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Trade port & International financial metropolis
The world’s freest, most competitive & most service-oriented economy

HK tops world rich-poor gap in 2009, 18.1% population live in poverty
Housing cost the most for household

Sec on 1 : Food

Sec on 2 : Housing

Sec on 3 : Electricity, gas and water

Sec on 4 : Alcoholic drinks and tobacco

Sec on 5 : Clothing and footwear

Sec on 6 : Durable goods

Sec on 7 : Miscellaneous goods

Sec on 8 : Transport

Sec on 9 : Miscellaneous services

Average Monthly Household Expenditure (HK$)
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HK residents protest against extreme high housing price
They called for more public housing

Chief executive said: housing solution would be the first 
priority of the coming policies. 14/10/2011

Problem Statement
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Land sale & Property market: complicated system and crucial for HK’s economy
Public housing: Intervention to meet housing demand & decrease housing price
New town: public housing construction 
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HK: Public housing = welfare (economy growth, social stability, control land)
Public housing system before 1990s: housing provision based on existing employment, people are grateful. 

Dominant 
power

Housing 
type

Target 
groups Fire victims residents of

planned area working class low-income 
middle-income

low-income

Squatter resettlement
low-cost 
housing public rental housing

subsidized sale housing

Market

Pre - 1954 1954-1972 1972-1986 1987-2002 2002 - now

Government intervention (land and housing sale) Big market 
small government

HK : close to Liberal 
US/ UK: deprived public housing communities

HK: Public housing clusters in New town without living 
opportunities

Social-democratic
low

statef amily, NGO market
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housing 
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moderate strict  
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on basis of need state intervention 
to correct market
certain groups be 
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market determination

market determination
regulated allocation 
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(reserve for low-income groups)
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production subsidies
subject subsidies for 
large target groups
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subject subsidies
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housing quality

state only support  
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Corporatis iberalt L

Differences between the housing systems of the welfare state regimes, Based on source: Hoekstra, 2003
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Problem Statement

Housing Problem
(lack of housing)

Public housing clusters
(few living opportunities)

Urban Problem
(lack of living environment)

Public housing in 
New Towns of HK

(Provide living environment
for low-income groups)

Infra, urban facilities,
socio-economic life

x
exclusive development 

government & private developer

New Town in Urban Spatial Structure

HK center

New Town

Regional scale:  PRD region, HK-SZ
New Town region:  WNT-ENT-NNT

Relation between  New Towns

x

New Town Public Housing
cluster
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TSW: 300,000 residents on 4.88 km2  Public housing in TSWTSW in Yuen Long District
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Besieged City - Development & Planning Approach

Public Housing
New Town
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x

trapped in the Besieged City
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river
main road
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 1999-2005:

48,073 public
housing units

(21% of HK)

100,000 
new residents

to TSW

1991-2008: 13.8%
 of total public housing production in HK was in TSW

1972.Ten-year Housing Programme (45,000 housing units/ year)
1973.Housing Authority (HA) established

1961.The Government Low-cost Housing Programme was introduced

1982.Ten-year Housing Programme extended to 1987
1983.First Master Development Plan(MDP) for TSW submitted to be self-contained new town.

1987.Long Term Housing Strategy (40,000 public housing/year till 2001).

1994.Policy Address announced housing demand: 50,000 public housing/year till 2001.

1992.Population intake in TSW south.

2000.Population intake in TSW north. TSW south had a population of 187,000.

1997.Chief Executive announced 85,000 housing unit production per year.
1998.Under TSW Outline Zoning Plan, the new town was plan for 350,000 people with 75% intended for public housing.

2003.Cessation of HOS and PSPS because of slump in property market.
2004.100,000 residents in TSW

2011.Nearly 300,000 residents in TSW

1982.Agreement between the government and MCL was signed, the government bought land back in TSW 
           and handed over 38.8 ha to MCL for development into a private housing estate and a commercial complex.

1979.Mightycity Company Limited(MCL) bought the land of TSW and proposed a new town project plan to the government
1978.Home Ownership Scheme (HOS) started.              1979.Private Sector Participation Scheme (PSPS) started. 

