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Summary of Representations in Group 4 and PlanD’s Responses 

 

Supporting Representations: 

The representations (R1-4 of KTN OZP and R1-3 of FLN OZP) in Group 4 are 

mainly submitted to support the proposed development of the NDAs.  Their grounds 

of representations/concerns and proposals as well as the PlanD’s responses are 

summarised below: 

 

Representation Points PlanD's Responses 

Grounds of 

Representations/Concerns 

 

S-1 The NENT NDAs’ plan is necessary 

The NENT NDAs’ plan is necessary 

as it would offer long-term benefits 

and conserve the ecology.  

 

(1) Support noted. It is necessary to proceed 

with the development of the NDAs to 

supply land for accommodating various 

land uses to meet Hong Kong’s 

medium- to long-term housing, 

economic and social needs.  

  

S-2 Provision of residential development and employment opportunities 

As there are lots of low-income 

people living in subdivided flats and 

the queue for public rental flats 

becomes longer, the Government 

should provide more public housing 

to improve the living environment 

for those in need. The Country Park 

currently accounts for 40% of the 

land area in Hong Kong, so there are 

not many remaining land available 

for development.  The average 

living space in other Asia areas is 

higher than that in Hong Kong.  

The development of NENT NDAs 

would release more land for a better 

(1) 

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

 

The KTN and FLN NDAs together will 

provide a total of about 60,000 new flats 

including 36,600 subsidised housing 

units and 23,300 private housing units 

to accommodate a new population of 

about 173,000. The ratio of subsidised 

and private housing is about 60:40. 

 

In addition to providing housing land, 

the NDAs development will also 

provide land for economic uses. The 

two NDAs will offer new floorspaces  

of about 837,000 m
2
 for various 

commercial, office, retail and services, 

and research and development uses and 
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rural area in future. 

 

The development could create more 

job opportunities for Hong Kong 

citizens.  

 

In addition, Shek Wu San Tsuen is 

one of the affected villages under the 

NENT NDAs’ plan.  Shek Wu San 

Tsuen’s history dates back to more 

than 50 years ago.  The once 

prosperous village has been ruined 

by the developers, so the NENT 

NDAs’ plan which provides better 

living environment is supported.  

 

 

 

 

(3) 

provide about 37,700 new employment 

opportunities.  

 

The Shek Wu San Tsuen area is 

currently occupied by domestic 

structures, active and fallow cultivated 

land. It is located at the centre of the 

FLN NDA in between two district 

nodes, namely District Centre and 

Residential Area South of the River. The 

area would be the future civic and 

recreational core of the NDA, with the 

Central Park at FLN Planning Area 12 

which serves as a major recreational 

area in the FLN NDA, and social 

services and recreational facilities in 

FLN Planning Area 11.  In addition, 

the park and community facilities will 

also serve the residents in Fanling/ 

Sheung Shui.  In view of this, the 

proposed future civic and recreational 

core is considered appropriate. 

 

S-3 The NENT NDAs’ plan should be implemented immediately 

The NENT NDAs’ plan should be 

implemented immediately as it 

would generate more housing supply 

and job opportunities.  

 

 

 

 

 

 

 

 

 

(1) 

 

 

 

Noted. To achieve early delivery of land 

to meet the housing needs and ensure 

timely provision of a comprehensive 

range of commercial, retail, open space 

and G/IC facilities in tandem with the 

population build-up, an implementation 

programme with proper phasing and 

packaging of works for the NDA 

development has been formulated.  

Detailed design for site formation and 

engineering infrastructural works in the 

Advance Works Package is planned to 

commence in 2014, to enable 
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construction to start in 2018 and first 

population intake in 2023.  Other 

major works for the NDAs development 

will start after the commencement of the 

Advance Works and the development of 

the KTN and FLN NDAs is expected to 

be fully completed by 2031.  

 

S-4 Existing local industries should have moved to designated industrial area 

In order to protect and develop local 

industry and agriculture, the existing 

local industries should have moved 

to designated industrial area. 

High-tech agriculture should be 

developed in a scientific way.  

(1) There are about 51 ha of existing open 

storage and rural industrial uses in KTN 

and FLN NDAs.  Most of them are 

concentrated in the central part of the 

KTN NDA and along Man Kam To 

Road in FLN NDA.  The concerned 

areas have been planned as the Town 

Centre of KTN New Town and mostly 

zoned as residential area for housing 

development.  These open storage and 

rural industrial uses will not be 

compatible with the future NDAs 

development.  

 

S- 5 Village reprovisioning 

The Government should reserve 

some land for the affected villagers 

to rebuild their homes with special 

characteristic.  

 

 

 

 

 

 

 

 

 

(1) 

 

 

 

 

(2) 

Two sites have been planned for 

reprovisioning the affected village 

houses under the Village Removal Term 

due to the NDA development.   

 

For other affected villagers, local 

rehousing would be provided to help 

maintain the social fabric of the existing 

communities.  The public housing 

developments in KTN Planning Area 24 

of the KTN NDA and another one in 

FLN Planning Area 15 of FLN NDA 

would be made available for local 



4 
 

Representation Points PlanD's Responses 

 

 

rehousing.   

 

S-6 Reservation of squatters with special architectural feature 

The Government should reserve 

some squatters with special 

architectural feature as showcase.  

(1) 

 

 

 

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(3) 

Graded historical heritage worthy of 

preservation have been identified in the 

NDA.  It is one of the key guiding 

principles to strike a proper balance 

between development and heritage 

conservation.  The Cultural Heritage 

Impact Assessment (CHIA) has been 

conducted for the NDAs to ensure that 

heritage conservation and development 

can be properly coordinated. 

 

For example, in KTN NDA, a declared 

monument and a number of graded 

historic buildings are identified in the 

Area, including the Hau Ku Shek 

Ancestral Hall (Declared Monument), 

Hung Shing Temple and Pai Fung 

Temple (Grade 3) and Sin Wai Nunnery 

(Grade 3) which are preserved within 

the “V” zone of Ho Sheung Heung, the 

Enchi Lodge (Grade 2) within “CDA”, 

the Earth God Shrine of Kam Tsin 

(Grade 2) is preserved within “OU(A)”, 

Yan Wah Lo (Grade 3) and Yeung 

Yuen (Grade 3) are preserved within 

“O” zone.  In FLN NDA, open space 

in the western end would be designed to 

incorporate the Man Ming Temple 

(Grade 3 Historic Building). 

 

For the graded historic 

building/structures, further consultation 

with the Antiquities and Monuments 

Office of the Leisure and Cultural 
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Services Department should be made if 

any development, redevelopment or 

rezoning proposals might affect the 

concerned historic building/structure.  
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Objecting Representation: 

41,505 representations including R15, R18-R23, R25-R26, R28-R30, R33-R50, 

R52-R72, R74-R92, R95-R165, R167-R20727, R20729-R20779 of KTN and R15, 

R18-R27, R29, R34, R39-R40, R42-R43, R47-R52, R54-R56, R58-R77, R81-R87, 

R89-R99, R539-R540, R543-R612, R614-R21229 of FLN in Group 4 are mainly 

submitted to object the proposed development of the NDAs or offer comments on 

different proposals of the OZPs.  Their grounds of representations and proposals as 

well as the PlanD’s responses are summarized below: 

 

Representation Points PlanD's Responses 

Grounds of 

Representations/Concerns 

 

A. Needs for NDA/ Intention of the Plans/ Land utilization/ Development 

intensity/ Urban design 

Needs for NDA / Land utilization  

The NENT NDAs’ proposal is not 

necessary and should be 

withdrawn/reviewed. There are 

other issues in higher priority 

should be tackled first. The 

problematic NDAs’ development 

plan should not be putting forward. 

The government should protect the 

area falling within the NENT 

NDAs from development. 

 

Other available land should be 

developed before exploiting the 

NENT. Such land includes vacant 

government land, Fanling Golf 

Course, Fanling Lodge, Beas River 

Country Club, Kai Tak, “Village 

Type Development” (“V”) zone or 

Village Environ, existing 

brownfield sites, unauthorised 

development, old buildings/estates 

in urban area, vacant military sites, 

(1) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(2) 

 

With regard to the necessity of the NENT 

NDAs development, it should be noted that 

Hong Kong’s population is expected to reach 

8.4 million in 2041. With declining average 

household size, rising aspiration for better 

living environment, continuing robust 

economic activities and increasing public 

housing demand, demand for housing land 

and various economic uses will be intense in 

future.  It is necessary to proceed with the 

development of the NDAs to supply land for 

accommodating various land uses to meet 

Hong Kong’s medium- to long-term 

housing, economic and social needs.  

Similar to the development of new towns in 

the past, developing NDAs is the most 

efficient way to supply land for meeting the 

housing needs, especially public housing 

needs. 

