options and projects. To streamline the process and
to allow room for trade-offs, a portfolio approach in lieu of a case-by-case approach
should be adopted to secure the necessary funding approvals. As it would entail a lengthy
process to create posts and recruit talents within the Government to carry out these
investigations and studies, out-sourcing arrangements should be pursued as far as
practicable to tap the expertise and resources readily available from professionals and

consultants in the private sector.

The various investigations and studies may be sponsored by a number of funding
sources other than the Government. Statutory bodies and public organizations such
as Hong Kong Housing Society, Hong Kong Housing Authority, Mass Transit Railway
Corporation and The Hong Kong Council of Social Service can complement the Government’s
efforts in conducting feasibility studies and preliminary assessments on the various land

supply options.
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The Need for Proper Planning

Increasing land supply needs to be supported by proper planning. For example, releasing
development potential of agricultural land is one of the sources of land supply, but it would
not work without proper planning. Piecemeal redevelopment on agricultural land with no
support of comprehensive planning and infrastructure would result in sporadic high-rise
housing all over the countryside, which is highly undesirable. As a long term land supply
arrangement, more New Development Areas (NDAs)/New Towns should be planned to put

our precious land resources into more beneficial and optimal uses.

All land-based or reclamation-based options encompassing government and/or private land
should best be planning-driven with all the relevant planning considerations well thought
out in a comprehensive manner, as well as supported by various technical assessments
covering the environment, transport, drainage, sewerage, water supply and air ventilation
aspects to address the potential impacts arising from developments and to ensure the

cost-effectiveness of the solutions.

The options in the consultation document are not mutually exclusive. Sometimes an
area identified for large-scale development may involve a number of land supply options.
For example, generation of more NDAs in the New Territories (NT) are likely to require
tapping into private agricultural land reserve, near-shore reclamation and/or brownfield

sites. Two site-specific illustrative examples are as follows:

a) A joint venture comprising four developers participated in the reclamation, formation
and construction of a 56 ha-site in the Sha Tin New Town after a tender exercise. Upon
completion, more than half of the land was passed to the Government for public housing
and infrastructure development, while the rest was retained by the developers to develop

into a private housing estate now known as City One Shatin.

b) The development of the Tin Shui Wai (TSW) New Town involved public-private partnershi
in forming 430 ha of land by reclamation of low-lying areas south of Deep Bay in
1980s. An agreement was signed between the Government and a sole developer (owner of
TSW land) and upon completion of site formation, the Government handed back a
piece of 38 ha land to the developer for private housing and commercial development,

i.e. Kingswood Villas.
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7.4 Large-scale land developments are essential to ensure a steady and sizable supply of land
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in the medium to long term. These developments must be based on comprehensive
planning which needs to take into account a large number of factors involving a multitude
rather than only one of land supply options. Without proper planning, we propose not
discarding any of the 18 options shortlisted by the Task Force. Nor should we focus
our attention on any recommended shortlist of options, pending completion of the public

engagement exercise and the post-consultation evaluation by the Task Force.

In the final analysis, an existing option that is regarded as impracticable may become a
feasible option if regenerated in a modified form. For example, while the idea of reclaiming
part of Plover Cove Reservoir for new town development sounds repugnant to some people,
it will be a different ball game if reclamation is replaced by topside development. The
feasibility of decking part of the reservoir for residential use has to be subject to proper
planning and engineering studies to identify the new transport networks and other
infrastructural facilities required for the various development scenarios, as well as the
technologies and measures required to mitigate the environmental impacts on the

surrounding country parks as well as the water quality of the reservoir.
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Importance of Land Reserve

The actual land shortfall is very likely to be much higher than 1,200 ha estimated by the
Planning Department, noting the possibly understated demand forecast assumptions
adopted in “Hong Kong 2030+” and the uncertainties surrounding the committed or
planned land supply. We propose that the 1,200 ha threshold be seen as the bare minimum,
as the projection has not taken into account many salient factors such as public aspirations
for improvement in average living space per person, faster-than-expected growth in the
demand for healthcare and welfare services arising from an ageing population, need to
speed up urban renewal to arrest urban decay, additional land demand generated by latest
policy developments (e.g. increase in demand for elderly service facilities under the Elderly
Services Programme Plan), the need to increase the supply of office, retail and hotel spaces to
sustain Hong Kong’s competitiveness as a business - and tourist-friendly cosmopolitan city,
and the yet-to-be-ascertained land demand for some industries and emerging uses (e.g.
convention and exhibition facilities, creative, cultural and recycling industries). In any case,
land supply over and above the 1,200 ha threshold would serve as a useful buffer to cater

for unforeseeable needs and circumstances.

