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Research Report:

Reconstructing Urbanscape

Development Strategies of the HK “Secondary City Centre”
and
the HK Section of the Hi-speed National Rail Network

Executive Summary

1. As Hong Kong enters a new era as a Special Administrative Region, the Hong
Kong SAR Government (hereafter “the Government”) should formulate new
thinking and fresh perspectives. The Chief Executive should also project new
visions, although he may have formulated some grand visions, as indicated by
his proposals for “Ten Major Infrastructure Projects” in his Policy Address in
October 2007. However, the Government could not satisfy the needs of both
regional development and the development of Hong Kong in general, and the
long-term developmental needs of Hong Kong as well. The Professional
Commons suggests that the overall and long term development strategies of
Hong Kong should be revised in a new agenda based on the new growth points
in the economy, realigning the flow of capital and people, and on readjusting

the spatial development across the territories.
I.  Revamp of the Outdated Planning Strategies Based Upon Victoria Harbour
The Outdated Planning Strategy

2. Judging from a planning perspective, the Government has adhered to the
planning strategies adopted from the last days of colonial rule, i.e. the majority
of development projects have been built along the shores of Victoria Harbour.
Through the phased completion of the New Airport Core Programme Project,
this has become an increasingly prominent pattern, as the metro core was
further expanded, and the urban spatial pattern focused towards high density
development. Among the “Ten Major Infrastructure Projects” as proposed in the
Policy Address, the South Island Line of the Mass Transit Railway (MTR), the
West Island Line (Eastern Section), the Shatin-Central Link and the
Guangzhou-Shenzhen-Hong Kong Express Rail Link (hereafter the “GZ-SZ-HK
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Express Rail Link”), all radiate from the metro core. These transport systems will
bring in an additional flow of people to the metro core. According to The “most
preferred development strategy” as recommended in the Final Report of the
“Hong Kong 2030 Planning Visions and Strategies” (hereafter the “Hong Kong
2030” Study), major economic development in Hong Kong, at least in the short
to medium run would still be concentrated within the metro core. The Report
also suggested that new “A Grade” office towers, as well as high-value
properties, would still concentrate along the two shores of Victoria Harbour.
Hence, the “Concentration Model” as adopted in the colonial era is still in de
facto operation, while the “Decentralization Model” as suggested in the Report
is neither seriously pursued nor supported. This development strategy only
worsens the imbalance in the overall development strategies of Hong Kong. On
the other hand, the Chief Executive has explicitly suggested the reduction of
development density in his Policy Address. The Government has also provided
parameters on development and the reduction of the density on development.
By so doing, the land available for development, together with the floor area
available for development in the metro core would be reduced certainly. The
land along Victoria Harbour thus would not be sufficient to satisfy the long-term
development needs of Hong Kong. The persistent increases in land prices and
rent were unfavourable to the development of small and medium enterprises,
and to the general public as a whole. The discrepancies between the areas of
residence and the location of work of the people living in the New Territories is
problematic, as over 60% of the working population in Tuen Mun, Yuen Long,
and the North District, are required to commute on a cross-district basis, and
those who are required to work in Hong Kong Island and Kowloon constitute
30% of the working population. It is thus obvious that the planning strategies
based upon Victoria Park as the core are unsustainable. The Government should
review its development strategies as soon as possible, and should explore new

growth areas beyond the metro core.

The Difficulties facing by the Residents in New Territories North

3. The unbalanced developments between the New Territories and Hong Kong are
characterized by the emergence of economic and social problems in Yuen Long,
Tuen Mun and the North District. The development of New Territories North has
been neglected for a substantial period of time. Their major functions are
confined to house the growing population, while the supporting facilities were

tremendously inadequate. Most importantly, a substantial number of residents
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in those areas came from other communities or from the Mainland, and many
of them belong to the lower level of socio-economic status, which in turn
indirectly led to the emergence of the “underprivileged” communities. The lack
of employment opportunities in the new towns, coupled with the high transport
costs, undermines the opportunities for the under-privileged for the
achievement of upward social mobility and leading to a vicious cycle of
prolonged poverty. On the other hand, the Government does not impose
stringent management in its rural land use, which has led to damage of the
environment and the scenery of those lands. Hence, it is now high time for the
developmental strategies in the New Territories to be a top policy agenda of the
Government. In sum, the re-positioning of the New Territories in Hong Kong’s
overall development strategy is deemed necessary, in view of the new

cooperative mode between Hong Kong and Guangdong.