 

In addition, the KTN and FLN NDAs are 

extension of the Fanling / Sheung Shui New 
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cemetery, existing new towns, land 

from reclamation, space above 

MTR stations in areas other than 

NDAs, places with lower 

conservation value / agricultural 

rehabilitation potential. There is 

still a lot of developable land in 

existing urban area with sufficient 

facilities. 

 

Urban regeneration should be 

considered to provide more space 

for housing development, such as 

rezoning some industrial land for 

mixed residential use.  

 

There should first be a systematic 

assessment of available vacant land 

or under-utilised land. 

 

 

 

 

 

 

 

 

 

 

 

 

 

(3) 

 

 

 

 

 

 

 

 

 

(4) 

Town.  One of the recommendations  

formulated after a comprehensive study and 

extensive public engagement, the Hong 

Kong 2030 Planning Vision and Strategy 

(HK 2030) states that the direction for Hong 

Kong’s future development is clearly to “do 

more with less”. To carry forward the 

recommendation, the planning and 

engineering feasibility study of the NDAs 

was commissioned by the Government. 

 

Apart from these two NDAs, the 

Government has adopted a multi-pronged 

approach in identifying potential housing 

sites in the short, medium and long terms. 

However, it is necessary to proceed with the 

development of the NDAs to supply land for 

accommodating various land uses to meet 

Hong Kong’s medium- to long-term 

housing, economic and social needs. 

 

The development opportunities and 

constraints of the Fanling Golf Course, 

Fanling Lodge is being examined under the 

‘Preliminary Feasibility Study on 

Developing the New Territories North’ 

(NTN Study), commenced in January 2014. 

The development potential of these sites for 

housing development has not yet been 

confirmed.  In fact, after completion of a 

feasibility study, the formation and 

development of land often takes 10 years.  

These sites could not replace the KTN and 

FLN NDAs.  

 

 

Intention of the Plans 
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The NENT NDAs’ plan is 

suspected to benefit the 

high-income class, developers, 

investors and people from the 

mainland. The NENT NDAs plan 

is an integration of Shenzhen and 

Hong Kong which is not suitable 

for any local citizen. Some believe 

the NENT NDAs plan is targeted to 

attract Mainland citizens across the 

border and the demand of the 

development is raised by 

immigrants rather than local  

residents.  

 

It is believed that the NENT NDA 

plan comprises mainly of 

expensive private properties and 

hotel development which favours 

rich people and serves as a means 

to generate government revenue 

and for the developers to 

accumulate capital. The cost of 

relocation within the NENT NDAs 

is too high, especially for the 

affected tenants. Local residents 

could not afford a flat within the 

NENT NDAs. Development 

generates huge social cost and 

ecological cost and affects the 

living quality of the local residents. 

The unaffordable development is 

not necessary. 

 

(1) 

 

 

 

 

 

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

To develop a harmonious community, we 

plan for different types of residential 

developments for different social classes of 

people to reside in the NDAs.  In the latest 

proposal, FLN and KTN NDAs will only 

contain small amount of low density 

development sites which are designated 

taking into account planning and transport 

considerations, whereas other planned 

private housing developments will mostly be 

high density housing (small- and 

medium-sized flats) not low density housing.  

 

With a view to achieving comprehensive 

planning and timely provision of housing, 

infrastructure and community facilities, the 

Government will adopt the Conventional 

New Town Approach (CNTA) as the primary 

mode for implementing the NDAs proposals. 

To implement the NDAs, the Government 

will resume land and clear the private land 

planned for public works projects, public 

and private developments, carry out site 

formation works, and provide infrastructure 

before allocating land for various purposes, 

including disposal of land planned for 

private developments in the market.  Land 

formation and the provision of infrastructure 

will be implemented in accordance with the 

development programme. 

The representers expressed that 

they are not willing to be 

reallocated. They expressed “No 

(3) 

 

 

While the planning of the NENT NDAs has 

minimised the impacts on the existing 

residents as far as possible, it is unavoidable 
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removal, No clearance.”  Some 

existing residents claimed that 

many generations of their families 

have been living in the area, and 

they expressed strong feeling and 

emotional attachment towards their 

homeland. Strong memory is 

linked to the place. They hope to 

maintain the simple lifestyle that is 

close to the natural environment 

especially for the elderly. 

 

The home of nearly 10,000 

villagers will be destroyed. This 

will be the largest relocation of 

residents in 30 years.  

 

The harmony and peaceful lifestyle 

and the social network of the local 

community will be destroyed by 

the NENT NDAs development. 

The land to be resumed for 

development is mostly farmland, 

which is also homeland for the 

residents in NDA.  These people 

will lose their jobs as farming is 

their primary business to earn their 

livings.   Current rural 

characteristic and local business 

should be preserved and current 

land use should be maintained.  

 

There was no Social Impact 

Assessment and the needs of the 

local residents are disregarded.  

 

 

 

 

 

 

 

 

(4) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(5) 

to clear / resume the land for the provision of 

road infrastructure, public housing, public 

facilities as well as residential and 

commercial developments. In addition, 

impacts on those living in the future town 

centres of the NDAs are unavoidable. 

 

In order to maintain the social fabric of the 

existing communities, two sites (i.e. a 

“R(A)2” site in KTN Planning Area 24 and 

an “OU (Commercial/Residential 

Development with Public Transport 

Interchange (1))” in FLN Planning Area 15)  

have been reserved for local rehousing for 

eligible clearees affected by NDA 

development. Apart from the two local 

rehousing sites reserved in the KTN and 

FLN NDAs, the Government could consider 

using parts of the local rehousing sites for 

developing Home Ownership Scheme units 

or other types of subsidised housing for 

rehousing purpose to provide the affected 

clearees with a further choice. Other public 

housing units in Fanling/Sheung Shui area or 

elsewhere could also be provided to serve 

the rehousing purpose more flexibly to meet 

the needs of clearees.  A special ex-gratia 

compensation package has been devised for 

affected qualified households to assist their 

removal, subject to the approval of the 

LegCo.  

 

Under the NENT NDA Study, a 

socio-economical assessment was conducted 

to assess the social impact by the NENT 

NDA development. In addition, a social 

service team (SST) of KTN and FLN NDAs 
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respectively has been set up. The social 

service teams will approach the affected 

residents/stakeholders and provide relevant 

updated information on the NDAs for 

facilitating the local residents/stakeholders to 

understand the development proposal and 

progress. SSTs would also act as bridge for 

conveying messages amongst the 

Government and affected 

residents/stakeholders. 

 

The elderly home in Dills Corner 

Garden should be retained.  

 

(6) The Dills Corner Garden (DCG) is located 

south of the proposed Kwu Tung Station, 

where will be the future Town Centre of 

KTN NDA. It is impossible to keep the 

existing premises at DCG in-situ without 

adversely affecting the planning and 

implementation of the KTN NDA town 

centre. Noting the wish of the existing 

elderly residents at DCG for preserving their 

communities and relocating them in the 

vicinity, relevant departments have been 

working hard and in concert to explore 

possible special arrangements. The 

Government would explore in the detailed 

design stage ways to minimize the impact 

due to the clearance of the RCHEs. 

 

Housing mix 

Ratio of Public / Private housing 

development within the NENT 

NDAs is 40:60 only. Area of 

“Residential (Group A)” (“R(A)”) 

and “Residential (Group B)” 

(“R(B)”) zones in the NDAs should 

be used for public housing 

development only.  

(1) 

 

 

 

 

 

 

 

The KTN and FLN NDAs together will 

provide a total of about 60,000 new flats 

including 36,600 subsidised housing units 

and 23,300 private housing units.  The ratio 

of subsidised and private housing is about 

60:40 to ensure a balanced and socially 

integrated community, not 40:60 mentioned 

by the representer.  
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The NENT NDAs will not solve 

the housing problem, the price                            

of private housing development is 

too high and more public housing 

should be provided.  On the other 

hand, some believed that NENT 

NDAs could not alleviate housing 

price problem as the market price 

is not related to housing supply and 

the actual growth of population is 

much lower than expected.  

 

 

(2) 

 

To provide a well-mixed community, the 

NDAs should not be dominated by one 

single type of housing.  To accelerate the 

provision of public housing flats, the 

housing mix of the NDAs has been reviewed 

while not compromising the creating of a 

harmonious community.  

 

 

Development intensity 

The plot ratio of the whole new 

development area should be 

increased so as to effectively 

maximise the development 

potential of the area.  

 

Transferring development plot 

ratios from land which is existing 

farmland to land which is not 

intended for agricultural use.  

 

 

(1) 

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

 

 

 

 

 

(3) 

 

 

 

In working out the development intensity of 

respective development zones, due 

considerations, in addition to meeting the 

housing and employment needs, have 

already been given to public aspirations for a 

quality living environment, environment 

conservation, urban design etc. 

 

The NDAs development should make the 

best use of scarce land resources to serve the 

housing and economic needs of Hong Kong.  