1970

1960

1950

1980

1990

2000

2010

Public Housing Policy
Plan and Development in TSW
Public housing production in TSW

Large public housing demand of public sector & economic benefit of private developer 
sped up the developement of TSW and changed the ‘balance development’ new town plan

Private 
developer

Public 
Government

Low-income groups of public housing
Their benefits are not well considered
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Besieged City - Spatial Design
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Housing
Green space
River
Main road

Public Rental Housing Estate
Subdisized Sale Housing Estate
Private Housing Estate

Hong Kong Wetland Park

Besieged housing estates copying 15 times.
Few job opportunities inside TSW and in surrounding area 
Not a new town, but a huge residential area only for sleeping rather than living.



Unemployment / New migrant / Youth crime / Suicide /Homicide

Focus of Public media (bad image in public eyes): the city of misery

Birth place of residents of Tin Shui Wai and HK, source: HKU SWSA,2009 Median household income in TSW and HK in 2001 & 2006, source: HKU SWSA,2009 Age distribution in TSW and HK in 2006, source: HKU SWSA,2009

Besieged City - Bad Public Image



How to develop an inclusive development strategy that may benefit the low-income groups living in this public 
housing cluster of new town, in line with the future regional development?

P1

P2

P3

P4

P5

APR

MAY

JUN

JAN

OCT

Strategy (TSW scale)
Design (TSW scale)

Thesis

Evaluation

Sub Research Question 1:
What are the problems of TSW within 
the public housing, socio-economic 
and spatial networks in HK?

a. What are the public housing, socio-economic and spatial 
    networks in HK on regional and metropolitan scale?
b. What is the position of TSW in those networks?

a. On regional scale, what are the potentials of WNT area as a new 
    connecting zone between HK and SZ?
b. On WNT scale, how to develop local economy for low-income groups?
c. On TSW scale, what are the potentials for community development and 
    how to make good use of potentials created on all scales?

a. How to empower low-income communities to realize the 
     development plan?
b.How to realize the development plan in space like public space?

Literature study
Mapping
Site visit

Literature study
Mapping

Space syntax

Reference Study

Sub Research Question 3:
What kind of spatial condition and urban 
management can socio-spatially realize 
the development strategy?

Graduation

Problem statement
Thesis plan

Vision (regional/WNT/TSW scale)
Strategy (regional/WNT scale)

Main RQ
Sub-RQ
Detail Sub-RQ
Methods
Product
Evaluation

Methodology - Research Question



low-income

middle-income

high-income

corporation

macro economy

Housing solution

Regional scale
ECONOMIC BENEFIT

SOCIAL MIX

IMPROVING
LIVING ENVIRONMENT
OF LOCAL RESIDENTS

Local scale

Community development

+

Theoretical Support



Theoretical Support

PUBLIC SPACE

LOCAL ECONOMY
DEVELOPMENT

SOCIAL 
INTEGRATION

GREEN 
SPACE

new 
marketplaces

new service 
places

park,
square

riverfront lively street

gathering
places

recreation
places

recreation
places

mutual aid 
market

bicycle 
lane and 
network

sports

cultrual
places

children’s
playgroundcommunity 

garden

1. Low-income people need physical space for social 
    communication (Ravensbergen & VanderPlaat, 2009)
2. Mix-use space will integrate social connection (Jacobs, 1961)
3. Community participation and empowerment

Local economy development

Community development 

Social integration
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Analysis on Regional scale
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Shenzhen Bay Port
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new crossing point

TSW
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GZ-SZ-HK Express Rail line

SZ-HK Western Express line

Northern Link

Beijing-Guangdong rail line

 WNT: YL-TM-TSW-(HSK)

 SZ

 HK

HK-SZ: new infrastructure connection & new development area of HSK 

     1). WNT area would be a new connecting zone between HK and SZ

    2). WNT area would be a new centrality based on new development in HSK, so it will be 
attractive for both HK and SZ residents, especially for cross-boundary commuters;

New development benefit low-income groups???

