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Purpose

This paper briefs Members on the implementation arrangements for the
Hung Shui Kiu (HSK) New Development Area (NDA) project.

Background

2. HSK NDA is one of the potential growth areas recommended in the “Hong
Kong 2030: Planning and Vision Strategy” study which was an update of the
Territorial Development Strategy completed in 2007. The land use proposals for the
NDA project have been formulated under the HSK NDA Planning and Engineering
Study (the study) commenced in 2011 with the public involved throughout the
planning process through its three-stage community engagement (CE) undertaken in
2010/2011, 2013 and 2015.

3. We consulted the Legislative Council Panel on Development on 22 October
2013 and 22 July 2015 during the Stages 2 and 3 CE respectively (LC Papers No.
CB(1)1543/12-13(03) and CB(1)987/14-15(07)). The Panel conducted a public
hearing on 9 October 2015 which received submissions from 21 deputations. After
the promulgation of the Revised Recommended Outline Development Plan (Revised
RODP) for the HSK NDA in September 2016, we briefed Members on the Revised
RODP (LC Paper No. CB(1)51/16-17(05)) on 8 November 2016.

Significance of HSK NDA

4. Together with the North East New Territories (NENT) NDAs project, the
HSK NDA project is among the ten major infrastructure projects announced by the



former Chief Executive in the 2007-08 Policy Address'. HSK NDA will be the next
generation new town of Hong Kong and form a major new town development cluster
in the western part of the territory, together with the existing Tin Shui Wai (TSW),
Yuen Long and Tuen Mun New Towns, and the Yuen Long South development under
planning. As a comprehensive new town development, HSK NDA will be a major
land supply for Hong Kong in the medium to long term, providing 61,000 additional
housing units, over half of which would be public housing, for a new population of
about 176,000. It is also positioned as a “Regional Economic and Civic Hub” for the
NWNT to create about 6.4 million m” gross floor area (GFA) space for various types
of economic activities offering about 150,000 jobs in various commercial, industrial,
special industry and community services sectors, which would help redress the current
shortfall of jobs in the region. Details of the project are provided in the paper (LC
Paper No. CB(1)51/16-17(05)) discussed by Members on 8§ November 2016.

5. The infrastructure and land development works of the HSK NDA project
would cover an area of about 441 hectares (ha), including about 324 ha of private land.
The project area has included some 190 ha brownfield sites being used for container
storage, warehouse, construction materials/machinery storage, car repair workshops,
recycling yards and rural workshops, and intermingled with licenced structures,
squatters and other temporary structures. Developments of individual brownfield
sites in a piecemeal manner would be difficult to support high-density developments
including public housing to release the full development potential of suitable sites.
Through comprehensive planning and provision of enhanced infrastructure, the NDA
project will incorporate land occupied by brownfield and other uses including
squatters and abandoned and spoilt farmland as part of the new town development and
transform the haphazard and damaged rural lands into optimal land uses. The
planning of NDA therefore enables rationalisation of land uses and provision of
adequate infrastructure and community facilities for the HSK NDA as a whole, and
facilitates implementation through land resumption and clearance with appropriate
compensation and relocation arrangements in a holistic manner.

6. That said, we are mindful of the occupants that would be affected by the
implementation of the HSK NDA project, which include mainly, according to the

" The Kwu Tung North and Fanling North NDAs, together with the Ping Che/Ta Kwu Ling NDA,
were originally the three parts of the NENT NDAs project being explored in the NENT NDAs
Planning and Engineering Study conducted between 2008 and 2013, but the Ping Che/Ta Kwu
Ling NDA has subsequently been taken out for further examination in the Preliminary Feasibility
Study on Developing the New Territories North. The other ten major infrastructure projects
include the South Island Line (East), Shatin to Central Link, Tuen Mun Western Bypass and Tuen
Mun-Chek Lap Kok Link, the Hong Kong Section of the Guangzhou-Shenzhen-Hong Kong
Express Rail Link, Hong Kong-Zhuhai-Macao Bridge, Hong Kong-Shenzhen Airport Co-operation,
Hong Kong-Shenzhen Joint Development of the Lok Ma Chau Loop, West Kowloon Cultural
District and Kai Tak Development.