However, there is also a need to plan for a 

balanced community with different housing 

types.  The urban design principle of 

planning for a more interesting townscape, 

more diversified neighborhoods and better 

air ventilation have also been duly 

considered.  

 

During the Stage 2 and Stage 3 pubic 

engagement exercises, a number of 

commenters have urged that the 

development intensity of the NDAs should 
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(3) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(4) 

be increased to address the housing shortfall.  

In this regard, opportunities had been 

explored to increase the development 

intensity taken into account the 

infrastructure capacities, design flexibility 

and environmental acceptable.   

 

After balancing different considerations 

including efficient use of scarce land, 

provision of sufficient supporting 

infrastructure and GIC facilities, growing 

public aspirations for a quality living 

environment, good urban design, the plot 

ratio of high-density residential sites at the 

future town centres of the NDAs has 

generally been increased from 3.5 or 5 to 6. 

Most of the previously proposed low-density 

residential zones have been upzoned for 

medium-density development with a plot 

ratio of 3.5. These together with other 

changes in housing mix have increased the 

total flat production from 47,300 as per the 

RODP to 60,000 as per the latest OZPs.  

 

A total maximum plot ratio of 6 for land 

designated “Residential (group A)” (R(A)”) 

in the OZPs is considered appropriate.  In 

fact, such development intensity is 

commensurate with other New Towns which 

generally have adopted a maximum plot 

ratio of 5 for high-density residential sites. 

 

The maximum plot ratio of 

“Government, Institution or 

Community” (“G/IC”) zone should 

be stipulated. Land should be 

preserved in “G/IC” zone for 

(5) Adequate G/IC facilities including 

residential care home for the elderly, clinic, 

school, etc. have been planned in accordance 

with the HKPSG requirements.  In the 

OZPs for FLN and KTN NDAs, a total of 
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building residential care home for 

the elderly, clinic, international 

school, community college and 

waste recycling facilities.  

 

about 67 ha of land (11%) designated as 

“G/IC” zone for the provision of a wide 

range of government and/or community 

facilities.  As these G/IC uses are of 

different functions and requirements in terms 

of building design, layout, etc., it is 

considered appropriate not to restrict the 

maximum plot ratio for “G/IC” sites so as to 

allow greater design flexibility.  However, 

building height restriction in terms of 

number of storeys or mPD has been 

stipulated on the OZP to ensure the 

concerned development is in line with the 

building height profile in the area.  This 

approach is in line with the ‘G/IC’ sites in 

other areas. 

 

Objection to development that is 

not compatible with Long Valley 

Nature Park (LVNP), the proposed 

landmark building to the west of 

the LVNP is not compatible with 

the nature park, it should be 

deleted. Objection to the high 

density development at the 

Business and Technology Park as it 

is close to LVNP. 

(6) According the EIA Report under the NENT 

NDA Study, the proposed development in 

the proposed business and technology park 

including its height and development 

intensity is considered environmentally 

acceptable and with all the proposed 

measures in place, no significant adverse 

impacts on LVNP and fauna are predicted.  

Mitigation measures including building 

design guidelines as well as erection of 

noise/visual barrier during construction stage 

to minimize mortality and light and glare 

impacts and wetland compensation in LVNP, 

have been proposed and specified in the 

Environmental Monitoring and Audit 

Manual that the project proponents have to 

follow. The “OU (Business and Technology 

Park)” and “OU(Research and 

Development)” in KTN NDA is planned to 

provide land to meet the strategic economic 
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needs of Hong Kong and provide a variety of 

commercial and industries related job 

opportunities. 

 

Urban Design / Landscape 

The NENT NDAs’ plan has no 

local character and poor urban 

design, some concerned that wall 

effect will appear within the NDAs 

in the future. The monotonous 

build-forms would lessen the 

uniqueness of Hong Kong. The 

NENT NDA plan will deteriorate 

the existing landscape. Reference 

materials (i.e. websites and book 

links) regarding design issues were 

provided. 

 

(1) 

 

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

 

 

 

 

 

 

(3) 

 

 

 

 

 

 

 

 

 

(4) 

A comprehensive planning and urban design 

framework optimising opportunities afforded 

by the NDA and the adjoining 

Fanling/Sheung Shui New Town and the 

surrounding natural and landscape features 

has been formulated to create a quality and 

green living environment and socially 

integrated communities.  

 

KTN NDA would be developed as a ‘Mixed 

Development Node’ whereas FLN NDA 

would be developed as a ‘Riverside 

Community’ making the best use of its 

beautiful riverside scenery and hilly 

backdrop to provide a quality living 

environment. Both of them would be a mix 

of residential, commercial and agricultural 

uses as well as retail and services, 

community and government facilities and 

land for natural and ecological conservation.  

 

For KTN NDA, there are nine character 

areas connected by a comprehensive open 

space network, including Town Centre, 

North Residential Area, Residential Area by 

the River, Business and Technology Park, 

Long Valley Nature Park, Community 

Facilities Area, Recreational Area, Research 

and Development Area and Government 

Facility Area.   

 

For FLN NDA, there are four character areas 
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(5) 

 

connected by a comprehensive open space 

network, including the District Centre, 

Residential Area South of the River, Civic 

and Recreation Area and Government 

Facilities Zone.  

 

Stepped Height Profile  

In order to provide better control on the 

building height of developments in the 

NDAs and to preserve some key urban 

design attributes (e.g. stepped building 

height from the town centres towards the 

periphery and riverside and preservation of 

visual corridors to the ridgelines), building 

height restrictions are imposed for the 

development zones on the KTN and FLN 

OZPs.  A stepped building height concept 

is recommended with overall development 

intensity and building height profile steps 

down from district nodes (in FLN NDA) / 

the Town Centre (in KTN NDA) towards the 

periphery and riverside so as to enhance 

variety in height and massing of new 

developments and to ensure a better 

integration with the adjacent rural setting. 

Different building height control zones are 

introduced within the development sites 

along the river to further enhance the 

stepped building height concept towards the 

riverside. 

 

Design along Ng Tung River 

The green field of Fanling North 

will become high-rise 

developments and the scenic view 

along Ng Tung River will be 

altered.  The design will result in 

(1) The Fanling North NDA would be developed 

as a ‘Riverside Community’ making the best 

use of its beautiful riverside scenery and 

hilly backdrop to provide a quality living 

environment with a mix of residential, 
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poor air quality within the NDAs.  

 

commercial and agricultural uses as well as 

retail and services, community and 

government facilities. Ng Tung River and 

the natural ridgelines to the north have been 

respected in the layout design of the Fanling 

North NDA. 

 

Building Height 

Building height and density should 

be restricted in order to preserve 

the ridgelines. 

 

(1) The urban design of the NDAs has fully 

considered the natural landscape, water 

features, mountain and farmland, etc., of the 

area. In KTN NDA, stepped building height 

and building height restrictions are imposed 

from the Town Centre towards the periphery 

and riverside so as to preserve the visual 

corridors to the ridgelines. In the FLN NDA, 

in order to respect Ng Tung River and the 

natural ridgelines to the north, the building 

heights reduce gradually from the eastern 

and western fringes towards the centre and 

from the south to Ng Tung River in the 

north. The maximum building height of the 

KTN and FLN NDAs will not exceed 135 

mPD (35 storeys).  

 

Air Ventilation 

Shek Wu Hui and Tin Ping Shan 

Tsuen  will be blocked by tall 

buildings which adversely affect 

the air ventilation in the area. 

(1) A comprehensive breezeway system is 

introduced in the NDAs to promote better 

ventilation and urban climate. Air ventilation 

assessments for the NDAs have been 

conducted to evaluate the wind performance 

of the NDAs and their surrounding areas. A 

number of major air paths have been 

incorporated in the layout to facilitate wind 

permeability in the forms of non-building 

area (NBA), open space, terraced podium 

design and building height profiles etc.  To 
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further improve the wind penetration at 

pedestrian level, large and bulky podium 

development is discouraged in the NDAs. In 

terms of building height, stepped height 

profile is adopted which was formulated 

after taking into considering the findings of 

the AVA, such as prevailing wind directions. 

In addition, the north-east/south-west and 

east/west local roads also serve as important 

breezeways/air paths for the NDAs.  These 

unobstructed breezeways/air paths allow the 

prevailing winds to penetrate into the built 

environment of the Area as well as the 

downstream Fanling/Sheung Shui area, 

including Shek Wu Hui and Tin Ping Shan 

Tsuen. (Plan FLN-3) 

 

Flooding Risk 

There would be flooding risk in 

NDAs due to poor urban design 

and felling of trees.  

 

(1) 

 

 

 

 

 

 

 

(2) 

 

 

There is no direct relevance between urban 

design and flooding risk. However, to 

improve the existing drainage conditions, 

necessary site formation works will be 

carried out for the NDAs and an independent 

drainage system will be established to 

provide flood protection for the NDAs.  