The lack of a land reserve has prevented the Administration to increase land supply
readily to meet the housing and other development needs of Hong Kong in the past decade.
Such a reserve, if available, will provide an effective tool for the Government to tackle any

slippage or gap in land supply and/or address any unforeseeable surge in demand.

Some people have questioned the validity of population growth assumptions used by the
Administration to project land requirements, arguing that the additional land shortfall has
been over-estimated. In fact, the surplus in land supply as a result of any over-estimation
of land requirement can be set aside as a reserve to cope with the changes in market or
social environment. The costs of building a land reserve are minimal, if any, when

compared to the benefits involved.

Land reserves can take different forms, notably (i) those having undergone feasibility
studies; (ii) those having undergone planning and engineering studies and therefore in
readiness for construction works; and (iii) those formed sites under temporary uses while

awaiting identification of permanent usage.
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9.2

9.3

9.4

9.5
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Need to Distinguish between Generic Options and Specific Projects

We propose distinguishing between generic options and specific projects, which are
collectively known as “land supply options” in the consultation document. A specific
project sets it apart from a generic option by having a specific geographical location,
a well-defined boundary and/or calculable site area as well as having undergone certain

feasibility studies or assessments.

It should be noted that some generic options listed in the consultation document comprise
certain potential projects. For example, in respect of the option of alternative uses of sites
under PRL, the consultation document has included full and partial development of the
Fanling Golf Course as two potential projects to illustrate their possible contributions to

housing supply and job creation.

The 18 options/projects included for the engagement exercise are certainly not exhaustive.
We should keep an open mind on additional options/projects that may be put forward
by community stakeholders, and all possibilities should be explored in a non-exclusive
manner. At the end of the consultation period, the Task Force should have the discretion to
expand the list of options/projects to include those additional ones assessed as having good

potential to increase land supply.

Guided by the conceptual framework in paragraphs 9.1 to 9.3 above, we have set out at

Annex a list of generic options plus a list of specific projects, including additional options

and projects not already mentioned in the consultation document.

Specific projects already commenced should be expedited while non-commenced ones
should be taken forward with detailed assessments or planning and engineering studies
to generate development scheme scenarios and formulate the relevant engineering design
solutions for part or whole of the project area. Following this logic, we should waste no
time in embarking on the detailed assessments/studies for five shortlisted potential
reclamation sites at Lung Kwu Tan, Siu Ho Wan, Sunny Bay, Tsing Yi Southwest and
Ma Liu Shui, as well as around 540 ha of identified brownfield sites at Kwu Tung North/
Fanling North NDA, Hung Shui Kiu NDA, Yuen Long South and NT North.

9.1

9.2

9.3

9.4

9.5

FRITEAMSEEREEEH

B K SCE R — BRI Ay [ SR IR | 9 TE H 23 2 T B M B i 2 H
RS I E S8 0H > SR THH ORI C A BEE 7 B W5 0 5 AR/ s0n] 55 19 b i A
LR SE I T — 5 B AT AT PR % sl Al -

#8737 R R SR A JE R A IR NS LA TRV IE R i - Sl SOPRAE
[ 1) P RL N 22 5 35 3t B2 460 I St/ b P i | AR (B8 T - 2 A1 ot v 0 SR B 1) 4 0 8 i I
w5 TS J AR A VR LA TR o S R A T T B R A B S e R R -

SN RS BLG B B e A 18R B/ H o MBS FESG BT A W RE Y - M B
N B RSN TE /T B R B CRR L - T A T REE N TE R - HRZH DL Y
REPOIEAT AR AT o R LA e R - HR/MIEZ A RER LR E ]l g EIE/ JHE > &
AT B A ELA AT 25 A TR i - A R Y8R 0

Iy >

>

)