Bay area Action plan study

existing rail/metro line
planned rail/metro line
planned road
HK
SZ
YL-TM-TSW
new development area: HSK
existing railway station
planned railway station
airport
harbor
crossing point
new crossing point
new MTR station- HSK

connection

living & leisure zone



Analysis on WNT scale

SOCIO-ECONOMIC CONDITION

LANDSCAPE
Diverse & High quality

Lack in Quantity & Quality

Poor condition, need dynamics

TRANSPORT

LOCAL SERVICE

WNT

YL 

TM 

HSK 



Analysis on TSW scale

Housing condition is more spacious than city centre
Closer to natural environment

-- Strong community sense, willing to help each other
-- Fight for their own hospital, library, public space
-- NGOs
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corporation
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Future Trend: social mix

Regional scale
HSK development

HOS housing
Infrastructure

Local economy
Social integrateion
Living environment

WNT scale & TSW scale

TSW development strategy

+
Under the background of government’s 
proposal on regional scale which will bring 
social mix and new development into WNT 
area

Promote urban dynamics in WNT area by more 
physical and socio-economic connections among 
different new towns. WNT area would have the 
potenrialities to develop into a social-mix area 
with diverse development: high-quality living 
area, multi-function leisure area, and public 
housing living area linking the two cities of HK 
and SZ. In return, government’s plan will benefit 
from a better image of WNT area.

TSW - the Besieged City - could be opened out-
ward with closer connections to other new towns 
and more development opportunities in WNT 
area. 

Strategic interventions within TSW scale could 
open the closed-in housing estates  and transform 
the public housing cluster into affordable, acces-
sible and lively living environment for existing 
low-income groups in TSW.

WNT

YL 

TM 

HSK 

Vision
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Future life scenario



spatial interventions

socio-economic measures

urban management

Create spatial hierarchy: Green Route network
-- priority to pedestrian & bicycle
-- mix-function public space on human scale
-- transformation of underused space

Encourage small business activities
-- diverse marketplaces
-- unique local business (bicycle, catering,
    leisure farm...)

Short term job creation programs
-- building work for unemployed
-- adult’s training
-- contractors with new development to provide 
    certain amount of jobs for local residents

Long term structural programs
-- residents empowerment
-- youth education & development 
-- multiculture cohesion

Create safe living environment
-- decrease blind spots
-- lively space with eyes on the street
-- safe playgrounds for children

Resident participation for urban management
-- optimal combination of ‘space, time & people’
-- collaboration among government, NGO, self-
    organization, and other groups & individulas

Spatial interventions

Socio-economic measures

Urban management

TSW development strategy: Interal & Inclusive approach

Experience & Inspirations from Bijlmermeer

Strategy Approach
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Strategy -  Green Route Network



Tai Lam country park

Nam Sang Wai

YL town centre

TM town centre

Mai Po nature reserveTsim Bei Tsui
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Pak Nai
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Green Route Circle
Bicycle & Pedestrian priority / Public transport connection / Slow drive tour

Connecting important places and potential development areas together

s
Natural landscape            Cultural site            Seaside            Leisure farm            Shopping mall            Market            Food stalls
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Strategy -  Green Route Network



Castle Peak

Tsing Tin

Sam Shing

Ha Tsuen

Nam Sang Wai

Tai Lam country park

Gold coast

Connecting Line
Extention of Green Route into local neighborhoods & other important places
Connecting local residents to the Green Route by bicycle path and public transport
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Urban area
Nature Landscape
Village
Light Rail line

Green Route Circle
Connecting Line

Strategy -  Green Route Network



Wetland park

Ping Shan

HSK development

TSW

Nam Sang Wai

YL town centre

Tsim Bei Tsui

Lau Fau Hill

Opening Line in TSW
Extention of Green Route going through TSW, connecting crucial places around TSW
1. Lau Fau Hill -- TSW -- Nam Sang Wai
2. Tsim Bei Tsui -- TSW -- HSK
3. Wetland park -- TSW MTR station -- Ping Shan -- YL town centre
Potential development lines in TSW to open the Besiege City
River line / Street line / View line
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Green Route Circle
Connecting Line
Opening Line