 

Peripheral channels are recommended to be 

provided along the toe of the embankment 

for site formation on the south-west side of 

the NDA to avoid adverse impact to the 

existing Tin Ping Shan Tsuen and Fung Kai 

Secondary School.  

 

Insufficient Open Space and Community Facilities  

The green/open recreational space 

is insufficient due to the increasing 

population. Provision of local open 

(1) 

 

 

In KTN, riverside promenade will be 

provided along Sheung Yue River and Shek 

Sheung River for the enjoyment of the 
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space / recreational use should be 

increased. In addition, supporting 

community facilities are 

insufficient.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

 

 

 

 

 

 

(3) 

 

 

 

 

 

 

residents and visitors.  A comprehensive 

network of recreation and green spaces 

comprises regional, district and local open 

spaces.  The Town Plaza and Fung Kong 

Shan Park will be conveniently located for 

the enjoyment of residents.  Some heritage 

features within the open spaces will also be 

incorporated in the layout and design of 

open space to enhance local identity and 

character. Major green corridors and 

secondary green corridors are designed in 

the form of tree avenues, boulevards, 

pedestrian streets and green walkways which 

make the Kwu Tung North NDA visually 

cohesive in terms of the continuity of tree 

and shrub planting and allow continuous and 

safe pedestrian access throughout the NDA.  

 

In FLN, the Central Park and the riverside 

promenade serve as green civic and 

recreation cores linking the residential areas.  

Major green corridors and secondary green 

corridors are designed in the form of tree 

avenues, boulevards, pedestrian streets and 

green walkways which make the Area 

visually coherent in terms of the continuity 

of tree and shrub planting and allow where 

possible continuous and safe pedestrian 

access throughout the NDA. 

 

Sufficient district and local open space have 

planned in the NDAs.  A total of about 58 

ha (9.5%) of land is zoned “open space” in 

KTN and FLN NDA.  The planned open 

space would serve the new population and 

existing community of the Fanling/Sheung 

Shui New Town. 
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(4) 

 

Besides, there are about a total of 67.03ha of 

land falling within “G/IC” zone in KTN and 

FLN NDAs. The major GIC facilities under 

the “G/IC” zone include schools, Potential 

Activity Centres, adventure training 

facilities, district police headquarters, 

hospital, polyclinic and general clinic/health 

centre, a cluster of recreational and 

sports/leisure related facilities, library, 

community hall, and some social welfare 

facilities for providing children, youth and 

family services etc. 

 

Land Utilisation  

Mixed use within a single piece of 

land would be more efficient. 

Large piece of land reserved for a 

single use should be prevented.   

(1) 

 

 

 

 

 

 

 

(2) 

Besides public and private housing 

development, there are also different types 

and amount of commercial facilities, 

including retail and dining facilities within 

the lower floors of residential development, 

as well as freestanding commercial buildings 

in residential zones. 

 

For KTN, “OU(Mixed Use)” allows 

residential, commercial use, office, market 

and hotel uses.  “OU(Business and 

Technology Park)” also allows a wide range 

of uses such as creative industries, office, 

shop and services and eating place.  

 

B. Preservation on local agriculture and local industry 

Local agriculture 

Mutual growth of rural and urban 

areas should be promoted for a 

truly sustainable development.  

The balance between 

agricultural/rural and urban/city 

(1) 

 

 

 

 

Promoting urban-rural integration and 

respecting nature is one of the major 

planning themes adopted in the NDAs 

development. While recognizing the 

importance of agriculture to Hong Kong, 
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developments should be 

maintained in order to protect 

diversification.  The current land 

use should be maintained or 

preserved. 

 

Arable land is important in local 

agricultural development, which 

can enhance local food supply, 

food safety, public education, 

recreation, diversity of lifestyle, 

biodiversity and livelihood of 

farmers.  The value of agriculture 

should be ascertained.  Assistance 

to farmers and support on 

agriculture is currently insufficient. 

Education background of some 

farmers is relatively limited. They 

are not able to work in another 

field within the society. Farming is 

their only way to raise a living.  

By developing the agricultural 

land, the livelihood of the farmers 

is also taken away.  

 

In order to make Hong Kong 

sustainable, there should be local 

agriculture. Local produce would 

be destroyed by the NENT NDAs 

development. Therefore, local 

farms should be preserved.  

  

Land in Fanling North should be 

reserved for agricultural use. There 

should be zero loss of agricultural 

land, in particular, Fu Tei Au Tsuen 

should be planned for agricultural 

 

 

 

 

(2) 

 

 

 

 

 

 

 

 

 

 

(3) 

 

 

 

 

 

 

 

 

 

(4) 

 

 

 

 

 

 

 

 

 

(5) 

agricultural land has been retained within the 

two NDAs to allow farmers to continue their 

farming practices.   

 

Agricultural land has been retained within 

the two NDAs to allow farmers to continue 

their farming practices.  In the draft KTN 

and FLN OZPs, a total of 95 ha (about 16% 

of the area of KTN and FLN NDAs)  of 

land including about 58 ha of land zoned as 

“AGR” (including “AGR(1)” zone) and 37 

ha of land reserved for Long Valley Nature 

Park (LVNP) will allow continuation of 

current farming activities. 

 

However, it is unavoidable that some 

existing farmers would be affected by the 

proposed NDAs development. It is estimated 

that about 4 ha of active agricultural land in 

Fung Kong and Tung Fong in KTN NDA 

and about 24 ha in Ma Shi Po and Tin Ping 

Shan in FLN NDA will be affected (about 28 

ha in total, which accounts less than 4% of 

total active agricultural land in Hong Kong).   

 

The Government will endeavour to ensure 

that the affected farmers will be offered 

reasonable arrangements and compensation 

under the current mechanism. The farmers 

affected by the proposed NDAs development 

could purchase or rent farmland at suitable 

locations to continue farming, and a special 

agricultural land rehabilitation scheme will 

be introduced.    

 

In view of the public comments received in 

the public engagement of the NENT NDAs 
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use. Low density village houses 

could be developed on some of the 

land areas. 

 

Local agriculture should also be 

promoted together with organic 

farming, food waste collection and 

composting, tourism, and education 

and recreation purposes. The 

Government should stop reducing 

agricultural land.  

 

Some of the agricultural land were 

purchased by developers and then 

fenced up for development later on.  

The land is left vacant without 

monitoring and management. The 

‘destroy first, build later’ approach 

should not be encouraged. In order 

to encourage developer to release 

vacant agricultural land for 

agricultural use, measures such as 

taxation against land owner with 

vacant land or underutilised land 

should be imposed. As such, some 

representers suggested that the 

government should use Land 

Acquisition Ordinance to resume 

land in rural area and prevent 

further damage from private 

developer.  

Study, about 12 ha of land at Fu Tei Au are 

retained as “AGR” zone to allow 

continuation of the existing farming 

practices. 

 

  

Agricultural rehabilitation / resite 

Land proposed for agricultural 

rehabilitation/resite is not suitable 

for agricultural use. Therefore, 

existing agricultural land should be 

retained and protected. Some 

(1) 

 

 

 

 

To facilitate agricultural rehabilitation/resite 

for affected farmers, about 12 ha fallow 

agricultural land are provided in the 

proposed LVNP, and the “AGR” and 

“AGR(1)” zones to the immediate north and 
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suggestions were made. 

 

Agricultural land in FLN NDA 

should be rezoned as agricultural 

priority area for promoting 

agricultural activities and education 

purposes.  

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

 

 

 

 

 

 

 

(3) 

 

 

 

 

 

 

 

 

 

 

 

 

 

(4) 

 

 

 

south of the LVNP, in Fu Tei Au and 

adjoining the NDAs.  Furthermore, about 

34 ha (including about 5 ha of Government 

land) are fallow agricultural land in Kwu 

Tung South.  

 

In FLN NDA, there are existing agricultural 

land in Ma Shi Po (FLN Planning Areas 13, 

15, 16 and 17), Shek Wu San Tsuen (FLN 

Planning Areas 11 and 12), and Fu Tei Au 

(FLN Planning Area 2).  There are views 

that, in general, agricultural land with good 

quality and high potential for rehabilitation 

should be resumed by the Government and 

then leased to tenants through new planning 

and management scheme, similar to the 

arrangement of LVNP.   The responses to 

these views are as follows: 

 

It is inevitably that the proposed NDAs 

development will have impact on the 

existing agricultural land.  However, the 

Government will endeavour to ensure that 

the affected farmers will be offered 

reasonable arrangements and compensation 

under the current mechanism, and various 

measures will be adopted to facilitate 

agriculture rehabilitation.  Besides, 

according to the FLN OZP, about 12 ha of 

land in FLN Planning Area 2 are retained as 

“AGR” zone to allow continuation of the 

existing farming practices.  

 

For the “O” zone in FLN Planning Area 12, 

it is proposed as the Central Park which 

serves as a major recreational area in the 

FLN NDA and combines with the social 
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(5) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(6) 

services and recreational facilities to the 

north (FLN Planning Area 11) to serve as a 

civic and recreational core of the NDA.  