broad estimation made under the study for the project, some 300 brownfield
operations operating on the 190 ha affected brownfield sites, about 1,600 households
mostly in squatters and temporary structures, and farmers on about 7 ha active
agricultural land” in areas close to future town centre or development/activity nodes.
All brownfield operations on the affected brownfield sites and intermingled squatters
and licensed/temporary structures would have to be cleared to release land for
development under the project. Some of the affected domestic structures are found
at five non-indigenous villages, including Tin Sam San Tsuen, San Sang San Tsuen,
Yick Yuen Tsuen, Shek Po Road Mei Tsuen and Sha Chau Lei (II) which cannot be
retained due to their prominent locations and site conditions’. In addition, nine
low-rise industrial buildings at Kiu Tau Wai* have been incorporated in the NDA for
forming a “District Commercial Node” around the existing West Rail TSW Station
serving as the secondary commercial node of the NDA.

7. As the Government has indicated during Stage 3 CE, in view of the strategic
importance and clearance scale of the HSK NDA project which are comparable to that
of the Kwu Tung North and Fanling North (KTN/FLN) NDAs, the Government will

adopt the following implementation arrangements for the project —

(a) to provide local rehousing to eligible affected households and also
consider special compensation and rehousing (C&R) arrangements for
the affected clearees of the NDA, drawing reference to the KTN/FLN
NDAsS;

(b) to explore the feasibility of providing alternative accommodation for
some of the brownfield operations through development of multi-storey
industrial buildings (MSBs) or other land-efficient means at suitable
locations;

(c) to adopt the special agricultural land rehabilitation scheme as announced
for the KTN/FLN NDAs, by providing proactive and priority assistance
in matching of farmers and agricultural land owners; and

® These agricultural land are mainly situated near the existing Yick Yuen Tsuen and San Sang San

Tsuen area, in proximity to the proposed HSK Station, which will be the future town centre of the
HSK NDA.

Tin Sam San Tsuen, San Sang San Tsuen and Yick Yuen Tsuen are located within 500m of the
proposed HSK Station which would be the future regional economic and civic hub for high density
development. Shek Po Road Mei Tsuen and Sha Chau Lei (II) are located in the central areas of
the HSK NDA and would be developed into the future town park and sports facilities for serving
the whole Northwest New Territories. As the affected structures are rather dispersed, it is difficult
to preserve them in any consistent manner without adversely affecting the coherence of the plan for
the NDA project.

* Another new industrial building is under construction in the area.



(d) to consider the “Enhanced Conventional New Town” (enhanced CNT)
approach as the implementation mode, drawing reference to the
KTN/FLN NDAs.

8. Taking into account the public views collected during Stage 3 CE and also
the latest special C&R package for KTN/FLN NDAs, we have formulated the details
of the implementation arrangements for HSK NDA as set out below.

Details of Implementation Arrangements for HSK NDA

Special C&R Arrangements

9. The special package to be offered for the HSK NDA has been formulated
with reference to the special C&R package for eligible clearees affected by the
KTN/FLN NDAs, the details of which are set out in the paper submitted to the North
District Council (NDC) in April 2017 (NDC paper no. 10/2017) (Enclosure 1(Chinese
version only)). The package includes the prevailing general C&R arrangements and
also the following special C&R arrangements subject to the specified eligibility
criteria, restrictions and discretions as set out at Annex 7 of Enclosure 1 -

(a) Special Rehousing Scheme (SRS)

We have formulated a Special Rehousing Scheme (SRS), generally the same’
as the special rehousing arrangements adopted for KTN/FLN NDAs, that
offers eligible households® affected by the HSK NDA project the option to
rent or buy subsidised housing units at a dedicated en-bloc local rehousing
estate (Dedicated Rehousing Estate). Two adjacent sites near Hung Fuk
Estate have been reserved for the development of the Dedicated Rehousing
Estate, which can provide a total of about 2,100 flats, including rental and
subsidized sale flat (SSF) units. We will invite the Hong Kong Housing

5

For KTN/FLN NDAs project, a one-off bridging allowance in the form of a lump-sum cash
allowance to cover broadly the rental expenses during the time gap between clearance and flat
intake date would be offered. According to the latest development programme for HSK NDA, it
is the plan to make the rehousing units at the reserved rehousing sites for HSK NDA available in
time for clearance, the special C&R arrangements for HSK NDA do not include any bridging
allowance.