“New Development Areas” without Economic Foundations

While “special industries” (that is industries which are not polluting, technology
intensive and high value-added industries, such as research industries) are
designated for development in the three “New Development Areas” of Kwu
Tung North, Fanling North and Ping Che/Ta Kung Leng (the “Three-in-One
Scheme”) and in the Hung Shui Kiu New Development Area in Yuen Long, the
Government has not mapped out the specific arrangements to date. It has also
failed to provide a clear roadmap in terms of its development of high technology,
as the business sector was not enthusiastic towards high-tech related businesses.
As the “special industries” will not generate much employment opportunities, a
large number of residents might still need to travel hours to the metro core area
for job opportunities, or even be subjected to further unemployment. It is
obvious that the Government is still unaware of the real problems in urban
planning, and therefore will continue to replicate its previous failures. If the
development of the former Closed Border Area is not embedded with a serious

vision, it might lead to discrepancies in planning and development.

Development Strategies of the “Secondary City Centre” in the New Territories

New Parameters in Planning

5.

The Government should have foresight in the formulation of the development

strategies for Hong Kong, which can address the interests of Hong Kong as a
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whole, and not be narrow minded in its vision. The Professional Commons holds

the view that the development policies of Hong Kong should be re-examined

through implementing the following parameters in planning:

® Explore diversified and comprehensive development opportunities in New

Territories North, including the establishment of the new growth areas in
the North District and in Yuen Long and Kam Tin, and the development of
the core area in the new growth areas;

Rather than limiting the scope to the inclusion of population, land
infrastructure, etc there should also be more forward-looking and holistic
views on the overall development model of Hong Kong, particularly in
economic development, and taking into account of the cooperation
between the Mainland and Hong Kong;

Nurture different levels of “City Centres”. The metro core shall maintain
the status as the most prominent business centre in the territory, while a
number of Secondary City Centres should be developed beyond the metro
core, and its core area;

Create a structure of regional cost differentiation: Relatively inexpensive
offices and commercial premises should be provided out of the metro core,
to house local small and medium sized enterprises and Mainland

enterprises in general trade.

Regional Policies

6. The Government would need to review its existing policy-making structure in

rectifying the situation of imbalance in regional development. It should consider

the tailor-making of policies for different areas, and treat it as a guiding principle

in regional administration. The new policy structure will facilitate more

responsive actions, as well as raising vitalities in individual communities. We

recommended the Government should formulate a set of regional development

strategies, including the following:

Formulating a strategy of the development of a regional economy,
complement with the provision of a higher level services, replacing the
strategy on “giving handouts to the poor”, and promoting a local economy
lack of a substantial scale;

Provision of economic incentives, such as establishing a “regional” based
taxation system, e.g. different tax credits and concessions for firms
investing in specific areas; reduction of rates and Government rents, etc.;

The minimum resident threshold required by the Government for the

13



provision of community facilities shall be lowered in the New Territories, as
the residents of public housing in the New Development Area are mostly
come from the grassroots, they might have lost their community network
and family support due to the relocation. Such inadequacies may result in

greater demand for public services.

Affirming the Developmental Needs in the New Territories

The residents in the new towns in the New Territories have found it difficult to
obtain the necessary amenities and services in their locality, hence they are
required to make long, expensive trips to the metro core to meet their needs for
amenities. The demand for various kinds of services will help develop a
hierarchy of city which provides different levels of services and plays different
kinds of function. The Professional Commons suggests that for the optimization
of the spatial pattern, multi-function communities, known as “Secondary City
Centres” should be created in the areas in the New Territories, with the role of
these “Secondary City Centres” being the provision of job opportunities,
commercial and industrial activities, community services, as well as cultural and
entertainment facilities. We are of the view that the “Secondary City Centres” in
the New Territories should comprise the following functions:
® Economic and Employment Opportunities: Commercial buildings, A
Mainland-Hong Kong Business and Trade Centre, a “hotel hub”, regional
government headquarters, university town and a transport hub;
® Public Facilities and Services: For the provision of a “one-stop” service by
the Government in the New Territories, a regrouping of Government offices
currently located in different areas to one single Government office tower
in the New Territories should be implemented, providing a higher level of
services; the same applies to the provision of community services: A
“Regional Community Service Centre” should be established in a single
building to serve the residents in the New Territories;
® Cultural and Entertainment: The Professional Commons has recommended
the creation of a “Community Cultural Network” in the “West Kowloon for
the People” Research Report. Such a centre could be established in Kam
Sheung Road’, together with a number of performing arts facilities, even a
“central” library, and entertainment facilities, for the improvement of