With regard to the land between FLN 

Planning Areas 13 and 15, housing land and 

open space will be provided thereon.  For 

the land in FLN Planning Area 11, it is 

reserved for the provision of GIC facilities.  

In view of the above, it is considered not 

appropriate to rezone these areas to 

“OU (Agriculture Priority Area)” for 

agricultural uses. 

 

The farmers affected by the proposed NDA 

development could purchase or rent 

farmland at suitable locations to continue 

farming.  To facilitate agricultural 

resite/rehabilitation for affected farmers, the 

agricultural land in Kwu Tung South (about 

103 ha) has been surveyed, of which about 

34 ha (including about 5 ha of Government 

land) are fallow agricultural land that have 

potentials for agricultural 

resite/rehabilitation.  The Government 

would endeavour to assist the affected 

farmers to rehabilitate farming and to offer 

them with reasonable arrangements and 

compensation.  

 

To further assist and facilitate relocation of 

affected farmers, a special agricultural land 

rehabilitation scheme will be introduced.  

Priority assistance will be offered by the 

Government to match with those landowners 

who are willing to lease out/sell out their 

land to the farmers affected by the NDAs 

development.  Suitable government land 
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falling within these areas can also be offered 

to the affected farmers on short-term tenancy 

basis as part and parcel of this special 

scheme. 

 

Ma Shi Po  

For a diverse group of birds, the 

existing large patch of farmland at 

Ma Shi Po should be retained as 

much as possible.  

 

Mapopo community farm should 

be regarded as a model for 

agricultural planning as the 

sustainable system is well operated 

and maintained. 

(1) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(2) 

 

 

While it is unavoidable that some existing 

farmers would be affected by the proposed 

NDAs development, it should be noted that a 

large tract of agricultural land found in Ma 

Shi Po where are adjacent to the existing 

Fanling/Sheung Shui New Town. That 

location is planned for medium- and 

high-density development in the FLN NDA.  

The area will be the future district centre of 

the FLN NDA, with a mix of residential use 

(including subsidised and private housing), 

retail, social and community facilities, public 

transport interchange, which will provide 

about 16,600 housing and accommodate 

about 47,800 people.  

 

The Government will endeavour to ensure 

that the affected farmers such as those in Ma 

Shi Po will be offered reasonable 

arrangements and compensation. 

 

Wa Shan 

Cultivated land in Wa Shan should 

be preserved as it is not the core 

area of the NDA.  

 

(1) 

 

 

 

 

 

 

 

The site of the ex-Wa Shan Public School, 

which is already paved, falls within an area 

partly zoned as “Village Type Development” 

(“V”) and partly zoned as “Residential 

(Group C”). The remaining area near Wa 

Shan within the FLN OZP is zoned as either 

“GB” or “CA” to protect the natural 

landscape and environment.   
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Ng Tung Riverside  

Ng Tung riverside should be 

planned for organic agricultural 

activities and such farm should be 

managed by experience groups. 

(1) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

(3) 

Making the best use of the beautiful Ng 

Tung riverside scenery and hilly backdrop, 

the FLN NDA would be developed into a 

‘Riverside Community’ to provide a quality 

living environment.  The area along the 

southern banks of Ng Tung River is zoned 

“Open Space” (“O”) in the FLN OZP, and it 

is the regional open space.  The planning 

intention of “O” zone is primarily for the 

provision of outdoor open-air public space 

for active and/or massive recreational uses 

serving the needs of local residents as well 

as the general public.  The design of this 

regional open space should integrate with the 

proposed footpath and cycle track network 

of the NDA.  

 

The open space strip along the northern 

banks of Ng Tung River to the southwest of 

Sheung Shui Wa Shan (in FLN Planning 

Area 3) is for the enjoyment of the nearby 

villages.   

 

The riverside promenade shall incorporate 

continuous tree lines along the river bank, in 

which amenity strips of 3m wide have been 

reserved, with modern and contemporary 

hard landscape treatments to create an 

attractive and favourable riverside 

environment. 

 

Diversification of local industries 

Local business and family 

businesses should be preserved. 

 

Local industries and agriculture 

(1) 

 

 

 

It is necessary to proceed with the 

development of the NDAs to supply land for 

accommodating various land uses to meet 

Hong Kong’s medium- to long-term 
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should be protected and developed. 

The rural way of life should be 

maintained. Diversification of local 

industries should be encouraged 

and Land should be returned to the 

villagers to allow them to develop 

local economy. Some of the areas 

within the NENT NDA 

development are brownfield sites, 

these sites can be used for 

recycling industry. There is 

insufficient space for industrial use 

and its ancillary use. 

 

 

 

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

 

(3) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

housing, economic and social needs. 

Developing NDAs is the most efficient way 

to supply land for meeting our housing 

needs, especially public housing needs.  It 

is unavoidable that some existing 

residents/villagers/farmers would be affected 

by the proposed NDA development. 

 

Local business/industries and employment 

Although existing industries/businesses in 

the area will be affected by the proposed 

NDA developments, the NENT NDAs Study 

estimated that the KTN and FLN NDAs will 

provide 37,700 jobs.   

 

In particular, to take advantage of its 

strategic location near the Lo Wu and Lok 

Ma Chau BCPs, Lok Ma Chau Loop, 

Fanling Highway and the proposed railway 

station, about 17.5ha of land is zoned as 

“OU” annotated “Business and Technology 

Park” and “Research and Development” in 

the KTN NDA. This will provide land for 

commercial, offices and R&D uses.  They 

will provide development spaces for the 

industries where Hong Kong enjoys clear 

advantages, such as innovative and 

high-technology industries and 

cultural/creative industries with a view to 

provide a variety of jobs for the residents of 

the NDAs and the surrounding area.  The 

Business and Technology Park at the 

south-eastern part of the KTN NDA, 

particular the KTN Planning Area 33 

provides an opportunity for creating a 

gateway to the area, while the research and 

development uses at the north-western part 
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(4) 

 

 

 

 

 

 

 

 

 

 

 

(5) 

 

 

 

 

 

 

 

 

 

 

 

(6) 

 

 

 

 

 

 

 

 

of the KTN NDA could create synergy with 

the development of Lok Ma Chau Loop in 

close proximity to the site. 

 

The economic and social facilities such as 

retail, service industry and community 

facilities, which support residential 

development, will be available to provide 

different types of job and a large amount of 

employment opportunities, including some 

with lower skill level requirements. It is 

believed that these economic activities will 

help promote the local economy and provide 

a certain amount of job opportunities for the 

existing and new population in the area.  

 

Compensation and reprovision of affected 

business are not related to the OZPs which 

are to show the broad landuse framework 

and planning intention for the area. The 

Government has been following up on the 

demands of the various affected groups and 

will continue to communicate with the 

stakeholders with a view to further exploring 

feasible solutions to cater for the needs of 

the affected groups under the principles of 

fairness and reasonableness, and with public 

interest and proper use of public money in 

mind. 

 

According to the survey conducted in 2011 

under the NENT NDA Study, there are about 

51 ha of port back-up and open storage sites 

in KTN and FLN NDAs.  Most of them are 

concentrated in the central part of the KTN 

NDA and along Man Kam To Road in FLN 

NDA.  These sites will not be compatible 
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(7) 

 

 

 

 

 

with the future NDA development.  The 

proposed NDAs development will help to 

improve the existing interface problems of 

residential/open storage/rural industrial uses 

by phasing out the incompatible uses.   

 

It should be noted that “Open Storage” 

(“OS”) and “OU” annotated “Port Back-up 

Uses” zones are designated in appropriate 

locations on various statutory town plans 

with a view to meeting the demand for open 

storage and port back-up sites and to 

regularizing the already haphazard 

proliferation of such uses within these zones.  

It should be more than adequate to 

accommodate the port back-up and open 

storage displaced in KTN and FLN NDAs. 

Moreover, it will also reduce the interface of 

the existing destructive land uses.  

C. Land Acquisition/Reprovisioning, Rehousing and Compensation Issues  

“Ghost Town” 

Hong Kong is lacking land for 

public housing. However, land was 

amalgamated by private developer 

and was left vacant for years.  

Such land was later developed into 

high end residential housings 

which were left empty for long 

time.  These developments (i.e. 

Valais and Shek Wu San Tsuen) 

are ‘Ghost Towns’. There are 

concerns that if the HK property 

price drops, the planned housing in 

NDAs will be left vacant  and 

these land resources will be 

wasted.  