Eligible households are those which occupy licensed or surveyed domestic or non-domestic
structures for domestic use in the 1982 squatter structure survey (SSS), are registered in the
1984/85 squatter occupancy survey (SOS), are registered in the pre-clearance survey (PCS) to be
conducted in due course, do not own properties and meet other specified eligibility criteria and
restrictions. The Secretary for Development may exercise discretions to cater for the special
circumstances of individual households (e.g. households not registered in the 1984/85 SOS but
have resided in the licensed/survey structures for 10 years or more prior to PCS, and elderly
households with compassionate grounds).



Society (HKHS) to develop and manage the Dedicated Rehousing Estate.
The eligibility criteria and restrictions are the same as those applied to
households affected by the KTN/FLN NDAs project.

For assessing the eligibility of households opting for rental units under the
SRS, the prevailing maximum income and asset limits for HKHS’s Group B
rental housing will be generally adopted’. Nevertheless, for elderly
households® opting for the rental housing, the Secretary for Development
(SDEV) has discretion to relax the maximum asset test requirement (but not
the income test requirement) making reference to the estimated discounted
sale prices of HKHS’s SSF units at the Dedicated Rehousing Estate. For
eligible households opting to purchase SSF units under SRS, the means test
requirement would be waived and a discounted amount of the Special
Ex-gratia Cash Allowance (SEGCA) explained in item (b) below be offered
(see below for details).

(b) Special Ex-gratia Cash Allowance (SEGCA)

Same as for KTN/FLN NDAs, eligible households’ affected by the HSK
NDA project would be offered a SEGCA in the form of a lump-sum cash
allowance at a maximum of $600,000, regardless of the area occupied by the
relevant structures. The SEGCA offered will be on a structure or household
basis, whichever is smaller. That is, if a household occupies more than one
structure, the SEGCA will only be paid once for the household; if more than
one household occupies one structure, the SEGCA will only be paid once for
the structure, and the households will have to agree amongst themselves on
the sharing arrangement. The amount of SEGCA receivable in individual
cases with special circumstances which warrant discretion to be exercised by
SDEV to grant SEGCA will be determined with reference to, inter alia, the

7

Under the SRS, households should be subject to the maximum asset and income limits for HKHS’s
Group B rental housing and there is no minimum income limit. Rental units of HKHS fall into
two groups: Group A and Group B. Group A caters for low-income families whereas Group B
targets families of relatively higher incomes. The eligibility criteria of Group A are very similar
to the Comprehensive Means Test (CMT) requirement of the Hong Kong Housing Authority
(HKHA)’s public rental housing units while those of Group B are more lenient than HKHA’s CMT
requirement. For illustration purpose, for a family of four, as at 1 June 2016, the maximum
family income and family asset limits under Group A eligibility are $27,500 and $510,000
respectively, while those under Group B eligibility are $41,000 and $510,000 respectively. The
corresponding minimum family income limit of $27,501 under Group B eligibility is not
applicable for assessing the eligibility of clearees for rental units at the Dedicated Rehousing Estate
under the SRS.

For the purpose of the SRS, an elderly household is broadly defined as a household with at least
50% of its members (excluding children aged below 18 at the time of actual clearance) being
elderly persons aged 60 or above at the time of actual clearance.

See footnote 6 above.



length of continuous occupation in the structures concerned for domestic use
immediately preceding the date of the pre-clearance survey or freezing
survey to be conducted. The cash allowance will be discounted at a
maximum of $500,000 if the relevant household opts for purchasing an SSF
under the SRS mentioned in item (a) above.

(c) Domestic Removal Allowance (DRA)

The coverage of DRA would be extended to all households covered by the
freezing survey and vacated by the Government.

The special C&R arrangements of SEGCA and DRA proposed above would be subject
to approval of the Finance Committee of the Legislative Council.