MR B, 1 29 3B AR RIS, > AN 7E Wbk 51 i 2 7 A8 H > DL —SBE5 2 TEE >
A — LR G Rl SO IR 1R R T LA H

A% B J 19 15 52 JH H b ZEINAEST » BHRORBA IV H > JRIERZ B R AT RE A AT AL ~ S
FTREBTIT - LAGE ) E 2 M8 5% A X gl 6 18] o A 3 o [t ol 7 A Bl 1) TR T T 4%
A (R R o B MERZ L RIE RESCHE ~ /MBS ~ RIR ~ 75 AVY g 11 % S R K S T 2 B
I B AV EDEAT O TR 4t > DURAE IR AL A AL b g e I - BORRE RS R IR - ST R
L At AL 54023 PR b JE& BH 40 09 P Al Je b ot o

33



i_ s ;?H""ﬁ}:h:

9.6

9.7

9.8

9.9

34

While it is easier to gauge the extent of community support for a specific project, the many
“unknowns” of a generic option make it difficult for an opinion survey respondent to say
“yes” or “no” to it. Even if such survey were to be conducted, the reliability of the survey

results would be subject to a relatively low confidence level.

Only after a feasibility study can we ascertain the viability of turning a generic option into
specific projects with a capacity to generate substantial amount of additional land within
a reasonable period of time. Where certain stumbling blocks to an option are identified
from a feasibility study, efforts should be made to circumvent the obstacles by replacing the

option with its variant, rather than dropping the option right away.

Therefore, we propose immediately proceeding with feasibility studies for as many of the
generic options, with a view to identifying potential projects for planning and engineering
studies. No cap should be imposed on the number of potential projects to be identified,
as any project not immediately required to meet the land requirement can be included in

the reserve mentioned above.

Where an option/project involves existing owners/operators, proposals from these
stakeholders should be invited to contribute in a collaborative spirit to increasing land

supply to meet housing and other needs in Hong Kong.
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10. Realistic Assessment of Implementation Challenges 10. V) B 4 # 47 | A% Bk X
10.1 While there is urgency to produce as much additional land as possible, we need to assess 10.1 HESRA B YITE B IR &0 T b AL RE > FRAM IR 26 ZE V) B M BEAL 45 (0 1 b Ik B 28 TH / TH B AE AT
realistically the implementation challenges of the land supply options/projects, particularly AT PR > R BT AR R M A B R G TR Y R o

the time required to make available formed sites for housing and other developments.

10.2 AR AEIE/THH & E B S E BB AR ER - BEE - DA IR E A b i i SE BT
PR B [ bt o AR AT — SEECE 58 > W JHTE A R A AT OB S S 1T B I K i R
TEOL > DA Rt TG 22 AR 3% i T B ot TR TC AR IR [H] o S0 BEL A2 5 R ) 55 03 22 AL M k-
[ REOR 22 M AL B R AR AR T 2R R R JE WO0HR > TN - AR B A 38 JE R HURE S 1 1

102 Implementation of some of the options/projects requires existing residents, operators,
business and GI/C facilities in active operation to be relocated or displaced. The complexity
involved in the decantation/clearance exercises including the long lead time required

to obtain vacant possession of sites for development must be carefully assessed having

regard to the experience with relevant real-life cases. As long-drawn processes have proven R AR S H ek o

to be needed to reach settlements with the affected stakeholders without compromising the

judicious use of public money, the related options can at best be regarded as realizable in 10.3 5] 57 — (A3 T 5 J Hof 2% e R & 0 s AL 20 0 > 1] DUt Bh ¥ A T 1 TE B K B TE BE S Se R
the meditim-to-long'term. W o BN B T/ 5 R EORK P B ST BT I BRI AL U 1% 2 91

o BHATEETIOLES > WATE > HRBMA R/ e

10.3 An assessment framework including but not limited to the following considerations could

help prioritize the potential projects/options having regard to their contributions to the land/ o R R BT BRI 2N/ s BUAT Y B SR R U7 b M AR
housing supply and their implementation challenges. B WATE - BN S e
« any need for, and if so, the extent of land resumption or clearance required; s ENATEREENARM - tARE » HHMEM KN EM?
+ any need for, and if so, the extent of rehousing of existing residents and/or relocation of o REGEERFFTE R TR WG EE BRI B i

existing business operators; . . N

8 B o - , o REATER MR - MATE - FERI RN Bl
« any need for, and if so, the extent of reprovisioning of existing facilities required;
Pty =

o REATER L HETF I AR » HEBR RN T2

* any need for, and if so, the extent of land formation/reclamation required;

« any need for, and if so, the extent of provision of new infrastructures required; and