(1) 

 

 

 

 

 

 

 

 

 

 

 

 

 

The KTN and FLN NDAs being extension to 

the established Fanling/Sheung Shui New 

Town together will provide a total of about 

60,000 new flats to accommodate a new 

population of 173,000. Among the 60,000 

new flats, 60% (about 36,600 flats) is for 

public housing. An implementation 

programme with phasing and packaging of 

works for the NDA development has been 

formulated.  Detailed design for site 

formation and engineering infrastructural 

works for part of the housing and supporting 

facilities developments included in the 

Advance Works Package is planned to 

commence in 2014, to enable construction to 

start in 2018.  First population intake is 
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scheduled in 2023.  As such, the NDAs will 

be attractive residential locations with good 

access to comprehensive community and 

employment facilities.   

Compensation and rehousing arrangement 

The Government has deliberately 

avoided indigenous villages in the 

planning of the NDAs so as to 

reduce the cost of land resumption 

and compensation, therefore, the 

affected clearees are mostly 

non-indigenous villagers living in 

squatters.  

 

Concerns on compensation and 

rehousing arrangement are raised. 

The compensation is not enough 

for the affected residents to buy 

another flat. Local people could not 

afford the flats in the future NENT 

NDAs.  

 

Details of rehousing and 

compensation for land resumptions 

and clearances of the proposed 

developments should be discussed 

with the local residents. 

 

(1) 

 

 

 

 

(2) 

 

 

 

 

 

 

 

 

 

(3) 

 

 

 

Given the scale and importance of the NDAs 

as well as its critical timing to the delivery of 

the subsidised housing targets, smooth land 

resumption and clearance would be crucial.  

 

Administration has been following up on the 

demands of the various affected groups and 

will continue to communicate with the 

stakeholders with a view to further exploring 

feasible solutions to cater for the needs of 

the affected groups under the principles of 

fairness and reasonableness, and with public 

interest and proper use of public money in 

mind. 

 

The concerns on compensation and 

rehousing arrangements are noted. However, 

as the concerns are not related to the OZPs, 

which are to show the broad land use 

framework and planning intention for the 

area.  

 

 

 In-situ reprovisioing of public housing or subsidised housing 

The in-situ reprovisioning of public 

housing and Home Ownership 

Scheme (HOS) flats should be 

considered.  

 

Government land near Shek Wu 

San Tsuen could be used for HOS 

development, that will reduce cost.  

(1) 

 

 

 

 

 

 

 

Two sites (i.e. a “R(A)2” site in KTN 

Planning Area 24 and an “OU 

(Commercial/Residential Development with 

Public Transport Interchange (1))” in FLN 

Planning Area 15) have been reserved for 

local rehousing for eligible clearees affected 

by NDA development.  
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Affected residents should be 

allowed to move into public 

housing, but this is not a valid 

compensation as public housing is 

not hereditary estate.  

 

(2) 

 

Apart from the two local rehousing sites 

reserved in the KTN and FLN NDAs, the 

Government could consider using parts of 

the local rehousing sites for developing 

Home Ownership Scheme units or other 

types of subsidised housing for rehousing 

purpose to provide the affected clearees with 

a further choice. Other public housing units 

in Fanling/Sheung Shui area or elsewhere 

could also be provided to serve the 

rehousing purpose more flexibly to meet the 

needs of clearees.  

 

Village/squatters reprovisioning 

Under the current planning, no land 

is reserved for the affected 

villagers to rebuild their villages. 

 

Squatter reprovisioning should be 

considered.  

 

(1) For the affected villagers, local rehousing 

would be provided to help maintain the 

social fabric of the existing communities.  

Two sites (i.e. a “R(A)2” site in KTN 

Planning Area 24 and an “OU 

(Commercial/Residential Development with 

Public Transport Interchange (1))” in FLN 

Planning Area 15) have been reserved for 

local rehousing for eligible clearees affected 

by NDA development. 

 

 Collusion between the Government and the business sector 

The current development mode 

raises suspicion of collusion 

between the Government and 

business sectors, and the plan may 

benefit developers most. Collusion 

between the Government and the 

business sector should be banned. 

 

There is no monitoring on how the 

private land would be acquired by 

the developers. The residents were 

(1) 

 

 

 

 

 

 

 

 

 

(2) 

The plans were made based on the 

recommendations of the NENT NDAs 

Study, considered by the Government, which 

has taken objective considerations such as 

physical settings, infrastructure constraints, 

conservation, urban design, and many other 

planning and technical considerations and 

private ownership was not one of the 

considerations in planning land uses. 

 

To take forward the NDAs development to 
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forced to sell the land without any 

alternative.  

 

 

meet Hong Kong’s housing, economic and 

environmental needs, it is unavoidable that 

some existing business and residents within 

the area would be affected.  Private land 

will be resumed for the NDAs development 

according to current lands policy. However, 

the concerns on land acquisition/exchange 

would be dealt with at the implementation 

stage of the NENT NDAs and are not related 

to the OZPs, which are to show the broad 

land use framework and planning intention 

for the area. 

D. Transportation concerns 

Highway capacity in general and insufficient transportation nodes 

The capacity for transport or other 

facilities is not enough to support 

the increased population generated 

by the NENT NDA plan.  There 

are not enough transportation 

network / nodes for the proposed 

development.  A detailed study on 

transportation capacity should be 

carried out. Two more lanes should 

be added for northbound and 

southbound traffic. The increasing 

traffic will also induce environment 

impact. 

 

(1) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

TIA has been conducted to assess the future 

transport demand to be generated by the 

proposed developments and the impact on the 

capacity of the road network.  The TIA under 

the NENT NDAs Study has confirmed that 

with the proposed highway improvement, the 

road network can address the traffic demand 

from the NDAs.  Flexibility for 

environmentally friendly transport modes has 

been allowed.  Proposals for the public 

transportation, cycling and pedestrian 

networks have also been put forward.  It is 

concluded that the NDAs development is 

technically feasible from traffic and 

transportation point of view.   

 

For the road network, i.e., in KTN, there are 

a major trunk road (Fanling Bypass), 2 

primary distributors, 5 district distributors 

and a number of local distributors and 

upgrading of existing road junctions; in 

FLN, there are 2 primary distributors 
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(3) 

 

 

 

 

 

(4) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(5) 

 

 

 

 

 

 

(including Fanling Bypass), a number of 

district and local distributors, two proposed 

public transport interchanges, some 

junctions and bridge structures etc.  

 

For FLN NDA, one public transport 

interchange will be located in the eastern and 

western part respectively to connect to the 

existing Fanling and Sheung Shui MTR 

Stations.  

 

The Fanling Highway / Tolo Highway 

widening (including the section of Fanling 

Highway from Pak Shek Au to Po Shek Wu 

to be widened from dual 3-lane to dual 

4-lane carriageways) will be completed by 

2019 - 2023, which will help relieve the 

congestion problem in the North District.  

Also, the existing Po Shek Wu Interchange 

will be improved by constructing a 

right-turning bypass slip road which can help 

resolving the interchange capacity problem.   

The proposed Fanling Bypass (linking Man 

Kam To Road and Sha Tau Kok Road) will 

not only support the external traffic needs of 

the FLN NDA but will also serve the 

residents of the existing Fanling/Sheung 

Shui and hence help relieve the traffic 

burden of the existing road network.  

 

The TIA under the NENT NDAs Study has 

studied and compared different road-based 

environmentally friendly transport mode 

systems that better suit the development 

scale of the FLN NDA.  It is concluded that 

a road-based environmentally friendly 

transport mode should be implemented in the 



33 
 

Representation Points PlanD's Responses 

 

 

 

 

 

 

 

 

 

 

 

 

 

(6) 

FLN NDA.  The Government and bus 

operators are undertaking trial tests of 

operating electric vehicles in Hong Kong.  

The provision of such transport modes 

would be considered in detail at detailed 

design stage.  Land has been reserved in the 

NDAs to allow flexible operation of various 

types of electric vehicles (such as parking 

and operation facilities for EFTS) and space 

will be reserved on road for flexible 

installation of electric vehicle parking space 

and electric vehicle charging stations.   

 

While the exact bus routing will be subject 

to further study at detailed design stage, the 

NENT NDAs have reserved the flexibility 

and space for the dedicated electric bus 

corridor / bus-bus interchange if considered 

preferable by the public transportation study. 

 

Capacity of Sha Tau Kok Highway and Tolo Highway 

The capacity of Sha Tau Kok 

Highway and Tolo Highway is 

already overloaded and NDAs 

would induce significant pressure 

to the existing congested road 

network. 
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Upon the completion of the widening of 

Fanling Highway/Tolo Highway now 

underway and to be completed by 2019 – 

2023. The traffic congestion will be 

improved.  Besides, the proposed Fanling 

Bypass (linking Man Kam To Road and Sha 

Tau Kok Road) will not only support the 

external traffic needs of the FLN NDA but 

will also serve the residents of the existing 

Fanling/Sheung Shui to commute to urban 

areas and hence help relieving the traffic 

burden of the existing road network. 

 

The TIA shows that upon the completion of 

a series of road improvement works and 

construction of new roads, there will not be 
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significant adverse impacts caused by the 

NDA developments on the North District 

and it will be within the acceptable range.  