Enhanced CNT Approach

10. Drawing reference to the arrangements for the KTN/FLN NDAs project, we
will adopt the enhanced CNT approach as the mode of implementation for HSK NDA.
Under the approach, the Government will, as a general rule, resume and clear all the
private land planned for developments, and dispose of the land planned for private
developments in the market. Prior to the programmed resumption and clearance of
land, the Government may allow in-situ land exchange applications from private land
owners of individual sites within areas planned for private development, subject to
their meeting specified criteria and conditions designed to facilitate early development
of the NDA, achieve the planning scheme of the NDA, and ensure that occupants on
such private land would not be treated worse-off in terms of monetary compensation
receivable when compared with the scenario of resumption by the Government. This
approach allows for a comprehensive and well-coordinated implementation
programme over which the Government would have firm control to ensure timely
development of the NDA to meet Hong Kong’s housing and other development needs.

11. The enhanced CNT approach is formulated largely on the basis of that
applied to the KTN/FLN NDAs, with the criteria for processing land exchange
applications in HSK NDA formulated and refined taking into consideration the
planning context of the project. In particular, refinements have been made to
facilitate the creation of a “Regional Economic and Civic Hub” in the NDA for the
NWNT, providing a large amount of land for commercial and industrial uses which
are crucial for the economic development and employment generation in the region.
The refined criteria for considering land exchange applications for sites in commercial
and private residential zones as set out at Enclosure 2 have included additional
requirements to help achieve the planning objectives with reference to the Hung Shui
Kiu and Ha Tsuen Outline Development Plan (the ODP) (Enclosure 3) which is based



on the Revised RODP for HSK NDA (presented to Members on 8§ November 2016).

12. General and special industrial sites are excluded from in-situ land exchange.
General industrial sites zoned “Industrial” (“I”’) in the ODP are designated to provide
opportunity for industrial operators affected by the NDA project to bid for these “I”
sites through open-bidding for relocating their operations, if they wish to do so, before
the resumption of their existing industrial lots. Special industrial zones'® are
planned to cater for policy-driven industrial land uses. The implementation models
and mechanisms would be subject to considerations by the relevant bureaux in the
context of their policies for the respective sectors/industries. A site to the immediate
southeast of Hung Fuk Estate currently occupied by Light Rail (LRT) facilities (i.e.
LRT emergency loop and bus depot for bus parking at night time) which is designated
“OU” annotated “Commercial and Residential Development with Light Rail
Facilities” in the ODP is also excluded from land exchange. This is because a
substantial portion of the site is currently occupied by the LRT facilities and the
development of the site would require in-situ reprovisioning of the LRT facilities.

Arrangements for Affected Brownfield Operations

13. Upon full implementation, the HSK NDA will transform some 190 ha of
brownfield sites into an integral part of a new generation new town, removing such
brownfield sites and their incompatibilities and releasing the land they occupied for
new town development, thereby greatly enhancing land use efficiency and improving
the overall environment.

14. As part of our efforts to tackle brownfield sites and to facilitate
implementation of HSK NDA, we are exploring the technical feasibility and financial
viability of accommodating and consolidating some of the brownfield operations that
are still needed in Hong Kong in a more land efficient manner, such as in MSBs. To
this end, the Civil Engineering and Development Department has commissioned
feasibility studies on MSBs for accommodating brownfield operations in HSK NDA.
The studies cover the conceptual design, planning, engineering, environmental and
financial assessments, and explore possible mode of operation and management of the
proposed MSBs.  Relevant stakeholders, including existing operators, trade
representatives and locals, will be consulted during the feasibility studies in order to
understand their operational needs and listen to their views. The studies are expected
to be completed within 2018. Apart from MSBs, we would not rule out the
possibility and need for accommodating certain operations which could not be

' Including “OU” annotated “Enterprise and Technology Park”, “OU” annotated “Logistics Facility”
and “OU” annotated “Port Back Up, Storage and Workshop Use” which are designated for
policy-driven industrial uses. The “OU” annotated “Port Back Up, Storage and Workshop Use”
zone is also planned for re-accommodation of some of the brownfield operations affected by the
HSK NDA project.



practically feasible to move into MSBs on suitable open-air sites with provision of
proper infrastructure and segregation from sensitive receivers. We have reserved
about 24 ha of land in the northern part of the HSK NDA in the ODP for
accommodating brownfield operations in a more land efficient manner'', and would
explore other potential sites in the nearby areas.