« any need for, and if so, the extent of land decontamination required. 10.4 HRPE A Y FRAL ZEME > BEaSCR iR iy 18R B IE R > AT YN R 2 LI AT = > Hd
E B RS T8 B G 982 A > JRAMEE sl BUR 7 %0 B S /R 88 TH > DR Bk 1 o e ok
104 Using the above assessment framework, the following six of the 18 options in the consultation ) i o

document are identified as the more promising ones. We propose that the Administration
pursue these six options immediately to address the land deficit problem, with the major

grounds for the selections highlighted in brackets.
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Developing brownfield sites

(This option can (i) save time for land formation; (ii) rationalize rural land uses for higher
economic efficiency and wider community benefits; (iii) provide opportunities to improve
the rural environment through restructuring and re-planning; (iv) provide a relatively easier
option to create developable land without encroaching on ecologically sensitive areas; and (v)
create synergies when pursued with the other options, given that brownfield sites are scattered in
many locations in the New Territories.)

Tapping into the private agricultural land reserve in the New Territories for
development under Public-Private Partnership initiatives

(This option can (i) save time for land formation; (ii) unlock substantial amount of private
land resources for housing and other developments; (iii) produce affordable housing on a great
scale in an efficient manner; (iv) offer diversity in building types and better social mix through
inclusionary zoning; and (v) obviate the need to invoke the lengthy procedures under the Lands
Resumption Ordinance.)

Alternative uses of some of the sites under Private Recreational Leases

(This option (i) can save time for land formation; (ii) can optimize site utilization of
land-extensive recreational facilities; (iii) can increase flat production substantially in the
short-to-medium term; (iv) does not require private land resumption and household resettlement; and
(v) is suitable to be explored together with future uses of closed landfills in Hong Kong.)

Developing two pilot areas on the periphery of country parks

(This option (i) can save time for land formation; (ii) can optimize site utilization of country
park areas with low ecological value and public enjoyment value; (iii) can increase flat
production substantially in the medium term; (iv) does not require private land resumption
and household resettlement; and (v) is suitable for application of the “conserve before develop”
principle in compensating for the loss of any existing country park area.)

Near-shore reclamation outside Victoria Harbour

Developing the East Lantau Metropolis

(These two options (i) can generate large pieces of land with great flexibility for comprehensive
land use planning; (ii) do not create major impacts on existing land use; (iii) do not require
private land resumption, household resettlement and relocation of existing operations or facilities;
and (iv) are ideal outlets for handling locally generated public fill.)
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Generic Options
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Developing brownfield sites

Apart from those brownfield sites included in Kwu Tung North/Fanling North NDA, Hung
Shui Kiu NDA, Yuen Long South and NT North (about 540 ha), there are still about 760 ha
of brownfield sites scattered in other parts of rural NT such as Ping Shan, Ngau Tam Mei
and San Tin. For these remaining brownfield sites, studies should commence as soon as

possible to examine how they could be put into more beneficial uses.

Tapping into the private agricultural land reserve in the NT

For those private agricultural land which have been covered by the planned/ potential
NDAs, the government should consider revisiting the public-private partnership (PPP)
approach previously adopted in developing the new towns (such as Sha Tin). Subject to
an open and transparent system, implementing the planned NDAs by way of PPP would
help expedite the lengthy process of delivering NDAs. For the remaining scattered private
agricultural land not included in NDAs or covered by any studies, comprehensive land use

review/planning will be required to avoid piecemeal developments.

Alternative uses of sites under Private Recreational Leases (PRL)

While public deliberations have focused on the Fanling Golf Course so far, there is in fact a
number of other sites under PRL, in particular those in strategic urban locations which can
be relocated elsewhere, that may constitute potential projects for alternative uses. A good
example is the Disciplined Services Sports and Recreation Club and the adjacent Indian
Recreation Club sites in Causeway Bay. With the completion of the Kai Tak Sports Park,
the Hong Kong Stadium together with the above two sites would provide a precious land
resource in urban areas in the medium term. Another example is the recreational facilities

near King’s Park such as the Club de Recreio and the United Services Recreational Club sites.