Strategy -  Green Route Network
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Service center (regional/ WNT/ local level)
Service areas of Green Route network near important places & current local service
Creating multi-function service centers to meet local demand & potential visitors
Promoting job opportunites in the Green Route network for local residents

H
Diverse Marketplaces         Special Food stalls          Leisure farm          Bicycle service     Family Hostel
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Strategy -  Green Route Network
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Strategic Lines in TSW



River Line

View Line
North Loop Tram

Metro

Light Rail

HK Wetland Park

Tin Sau Rd Park
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TSW Park
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Big Project
North Junction
New Street
North Loop

Small Project / Riverfront
Extension of North Junction
Existing dawn market
Extension of North Loop
Extension of Park

Strategic Plan for TSW
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PAY GAIN

Stakeholders

Infrastructure Public: Department of Planning
              Transportation

Private: MTR
               Developer of HSK
               Other developers 

Community Participation: 
Design workshops

Public: Housing Authority
              Fundation

Private: Corporation (LINK)
               Local businessman

Community Organization
NGO
Residents: New businessman
                     Consumer

Building

Public: Housing Authority
              Fundation

Private: Local farmer
                Vendor

Community Participation: 
Construction & Management

Public Space

Opening TSW 
Association

P

CP
$$

$$$

?!!

Opening TSW 
Association
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CP
$

$$$

$?!

Opening TSW 
Association

P
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$ ?!!

space$

Tram / Bicycle route
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Visitors
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social justice

Encourage small business
Local economy development 
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social justice

Living environment quality
Social integration

New Residents
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CP

$

social justice

Design - Stakeholders



Strategy - Baselines

In the framework of Free Economy of Common Interests
Provide spatial opportunities to low-income groups, 
A place where they can work hard for a better living.

Free Economy of Common Interests

In the process of planning, design, construction & management
Provide participation opportunities to local residents.
A platform for democratic society and social justice.

Planning, design, construction & management
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Design - North Junction

Before After



shopping centre connected only by skywalk ground parking inside housing estate next to the street empty parking building street profile with ground level shops

street profile only friendly for car ground level shops in a new housing estate schools

Shopping centre
Parking building
Service building
Elevated walkways
River
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FUTURE

Design - New Street
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STAKEHOLDERS

Local residents and coporations

Independent Organization
Opening TSW Association

Local Gov.
HK HA

Fundation

Private
developer

Planners
Architects

New small-
business owners

Parking Building 
owner (LINK)

PLAN & DESIGN

INVESTORS
DESIGNERS

Private
developer

Independent Organization
Opening TSW Association

Local Gov.
HK HA

Fundation
Planners

Architects

New small-
business owners

Parking Building 
owner (LINK)

How much new commercial & service space are needed?
How much parking space to transform?
Spatial form of new stores

CONSTRUCTION

Private
developer

Independent Organization
Opening TSW Association

New small-
business owners

Parking Building 
owner (LINK)

Local
Employment

STAKEHOLDERS

    Coordinator
-- Independent Organization of Opening TSW Association

    Public sector
-- Local Government / HK HA
-- Foundation

    Private sector
-- Private developer
-- Planners / Architects

    Local residents and corporations
-- New small business owners
-- Parking Building owners (LINK)

PLAN & DESIGN
    Coordinator
-- Independent Organization of Opening TSW Association

    Investors
-- Local Government / HK HA
-- Foundation
-- Private developer
-- New small business owners

    Designers
-- Planners / Architects
-- New small business owners
-- Parking Building owners (LINK)

    All stakeholders have agreement on:
1) How much new commercial & service space are needed?
2) How much parking space to transform?
3) Spatial form of new stores

CONSTRUCTION
    Coordinator
-- Independent Organization of Opening TSW Association

    Densification & transformation programs by
-- New small business owners
-- Parking Building owners (LINK)
-- Private developer
-- Local employment

New Street - Flexibility



Riverfront & 
HSK development

Fig. 42: New Street scenario 3

    New Street Scenario 1:   Densification by low-rise commercial space
In this scenario, some empty space would be used for densification by low-rise buildings. There will be more small-business commercial space and it would have influence on two housing estates.