Parts of the outbound traffic will be 

improved due to the construction of Fanling 

Bypass. 

 

Regarding the transportation nodes, a 

railway station and a public transport 

interchange are proposed in the KTN NDA. 

Similarly, public transport interchanges will 

be located in the eastern and western part of 

the FLN NDA respectively to connect to the 

existing Fanling and Sheung Shui MTR 

Stations. With the additional railway station, 

the traffic demand on the highway should be 

relieved.   

 

Fanling bypass 

Fanling Bypass should be 

withdrawn or replanned to be 

located away from residential area.  
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Need of Fanling Bypass Project 

Fanling Bypass is proposed as a regional 

highway linking FLN NDA and Fanling 

Highway.  It has been proposed not only to 

cope with the additional traffic generated 

from the new developments but also help 

relieve the traffic congestion of the existing 

Fanling/Sheung Shui New Town.  Besides, 

the road interchanges to be formed along 

Fanling Bypass/Sha Tau Kok Road, Ma Sik 

Road and Jockey Club Road will provide 

better road linkage among the major roads in 

the town centre areas. 

 

The TIA under the NENT NDAs Study has 

confirmed the need for Fanling Bypass.  

The bypass will bring benefits to the 
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highway network by: (1) giving direct access 

to the FLN NDA from the strategic road 

network; (2) preventing overload of Fanling 

Highway Sheung Shui Section and its 

interchanges (So Kwun Po Interchange and 

Po Shek Wu Interchange); and (3) allowing 

traffic from FLN NDA and Sha Tau Kok 

Road northeast of Lung Yeuk Tau to bypass 

Fanling town centre. 

 

Proposed Alignment 

The design and alignment of Fanling Bypass 

is a subject of concern during the public 

engagement exercises of the NENT NDAs 

Study.  The currently proposed design and 

alignment is a balance between road safety, 

transport functioning, existing uses, visual 

and noise impacts, and interfaces with the 

connected roads and other infrastructure, etc.  

In the course of the NENT NDAs Study, the 

concerns of Shek Wu San Tsuen residents on 

the impact of Fanling Bypass are noted.  

Having considered the relevant comments, 

the proposed alignment of Fanling Bypass 

has been shifted slightly southward to reduce 

its impact on the existing residents. 

 

The EIA of the NENT NDAs Study has 

addressed the environmental impacts arising 

from the proposed Fanling Bypass and two 

environmental permits have been issued for 

the relevant works.  It is a statutory 

requirement under the EIAO for the permit 

holder to observe the conditions stipulated in 

these environmental permits during 

construction and operation of the project.  

Based on the results of the EIA, appropriate 
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environmental mitigation measures will be 

provided. With the implementation of 

appropriate environmental mitigation 

measures, there would not be any adverse 

environmental impact arising from the 

proposed Fanling Bypass.   

 

Regarding the concerns on dust impact 

during the construction stage, the EIA has 

concluded that adverse construction dust 

impact is not anticipated with the 

implementation of practical mitigation 

measures (such as regular watering under 

good site practice to be adopted, and the dust 

levels would be monitored and managed 

under an EM&A Manual programme).  The 

air impact after the operation of the road is 

also found acceptable in the EIA. In 

addition, the procedures and requirements 

under the Air Pollution Control 

(Construction Dust) Regulation will be 

followed. 

 

Delete / postpone the Fanling Bypass 

Project 

The proposed Fanling Bypass is proposed 

not only to cope with the additional traffic to 

be generated from the new developments but 

also to help relieve the traffic congestion of 

the existing Fanling/Sheung Shui New 

Town. The TIA under the NENT NDAs 

Study has confirmed the need for Fanling 

Bypass.  In view of these, it is considered 

that the proposed Fanling Bypass project 

should not be deleted. 

 

The implementation programme of the 



37 
 

Representation Points PlanD's Responses 

 

 

 

 

 

 

 

 

 

 

 

 

 

(8) 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

proposed highway infrastructure 

recommended in the TIA under the NENT 

NDAs Study will take into consideration a 

number of factors, including the programme 

of population intake and the capacity of the 

existing road networks.  According to the 

proposed implementation programme, the 

proposed infrastructure will need to be 

provided by 2029 to tie in with the overall 

development programme.  It is considered 

that the proposed Fanling Bypass project 

should not be postponed. 

 

The representers’ proposals to relocate, 

realign and/or redesign the alignment / 

location of the proposed Fanling Bypass 

and/or its roundabout 

With regard to the representers’ proposals to 

relocate, realign and/or redesign the 

alignment / location of the proposed Fanling 

Bypass and/or its roundabout, an alignment 

option for the proposed Fanling Bypass 

(Eastern Section) to be constructed along Ng 

Tung River has been investigated in the 

NENT NDAs Study and was presented in the 

EIA Report. According to the assessments on 

such alignment option, although 

environmental impacts on the northern bank 

of Ng Tung River can be avoided, piers and 

the superstructure of the proposed Fanling 

Bypass (Eastern Section) along Ng Tung 

River would induce significant drainage and 

environmental impacts on Ng Tung River, 

including ecological impact on a flight-line 

used by large waterbirds. Besides, the visual, 

noise and air impact to the proposed housing 

developments are also significant.  Hence, 
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such alignment option is considered not 

acceptable. 

 

As advised by the Drainage Services 

Department (DSD), the representers’ 

proposal to relocate Fanling Bypass above 

Ng Tung River could hinder the existing 

maintenance access road and therefore affect 

the daily maintenance of Ng Tung River.  

With regard to the representers’ proposed 

elevated design for the Fanling Bypass 

roundabout, the supporting structures such as 

columns of elevated roundabout, will 

obstruct the flow of Ng Tung River.  Also, 

EPD has advised that in the absence of 

proper assessment, the environmental 

acceptability of the representers’ proposal 

could not be confirmed. 

The detailed design and alignment of the 

proposed Fanling Bypass will be further 

considered / explored at detailed design and 

implementation stage. 

Road construction 

A section of road within Fanling 

North will be constructed in the 

advance works to facilitate the 

development, but it will generate 

environmental nuisance and affect 

the residents of Tin Ping Shan 

Tsuen and Shek Wu San Tsuen for 

more than 10 years during the 

construction period. It would also 

pollute local produce and affect the 

income of local farmers.  

Therefore, the construction of 

roads within Fanling North should 

be carried out at the same time with 

(1) 

 

 

 

 

 

 

 

 

 

 

 

 

 

Early implementation of the roads in the 

southern part of FLN NDA will play the role 

of easing the traffic congestion problem on 

Jockey Club Road and Po Shek Wu Road, in 

response to the traffic demand in the phase 1 

development as well as the public concerns 

over the traffic congestion on Jockey Club 

Road and Po Shek Wu Road.  The road also 

accommodates the pipelines connecting 

various basic infrastructures such as sewage 

treatment works, water treatment works and 

electric substations. Therefore, the NENT 

NDAs Study recommends including that 

road as a part of the phase 1 development. 
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the construction of the nearby 

developments. 

 

 

 

 

 

 

 

 

 

Considering flooding risk in the 

NDAs and impact to the residents, 

the construction of road should be 

implemented in phases. 
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Delays in the construction of the road will 

affect the existing traffic on Jockey Club 

Road and Po Shek Wu Road.  Regarding 

the impacts to the nearby residents during 

the construction of roads, the Government 

will ensure that the construction works will 

comply with relevant legislation on 

environmental protection and implement the 

relevant mitigation measures.  

 

Concern on flooding risk noted. A drainage 

impact assessment has been conducted for 

the NDA development under the NENT 

NDA Study.  Parts of KTN, FLN and the 

surrounding areas are currently threatened 

by flooding in times of rainstorm.  To 

improve the drainage conditions, necessary 

site formation works will be carried out for 

the NDAs and an independent drainage 

system will be established for flood 

protection for the NDAs.  Detailed drainage 

works and its implementation programme 

would be examined and worked out in the 

detailed planning and implementation stage.  

Capacity for Mass Transit Railway (MTR) 

Concerns on the MTR capacities 

for the future population in Shatin, 

Tai Po, Sheung Shui and Fanling 

are raised. 

 

A railway track should be added.  

 

(1) 

 

 

 

 

 

 

 

 

 

 

A traffic and transport impact assessment 

study (the TIA) under the NENT NDAs 

Study has been conducted to assess the 

future transport demand to be generated by 

the proposed NDAs development and the 

traffic impact on the strategic, regional and 

local road networks. The TIA under the 

NENT NDAs Study has concluded that the 

NDA developments are technically feasible 

from the traffic and transportation point of 

view. 
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Some representers were concerned that the 

capacity of the East Rail would be 

overloaded by the increasing cross-boundary 

passengers. Although the number of cross 

boundary passengers is expected to increase 

in future, it is anticipated that the 

Guangzhou-Shenzhen-Hong Kong Express 

Rail Link and Hung Hom Through Train will 

help relieve the loading of the 

cross-boundary service and the Tai Wai to 

Kowloon Section of the East Rail Line 

respectively.   