leisure amenities and the quality of life of the residents in their locality.

1

In the subsequent reference to “Kam Sheung Road”, we refer it the area of the existing Kam Sheung

Road West Rail Line station and its immediate surroundings.
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Reducing the Developmental Pressure in the Urban Areas and the Countryside

8. It is now the high time to question the “concentration model” in our urban
development strategy, that is, along the shores of Victoria Harbour. Since the
urban renewal measures would continue to raise the density in the urban areas,
hence, the call for the reduction of the density in development is unable, by
itself, to resolve those problems. For a more orderly development, the following
issues shall be addressed:
® Adoption of a well-rounded planning strategy, through the conservation in
natural and cultural heritage, to steer future territorial development to a
healthy direction;

® Adoption of a “multi-function city” approach in the planning of the New
Development Area, under which an array of facilities, such as job
opportunities, public services and entertainment facilities would be
provided in the neighbourhood. A self-sufficient community could relieve
the pressure of the metro core;

® Formulation of a set of comprehensive arrangements in rural land use as
soon as possible: Affirm the protective measures on conservation areas and
ecological sensitive areas, and designate the conservation strategies from a
regional perspective. Measures should be adopted for combating the
“squattering” of rural land by developers.;

® Promoting “green infrastructure” : The historic sites and their immediate
natural surroundings should be preserved as one integrated area;

® Introduction of “compensatory measures” for land use in natural
conservation sites: Provision of flexible measures for the use of rural land
without reducing the overall volume of land listed as “conservation areas”,
reassessing the use of fragmented rural land; and the protection of “virgin
land”.

Improving the Public Transport System

9. In view of its distanced geographical location, the improvement of external
transportation in the New Territories is certainly a pre-condition for the
optimization of the development of the area, but the adoption of a balanced
regional development strategy in the New Territories would also be of equal
importance. The specific arrangements are listed as follows:

® Facilitating the integrity of the public transport system, improving the
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transport connections between New Territories East and New Territories
West;

® Facilitating a well-rounded regional transportation system: Allowing
different modes of public transportation to operate concurrently;

® Reducing the demands of public transport between the metro core and the
New Territories, through the provision of job opportunities, public services

and recreational facilities in areas easy to reach.

New Opportunities Brought about from the Construction of the High-speed
National Rail Link

Addressing the Needs Concerning the Interactions between Hong Kong and the

Mainland

10.

The ever increasing interactions between Guangdong, Shenzhen, Hong Kong
and Macao have become increasingly prominent, the inter-governmental
negotiations of many cross-boundary infrastructure projects are underway, for
example, the concept plan of the Lok Ma Chau Loop Area, the GZ-SZ-HK Express
Rail Link; and the Hong Kong-Macau-Zhuhai Bridge, and the feasibility studies of
the connections between Hong Kong and Shenzhen Airports. In view of the new
challenges based upon the new developments, the Government should expedite
its review on the overall development strategy of Hong Kong, and accord high
priority to the overall planning strategies of the New Territories and the

planning of the Hong Kong-Shenzhen-Guangzhou Rail Link.

Hong Kong Station of the Hi-speed National Rail Link

11.