    New Street Scenario 2:   Densification by low-rise commercial space + Transformation of unused parking building
In this scenario, some parking space will be also transformed into small-business commercial and service. These interventions would have influence on four housing estates, and create some street life on east part of New Street.

    New Street Scenario 3:   Densification by low-rise commercial space + Transformation of unused parking building + Transformation of shopping centre
In this scenario, the existing shopping centres will be also transformed for diverse ground connectivity. So, the whole New Street (fig.42) would become a lively and attractive centrality for TSW, with extension to the riverfront, even 
to new development area of HSK.

New Street - Flexibility
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Tin Shui Rd Park

Riverfront profile

River and the housing

public space without river view

flowing hawker in the dawn market

fence surrounded the housing

the other side of the river, and SZ at the background

Green space line
Fence
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CURRENT

Riverfront Trail 1
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Design - Riverfront
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Riverfront - Flexibility STAKEHOLDERS

Independent Organization
Opening TSW Association

Local Gov.
HK HA

Fundation

Planners
Architects

NGOs

Local residents’ self-made organization

Vendor Union Market Supervisor
Group

PLAN & DESIGN

Independent Organization
Opening TSW Association

Local Gov.
HK HA

INVESTORS DESIGNERS

Fundation

Planners
Architects

NGOs

Local residents’ self-made organization

Vendor Union Market Supervisor
Group

CONSTRUCTION

Independent Organization
Opening TSW Association

Local
Employment

Volunteers

Vendor Union Market Supervisor
Group

MANAGEMENT

operate markets supervise markets

Independent Organization
Opening TSW Association

Vendor Union Market Supervisor
Group

STAKEHOLDERS
    Coordinator
-- Independent Organization of Opening TSW Association

    Public sector
-- Local Government / HK HA
-- Foundation

    Private sector
-- Planners / Architects
-- NGOs

    Local residents’ self-made organization
-- Vendor Union
-- Market Supervisor Group

PLAN & DESIGN
    Coordinator
-- Independent Organization of Opening TSW Association

    Investors
-- Local Government / HK HA
-- Foundation
-- Vendor Union

    Designers
-- Planners / Architects
-- NGOs
-- Vendor Union
-- Market Supervisor Group

CONSTRUCTION
    Coordinator
-- Independent Organization of Opening TSW Association

    Self-built program by
-- Vendor Union
-- Market Supervisor Group
-- Local employment

-- Volunteers

MANAGEMENT
    Coordinator
-- Independent Organization of Opening TSW Association

    Operate markets
-- Vendor Union

    Supervise markets
-- Market Supervisor Group

    Two groups have agreement on:
1) Time schedule of different markets
2) Market location and number of vendors
3) Cleaning arrangement & noise protection



Riverfront - Flexibility

    Riverfront Scenario 1:   Flowing Market Riverfront

In this scenario, a flowing market would be built up to meet the demand of low-income residents. It 
needs small investment and residents participation. This scenario would solve the urgent problems 
in TSW

    Riverfront Scenario 2:  Flowing Market Riverfront 
                                            + Water enjoyable Riverfront

In this scenario, not only low-income residents would benefit from the flowing market, but also mid-
dle and high-income residents could benefit from the water enjoyable riverfront. So, the riverfront 
would become lively and attractive. This scenario would improve the image and living quality of TSW.
 

    Riverfront Scenario 3:  Flowing Market Riverfront 
                                            + Water enjoyable Riverfront 
                                            + HSK Riverfront development

In this scenario, when TSW has a lively and attractive riverfront, it would promote the development 
of the other side of the riverfront in HSK. Finally, both TSW and HSK would benefit from the river-
front. This scenario is a long term vision for TSW, as well as a stategy to link TSW with future develop-
ment in HSK.

Now

Riverfront Scenario 1

Riverfront Scenario 2

Riverfront Scenario 3



DESIGN GUIDELINES
Bring urban sense and spatial hierarchy into TSW with mix-function & human-scale design.

Conclusion
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Thank you!

OPENING THE BESIEGED CITY
Exploring an inclusive development strategy for Tin Shui Wai in Hong Kong