B

fif %
AR

R

R L /R A AL 5 R I - BEKAR RS R - ST RO AR AL 40 A IR - FH A
RHAIT602 IR > 20 A AR S A AR ARt I > (I an 5 1L ~ R AN o AR 1 Ledol
B RERZ A R B AT IE > SRS T M A AR R i -

= RN IR ok

S R LB I O R SO TR A T B A AL R SE L > UG I % 7% R T LA I R A
ARS8 (Pl ) A RE S ER > REA — W25 KBV BB S - AR
e s L g R DU B MRy > 2R A A GIEIER SRR - S A
TEARAIWE T IE H 2Z A0 ~ 7 HL 23 O 25 3 B R N I 36 I 4t > B B84 2 ThT A9 - 3t 08 i et /
RAE > W RIETT T RER) SE R

AL N T 48 5 W 3L 20 R S A L At i &

B RF AL 09 TE B AR AR T TE A A8 R AT R R  (HHCEE A A 2 8 b B 1) L 2 B3 AR
AR HAD T > e 2 e TE R T RS > W] UM B T HoAth st )y o HCop — L5 1 i
7 A S SR R A RPN B B S R RO A B T S o BUTERE R R o B
R BRI A0 e v 1 M B > St AT DU P A T R e (A — (R AR S A SR 5 55—
ST 5 A B AT B BRSO - AN T PR S = o

4]



E}:ﬁ | frved

[
-
.1
]
i
I III

42

Relocation or consolidation of land-extensive recreational facilities

Some of the land-extensive recreational facilities in urban or new town areas, e.g. Public
Recreation and Sports Centre in Tuen Mun Areas 14 and 25, can be consolidated and/or
relocated to the landfill sites or topside of decked service reservoirs (see additional options (12)

and (15) below) so that part of the land can be freed up for alternative uses.

Near-shore reclamation outside Victoria Harbour

While reclamation of five shortlisted sites (specific project (3) below) should proceed as
soon as possible, the Government should revisit the remaining longlisted 22 sites
identified under the “Increasing Land Supply by Reclamation and Rock Cavern Development -
Feasibility Study cum Public engagement” undertaken by the Civil Engineering and
Development Department (CEDD’s Study) in 2011 with a view to building up a sustainable land

reserve in the long term.

Developing caverns and underground space

Similar to option (5) above, the CEDD’s Study has identified a total of 21 longlisted
potential cavern development sites and recommended three pilot schemes of relocating the
government facilities to caverns (specific project (4) below). It is worthy to re-examine the

remaining 18 longlisted sites in the further studies for the land reserve.

More new development areas in the New Territories
Studies/further studies on developing the areas of Yuen Long South and NT North, as well
as other parts of rural NT, should be taken forward quickly so as to plan more NDAs to

meet the future housing, social and economic needs of Hong Kong.

O B 0 R R Y 4 it

A8 40 ] ) R S e 0 AL R TP 14 088 B 25 [k O RRSEHE I L B o T DL DU K/
B 8 2 AN SR B K B B3 (W52 75 T OIS 12 KGR 15 88 TH) - AT A AR 1+ 3t
2 B AR Al A -

Ak U AME R

TR E B AEST SHiE TAERY MBS (P SCHRETE H (3) ERZTtRE) T - JL4h > AR TR E
A0 1 1A BT HEAT (Y [ DAL A T 8 o 148 i+ B ) mT AT MR 8 A SR S BLTE ) | v i
A9 22 {18 30 BE > BRI % R AL > DUIRIE I - AT AR S — 0 AT AR A L st ek o

R A T b T 22 ]

bk (5) FEIE—FE > TR TREBRENBIRSIN T —HLo EH 3 RIBE RN > I H#%
—ARSEATENE > AR EBUG G (FCREHE 4) - BUNE S T e st » (H5E
BRI 181 Hh B o

T HT 55 N 5 2 9 % e [

SRR 7 B35 9 A OG5 B > L 5 5 A M 1 5 /BB > DA
FUTLHRRE - WA FEAKEE &R FE -

43



JEéi | frved

[
-
.1
]
i
I III

Developing more areas on the periphery of country parks

Developing areas with low ecological value on the periphery of country parks has also been
a focus of public debate. Some have suggested a compensation mechanism to make up
for any loss of country park areas and facilities so as to strike a balance between development
and conservation. We propose to go a step further by implementing the compensation
mechanism under a “conserve before develop” principle. This means that designating
and maintaining areas of high ecological and landscape value, e.g. Robin’s Nest near Sha
Tau Kok of about 480 ha, as “new Country Park” should be sped up before developing the
periphery areas of low ecological and public enjoyment value (such as pilot areas of Tai
Lam and Shui Chuen O sites) for public/affordable housing. This would give the public
a clear message that there is no loss of country park areas. Efforts should be continued to
identify other suitable periphery areas for development, provided that site selection

criteria are clearly defined and generally acceptable by the community.