Before the Government makes up its mind to revise its policies on the
development strategies as a whole, what we can do in this stage is to rethink the
alignments and locations of the Hong Kong stations of the GZ-SZ-HK Express Rail
Link. Such a move can help boost the development in the New Territories, and it
partially rectifies the imbalance in development as a whole. According to the
“Dedicated Alignment Option” of the current proposal, in which the alignment
would be directly from West Kowloon to the border, it would be terminated in
Shibi station in Guangzhou. The whole journey will take less than one hour. It is
also important to note that this Rail Link has the following functions:

® The GZ-SZ-HK Express Rail Link is an organic component of the Hi-speed

National Rail Network, passengers could transit to the hi-speed trains
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12.

reaching the main cities in the Mainland (for example, it is estimated that

the journey from Hong Kong to Beijing would take 10 hours);

® The Rail Link would be able to connect to the Pearl River Delta Inter-city

Express Rail Network;

® The targeted customers of the Rail include the business customers (including

business travelers from the Mainland). That makes the Rail Link a significant
medium of economic interactions between Hong Kong and the Mainland,
which bring about positive developments in the economic development of

Hong Kong.

In view of the significance of the Rail Link in Hong Kong’s overall development,
we should expedite the process of the construction of the Rail Link. The
Government should aim at synchronizing the completion date between the
Hong Kong Section of the GZ-SZ-HK Express Rail Link (hereafter the “Hong Kong
Section”), with that of the Mainland section, which is scheduled to be
completed by 2013. By doing so, it will enable a direct rail connection between
Hong Kong and the major cities in the Mainland, and to facilitate the immediate
connection with the Pearl River Delta Inter-city Express Rail Network. We also
hold the view that the reduction of construction and operating costs is of
utmost importance too. Our proposals are as follows:

The terminus of the Hong Kong section should be built under the Kam Sheung

Road West Rail Line station and its immediate surroundings (the existing car

park);

This section of the railway should be constructed through tunneling, in order

to reduce the environmental damage to the minimum.

New Transport Hub

13.

In fact, Kam Sheung Road is already a regional transport hub to a certain extent,
and it is neighbouring with a number of existing and new development areas. In
terms of rail transport, the headquarters of the West Rail Line and the Kam
Sheung Road station are already located there. The planned Northern Link will
connect Kam Sheung Road station with the Lok Ma Chau Spur Line and the East
Rail Line. Moreover, it only takes 8 minutes to Tsuen Wan, and 29 minutes to the
Hong Kong Station in Central, and the West Rail Line still has residual capacity to
facilitate the flow of people to and from the Metro Core. In terms of the road
transport, the Kam Sheung Road station is served by 23 minibus and bus lines,

and a number of highways are connecting between the station and different
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areas of Hong Kong. When the Rail Link and the Northern Link are completed, it
is likely for Kam Sheung Road to serve as a major transport hub connecting the
East and West of the New Territories, and between Hong Kong and the Mainland.
We recommended that the Kam Sheung Road station as the terminus of the
Hi-speed National Rail Network. Nonetheless, the Rail Link could be extended to
the Metro Core, using a dedicated railway or the West Rail Line, when the
“Secondary City Centre” in New Territories North has been developed, and

when the traffic volume is of the Rail Link has been persistently increased.

IV. Kam Sheung Road Secondary City Centre

14. The Government should consider the establishment of at least one or even
more “Secondary City Centre” in the New Territories. The Professional
Commons recommends Kam Sheung Road as one of the “Secondary City Centre
Core” in Hong Kong, due to its potential to be a major transport hub. Should the
idea of a “Secondary City Centre” materialized, Kam Sheung Road, being the first
one, will also set a precedent for the “Secondary City Centre” development
strategy. Other favourable factors include: The Government has conducted
multi-dimension research in its planning studies, the construction of the Hong
Kong section will be green-lighted soon, etc. We are in view that shall Kam
Sheung Road is positioned as a terminus of the Hi-speed National Rail Network
in Hong Kong, it would help boost the strategic development of New Territories
North.

The “Kam Sheung Road-Yuen Long-Au Tau” Core Area

15. The area surrounding the Kam Sheung Road station has been identified as a
potential site for the New Development Area. Should Kam Sheung Road be
developed into a “Secondary City Centre”, its span shall be extended to Au Tau
at the North, to Yuen Long in the Northwest, and to the Pat Heung Depot at the
South, and grow into a “Kam Sheung Road-Yuen Long-Au Tau Secondary City
Centre Core Area” (hereafter the “Core Area”). While the development plans
are formulated, we would need to ensure that the conservation areas, such as
the Tai Lam Country Park, are being well protected and preserved. The following
are some recommendations concerning the components of city functions in the
“Core Area”.
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Mainland-Hong Kong Business, Trade and Exhibition Centre

16.