15. Upon clearance, eligible business operators may be offered ex-gratia
allowances (EGAs). In this regard, the Government announced on 11 April 2017 the
proposal of extending the current EGA arrangement for eligible business undertakings.
For details, please refer to the Legislative Council Panel on Development paper on the
proposal issued on 11 April 2017 (LC Paper No. CB(1)801/16-17(01)). The proposal
of extending the current EGA arrangement will be subject to approval of the Finance
Committee of the Legislative Council, and would be applicable to eligible business
operators affected by HSK NDA, if approved.

16. As part of the Government’s overall multi-pronged land use strategy, and
beyond the release of brownfield sites through comprehensive land development
projects (including HSK NDA, KTN/FLN NDAs and Yuen Long South development
which cover a total of some 340 ha brownfield sites) and individual public housing
development projects, DEVB aims to formulate a policy framework to tackle
brownfield sites in a holistic manner, in collaboration with relevant government
bureaux and departments, with the objectives of optimising land utilisation,
rationalising rural land uses, supporting industrial development and improving the
rural environment. We would consult the Panel on the details in due course.

Arrangements for Affected Agricultural Operations

17. According to the broad estimation made under the study, about 7 ha of active
farmland will be affected by the HSK NDA development. Under the special
agricultural land rehabilitation arrangement proposed for the farmers affected by the
KTN/FLN NDAs project, priority assistance will be given to match them with
landowners who are willing to sell/lease land for agricultural use. We will apply the
same arrangement to the HSK NDA project. In this connection, we have identified
clusters of agricultural land in Lau Fau Shan and Pak Nai which may be suitable for
rehabilitation. We are formulating the details of the special agricultural land
rehabilitation arrangements for HSK NDA in collaboration with the Agriculture,
Fisheries and Conservation Department.

"' The sites for accommodation of some of the brownfield operations affected by the HSK NDA

project are zoned “OU” annotated “Port Back Up, Storage and Workshop Use” in the ODP.



Advice Sought

18. Members are invited to note the implementation arrangements for the HSK
NDA project.

Attachments
Enclosure 1 North District Council Paper on KTN/FLN NDAs Project

Enclosure 2 General Criteria for Consideration of Lease Modification (including
In-situ Land Exchange) Applications in the Hung Shui Kiu New
Development Area

Enclosure 3 Hung Shui Kiu and Ha Tsuen Outline Development Plan

Development Bureau

Lands Department

Planning Department

Civil Engineering and Development Department
April 2017
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Enclosure 2

General Criteria for Consideration of Lease Modification
(including In-situ Land Exchange) Applications
in the Hung Shui Kiu New Development Area

General Planning Criteria

1

Location — confined to sites planned for private development in the adopted Hung Shui

Kiu and Ha Tsuen Outline Development Plan (ODP).

2

Confinement within the planned private development site for specific uses — only

private lots lying within a planned private residential, mixed residential and commercial, or
commercial development site in the ODP will be considered. Surrender of lots within the
following sites in the ODP will not be accepted —

a)

b)

d)

f)

3

earmarked for “Other Specified Uses” (“OU”) annotated “Enterprise and Technology
Park”, “Logistics Facility”, or “Port Back-up, Storage and Workshop Uses” in the ODP
which is subject to further study on the implementation mechanism;

earmarked for “Industrial” use in the ODP, of which the sites will be disposed through
open tender to provide an opportunity for existing industrial operators to bid the sites;

planned for public use such as road, Government, Institution or Community use, public
facility within “OU” zones in the ODP, open space, public/subsidised housing, local
rehousing, etc.;

earmarked for “OU” annotated “Commercial & Residential Development with Light
Rail Facilities” in the ODP as piece-meal development of the private land within the
site may severely constrain the development of the portion currently occupied by the
Light Rail facilities;

earmarked for “Residential — Zone 4” use intended for village resite or “Village Type
Development” in the ODP; and

designated as “Green Belt” or “Amenity” in the ODP.