Increasing development density of “Village Type Development” zones

10. Topside development of existing transport infrastructure

11. Utilising the development potential of public utilities sites

Additional Options

12. Landfill sites

44

There are 13 closed landfills in Hong Kong occupying a total of about 300 ha. Restoration
works of all these 13 landfills were completed between 1997 and 2006 and the completed
restoration facilities have been commissioned. Those landfills restored in the 1990s and
early 2000s may be environmentally acceptable for appropriate land uses. It is worth
exploring the feasibility of converting these restored landfills into recreational uses to
facilitate relocation of existing land-extensive recreational facilities which can be used more

beneficially to meet housing and other development needs.
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13.

14.

15.

16.
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Relocation of prisons

Another potential option is relocating the existing prisons in the urban areas such as
Ma Hang Prison and Stanley Prison to less prime sites in rural areas or reviving the
Super Prison at Hei Ling Chau idea so as to free up more land for other types of development.
These urban prisons are located very close to residential developments. With suitable
upgrading of the infrastructures, they could be converted for residential and other uses

in the medium-to-long term.

Mixed uses

Demand for different types of land use may change due to technological, social and economic
changes of society. Instead of reserving sites for specific land use (e.g. commercial or residential),
designating sites for “mixed uses” allows the flexibility for a combination of various types
of compatible uses such as commercial, residential, educational, cultural, recreational and
entertainment uses, either vertically within a building or horizontally over a spatial area
to meet changing market needs. The “Mixed Use” zoning has the merits of functionally
and physically integrating different types of compatible uses. In-situ conversion of existing
buildings for mixed uses in suitable locations is also considered as an alternative of making

efficient use of land resources in urban areas.

Topside development of service reservoirs

There are a number of service reservoirs in the urban areas, some of which are decked
and used for recreational use such as playground. Consideration can be given to decking
these sites for low-rise G/IC or recreational facilities, e.g. for relocation of existing facilities
under PRL, so as to free up some current G/IC or recreational sites for residential use.

Examples are Lion Rock and Shek Kip Mei Service Reservoirs.

Adjustment of boundaries of the Victoria Harbour

In view of the pressing need of land supply in urban areas, consideration can be given to
adjusting the boundaries of the harbour under the Protection of the Harbour Ordinance.
For instance, shifting the western limit of harbour boundary slightly eastward to allow
reclamation of the waterbody of the Rambler Channel if Kwai Tsing Container Terminals
and Tsing Yi oil depots were relocated (specific projects (9) and (12) below), and also
provide opportunity for reclaiming the Green Island to link up with Hong Kong Island.
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Specific Projects

1.

10.

11.

Developing brownfield sites in Kwu Tung North/Fanling North NDA, Hung Shui Kiu NDA,
Yuen Long South and NT North

Developing Fanling Golf Course

Near-shore reclamation of five shortlisted sites outside Victoria Harbour including

Lung Kwu Tan, Siu Ho Wan, Sunny Bay, Tsing Yi Southwest and Ma Liu Shui

Developing three pilot schemes of relocating the government facilities to caverns,
i.e. Sai Kung Sewage Treatment Works, Sham Tseng Sewage Treatment Works and

Diamond Hill Fresh Water and Salt Water Service Reservoirs
Developing the East Lantau Metropolis
Developing the River Trade Terminal site

Developing the two pilot areas of Tai Lam and Shui Chuen O on the periphery of Country
Parks

Developing the River Trade Terminal site and its surroundings
Relocation of Kwai Tsing Container Terminals

Topside development of Kwai Tsing Container Terminals (as an alternative to specific
project (9) above)

Reclaiming part of Plover Clove Reservoir for new town development

Additional Specific Project

12.
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Relocation of oil depot in Tsing Yi

Extensive tracts of land at the southern part of Tsing Yi are currently occupied by oil depot
and industrial uses. Subject to a review of land uses on the western part of Hong Kong in
the context of the “Greater Bay Area” initiative, it may be worth exploring the relocation
of the depots and related facilities to certain undeveloped islands located in the waters
separating Hong Kong, Macau and Zhuhai. As a result of such relocation, the oil depot site
together with the waterbody to its south and the slopes to its north can be released for housing

and other uses.
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