The areas adjacent to the Kam Sheung Road station could be developed as a
commercial area for Hong Kong and Mainland businesses. As it is a new site for
commercial development, its land cost and rent would certainly be lower than
the city centre, at least in its early phase of development. Hence, it could raise
the competitiveness of the firms locating in the area. The exhibition facilities
would create a clustering effect, and promote the development in trade.
Proximity of an exhibition centre to a transport hub would be an effective one,
based upon the experiences for the AsiaWorld Expo right next to the Hong Kong
International Airport. There is also a massive demand for exhibition and event
hosting services among the 3 million residents in the New Territories and they
would be a major source of users for the exhibition spaces in the “Core Area”.
Shopping centres for the convenience of tourists should also be provided in the
areas neighbouring the Kam Sheung Road station. The area around Yuen Long

Station could also be developed as a commercial area of a substantial scale.

Hotel Hub

17.

In order to tackle the factors undermining the development of tourism in Hong
Kong, such as the inadequacies of hotel rooms, and expensive accommodation.
The “Core Area” could serve as a “hotel hub”. As the station of High-speed
National Rail Network in Kam Sheung Road would bring in tourists from all over
the Mainland, it would make perfect sense to place a number of
accommodation facilities, that cater for different types of tourists, including
three to four star hotels, guest houses, and service apartments for short-term

rental.

Regional Headquarters for the Government

18.

When the Government decided to relocate the three government office towers
in the Wan Chai waterfront, it should locate some of those offices to the new
“Core Area” as well, along with Kai Tak and Tseung Kwan O. As Kam Sheung Road
is located in the very centre of the New Territories, the establishment of regional
government headquarters will help bring the following advantages; strengthen
the governance in the New Territories; facilitate a more even spatial pattern of
Government offices; rectify the over-concentration of Government offices and

positions in the metro core, and relieve some burdens to the public transport
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systems from the New Territories to the metro core.

Cultural and Arts Facilities

19.

In the light of severe inadequacies of community facilities in New Territories
Northwest, it would be advisable for the centrally-located area “Core Area” to
develop into a hub for regional-based public services. One of the initiations as
suggested in our “West Kowloon for the People” Report published in December
2007 was the establishment of a “Community Cultural Network”. A mid—level
regional cultural centre as proposed in our Report could be established in the
“Core Area”, to provide learning and training studios for cultural activities,
performing arts venues, and even a large-scale library of a “central library”

status.

Residential Development

20.

Several residential zones can be developed between Kam Sheung Road, and
Yuen Long and Au Tau. Many models of residential development can take place,
including service apartments, low density residential units, and large scale
housing compounds. The combination of commercial and residential properties
could facilitate a more “well-rounded” development of the “Core Area” as a

“Secondary City Centre” in New Territories North.

University Town

21.

Kam Sheung Road should also be developed as a “University Town”. The “Hong
Kong 2030” Study has previously listed Kam Tin/Au Tau as a suitable location for
a “university town”. The geographical conditions of the area near the Kam
Sheung Road Station matches with middle to high density requirements for
educational facilities. Other factors which facilitate the development of a
university town in the “Core Area” are as follows:
® The direct transport connection with all the major cities in the
Mainland attracts students from the Mainland to study in Hong Kong,
and joint projects in scientific research with higher education institutes
in the Mainland;
® The establishment of faculties and research facilities should be targeted
at the specific needs of the regional economy, such as the

establishment of a Faculty in Hotel Management and the inclusion of a
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teaching hotel will be an effective means in staff training and facilitate
of the development for the hotels in the “Core Area”. The research
centre could also serve the needs for the development of “special
industries” in the government-planned “New Development Areas”;

It could relieve the employment situation in New Territories Northwest,
as a mid-size university like the City University of Hong Kong could

provide employment opportunities up to a few thousands.

The Professional Commons

March 2008
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