Size — the proposed site to be surrendered (i.e. the Surrender Site) should have an area

meeting the following criteria —

a)

for site earmarked for “Commercial”, “OU” annotated “Commercial & Residential”, or
“OU” annotated “Commercial cum Public Transport Interchange and Public Carpark”
in the ODP - not less than the total area of the private land within the corresponding
development site designated in the ODP, excluding land subject to minor adjustments
of the development site boundary that will not adversely affect the development layout
of the site concerned. The planning intention is to pursue a single development for



each of these development sites designated in the ODP. Thus the re-grant site (i.e. the
site to be re-granted in exchange of the surrendered sites if approved) shall conform to
the site boundary of the corresponding development site as shown in the ODP, subject
to minor adjustment of the development site boundary that would not adversely affect
the development layout of the site concerned. For avoidance of doubt, this does not
imply any intention or obligation on the part of the Government to make available
government land adjoining or intervening the private land within the development site
to enable the re-grant site to conform to the development site layout as shown in the
ODP (see paragraph 12 below); and

b) for other — not less than 4 000 m? (which is a reasonable size to achieve a decent
residential development with supporting facilities).

4 Ownership — all private lots contained within the Surrender Site should be under the
ownership of a single owner or joint venture owners as the applicant.

5 Configuration — the application site should be reasonably regular in shape with no
intervening private lots not owned by the applicant. Lots to be surrendered comprising the
Surrender Site should be contiguous and fragmented lots will not be accepted.

6 Access — the provision of proper vehicular access to the application site is feasible.

7 Compliance with Outline Zoning Plan — proposed use and development parameters of
the application site should comply with the relevant prevalent Outline Zoning Plan.

8 No adverse implications — the proposed development at the application site should not
cause insurmountable problems to the planning, layout and urban design of the surrounding
area, and will not jeopardize or hamper the development potential or vehicular access of
adjacent lands under different ownerships. For application not including all private land within
the corresponding development site shown in the ODP*, submission of layout plan is required
to demonstrate the feasibility of decent and practical development(s) fully utilising the land of
the concerned development site as shown in the ODP, without resulting in any loss of the
development potential as planned under the ODP.

Land Administration Criteria (The approval of applications for modification of lease
including in-situ land exchange is subject to the fulfillment of these requirements.)

9. Unification, proof of land titles and vacant possession — application may be submitted by
a single owner or joint venture with unified land title. Lots to be surrendered should be subject
to vacant possession by a specified deadline and free from encumbrances before execution of
the lease modification/land exchange if the application is approved.

! The planned development sites would be subject to adjustment during the detailed design of the project.

2



10. Comparable compensation package — the landowner(s) as the applicant should offer a
compensation package to the occupants [those occupants who are existing on the land at the
time of announcement of the criteria for lease modification (including in-situ land exchange)
applications within the Hung Shui Kiu New Development Area (i.e. 13 April 2017) or
thereafter]. The compensation package offered by the landowner should be comparable to
the prevailing monetary ex-gratia compensation (excluding rehousing entitlement) that would
have been offered by the Government to eligible occupants had the private land been resumed
by the Government under the Hung Shui Kiu New Development Area development.
Compensation to occupants paid by the applicant in securing vacant possession is not a
premium-deductible item. The offer and acceptance of such a comparable compensation
package is a matter between the landowner and the occupants. The Government would deem
the case as settled if the landowner is able to deliver vacant possession with documentary
evidence indicating that this requirement for comparable compensation package has been met.

11. Time limit — the lease modification/land exchange application (if approved) has to be
concluded within a specified time period and in any event earlier than the government land
resumption programme. In case there are any disputes between the occupants on site and the
applicant, Lands Department may suspend the processing of the application until the disputes
have been satisfactorily resolved. However, the specified time period will remain unless it is
extended by the Government.

12.  Government land - the re-grant site for a lease modification/land exchange application
may include adjoining or intervening government land which is incapable of reasonable
separate alienation or development. For avoidance of doubts, Government would not
normally make available government land adjoining or intervening the private land within the
development site to enable the re-grant site to conform to the development site layout as
shown in the ODP if the government land is capable of reasonable separate alienation or
development.

13. Compliance with other general lease modification/land exchange application criteria and
requirements (as may be revised) promulgated by the Lands Department from time to time.
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