 

To meet the future need, the Government has 

commissioned the RDS 2014 to explore the 

conceptual proposals of new railway 

schemes including the proposed NOL to 

connect the existing West Rail Line and Lok 

Ma Chau Spur Line. According to RDO, 

HyD, the proposed NOL, which connects the 

existing West Rail Line and Lok Ma Chau 

Spur Line, will enhance east-west 

connectivity, serve the KTN NDA, improve 

network robustness and facilitate 

cross-boundary movements.  It is expected 

that NOL could help to re-distribute the 

railway passenger flows in the northern New 

Territories. 

 

According to the Study on Hong Kong 2030: 

Planning Vision and Strategy (HK2030 

Study), the proposal of KTN NDA as a 

rail-base town was recommended to address 

the medium- to long-term housing demand 

and provide more job opportunities.  In 

order to facilitate a comprehensive 
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development of the KTN NDA, 

implementation of the proposed NOL Kwu 

Tung Station would tie in with the 

population intake of the KTN NDA.  

 

As regards the crowd control, safety of 

station platform and management / operation 

of railway stations, they are under the 

management purview of the MTRCL, which 

would adopt appropriate measures to cope 

with the passenger flow. 

E. Sustainability / ecological concerns 

Sustainability concerns and urban-rural coexistence 

Natural resources and the 

ecological/sustainable system of 

the area would be destroyed. The 

rural area should be preserved for 

next generation. Urban and rural 

can  co-exist and balance should 

be maintained. For the long term 

development, Hong Kong should 

aim for sustainability.  
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Given the existing natural landscape features 

such as Long Valley, Sheung Yue River, fung 

shui woodland to the west of Ho Sheung 

Heung, natural ridgelines to the west and 

north, etc., one of the major planning themes 

adopted in the NDAs development is 

‘promoting urban-rural integration and 

respecting nature’.  

 

With the KTN and FLN NDAs, the Long 

Valley at the convergence between Sheung 

Yue River and Shek Sheung River is the 

largest fresh water wetland in Hong Kong, 

and is located right at the middle of the 

extended town.  Its ecological important 

environment supports a diverse bird 

community. The Long Valley poses a 

challenge as well as an opportunity for 

planning the KTN and FLN NDAs.  37 ha 

of land in the core area of Long Valley 

generally of high ecological value is 

designated as a nature park to be 

implemented as part and parcel of the NDAs 
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project. Being planned and to be 

implemented as part of the NDA 

development package, the Long Valley 

Nature Park will become a “green lung” and 

an alternative type of “town park” 

contributing to a quality living and healthy 

environment for the extended town. The 

designation and implementation of the 

nature park will also enhance the ecology 

and compensate for the wetland loss due to 

the NDAs development. The nature park 

intends to showcase the harmonious 

blending of farming activities with nature 

conservation. The “Agriculture” zones of 46 

hectares in area to the north and south of the 

nature park will be retained to encourage 

continuation of the current agricultural 

practice which will provide an effective 

buffer to protect the ecology of the nature 

park. 

 

With the Long Valley Nature Park in the 

middle of the town, we are creating a form 

of urbanisation integrating urban and rural 

landscapes for Hong Kong.  This not only 

conserves land and natural resources, but 

also promotes agriculture.  In addition, we 

have also identified a major cluster zoned as 

“Agriculture” at Kwu Tung South for 

agricultural rehabilitation. The Government 

will assist the farmers affected by NDAs 

development to re-establish their farming 

practices there. 

 

About a total of 128 ha of land (about 21% 

of the area of KTN and FLN NDAs) falling 

within an area zoned “Green Belt” (“GB”) in 



43 
 

Representation Points PlanD's Responses 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

both KTN and FLN OZPs for defining the 

limits of development areas and preserving 

existing natural features. There is a general 

presumption against development within this 

zone. In FLN NDA, the mitigation meanders 

in FLN  Planning Areas 2 and 7 are 

designated as “Conservation Area” (“CA”). 

They were formed as a result of the 

channelisaton of Ng Tung River and are 

reserved for retaining the uncommon fish 

species Rose Bitterling and for the provision 

of a habitat suitable for re-location of the 

Man Kam To Road egretry. Therefore, 

natural resources are preserved in according 

to the assessment of the character and 

ecological value of the areas.  

Reduction of Green Belt  

“Green Belt” will be reduced and 

ecological buffer area will be 

destroyed. NENT is a crucial green 

buffer between Shenzhen and Hong 

Kong. Rivers in Fanling, Sheung 

Shui and Kwu Tung which linked 

with Long Valley serve as a green 

barrier in order to cease the urban 

sprawl. The area has high 

ecological value and it should be 

preserved. The current land use 

should be maintained or preserved. 

Rural area is Hong Kong’s 

resources and should not be 

destroyed. The ‘green buffer’ can 

alleviate air pollution in the area 

which directly affects to the living 

environment / quality in the NDAs. 

Rural area / Green Belt should not 

be developed for any irrational 

(1) 
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The KTN and FLN NDAs are separated 

from Shenzhen by the ex-frontier closed 

area, the natural environment of which has 

been largely preserved.  The Study on Land 

Use Planning for the Closed Area recognized 

the strategic role of the Closed Area for 

creation of a belt of conservation, cultural 

heritage and sustainable uses between Hong 

Kong SAR and Shenzhen City.  

Development of KTN and FLN NDAs 

would not affect the green buffer zone 

between the two cities.  

 

A comprehensive planning and urban design 

framework optimizing opportunities 

afforded by the NDA and the adjoining 

Fanling/Sheung Shui New Town and the 

surrounding natural and landscape features 

has been formulated to create a quality and 

green living environment and socially 
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excuse, these valuable land 

resources should not be destroyed. 

 

Green belt can be used for 

eco-tourism, cycling, 

bird-watching, hiking and farming 

to produce high quality agricultural 

products. Green belt is one of the 

vital elements of a low-carbon city.  

 

Development area of NDAs should 

be reduced in order to provide 

buffer zone between developments 

and rural area. 

 

The plans will have a domino 

effect and lead to more destruction 

of rural New Territories.  
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integrated communities.  

 

About a total of 128 ha of land (about 21% 

of land area in KTN and FLN NDAs) falls 

within an area zoned “Green Belt” (“GB”), 

which would serve as buffer zone in both 

KTN and FLN OZPs.  The planning 

intention of “Green Belt” (“GB”) is 

primarily for defining the limits of urban and 

sub-urban development areas by natural 

features.  There is a general presumption 

against development within this zone.  

 

In KTN NDA, the area along Ma Tso Lung 

Stream is designated as “GB” to protect the 

habitats for wildlife associated with the Ma 

Tso Lung Stream.  

 

In FLN NDA, the mitigation meanders in 

Planning Areas 2 and 7 are designated as 

“Conservation Area” (“CA”). They were 

formed as a result of the channelisation of 

Ng Tung River and are reserved for retaining 

the uncommon fish species Rose Bitterling 

and for the provision of a habitat suitable for 

re-location of the Man Kam To Road egretry.  

 

For the concern regarding the reduction and 

destroy of “Green Belt” and ecological zone, 

it is noted that one of planning themes of the 

KTN and FLN NDAs is to preserve the 

ecological area. As part and parcel of the 

NDAs development, some 37 ha of land in 

the core area of Long Valley generally of 

high ecological value will be designated as a 

Nature Park to allow continuation of current 

farming activities.  
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Regarding the use within the “GB” zone, 

cycle track, bird-watching, agricultural uses 

are always permitted under “GB” zone. 

However, as there is a general presumption 

against development within this zone, ‘hotel’ 

use is not allowed. Nevertheless, to support 

eco-tourism, ‘nature trail’, ‘picnic area’, 

‘tent camping ground’ uses are always 

permitted  in “GB” zone. 

 

The area with high ecological value in KTN 

and FLN NDAs has been preserved. 

 

“Green Belt” (“GB”), 

“Conservation Area” (“CA”), 

“Agriculture” (“AGR”) zones, 

natural environment / habitat and 

Country Park / countryside area 

should be protected and preserved. 

Country Park and countryside are 

valuable to Hong Kong citizen.  

 

“GB” and habitat protection should 

be strengthened to safeguard living 

environment for various species of 

fauna/floral.  

 

Buffer area to prevent urban sprawl 

and sustainable development 

should be encouraged.  

 

Plenty of trees will be destroyed 

under the development of NDAs. 
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Special consideration has been paid to 

ecological resources within and in the 

vicinity of the Area, including Long Valley 

and Ho Sheung Heung, Ng Tung River and 

some of the meanders, Sheung Yue River, 

Ma Tso Lung Stream, Ho Sheung Heung 

egretry and Man Kam To Road egretry 

together with their associated flight paths, 

fung shui woods and secondary woodlands, 

to avoid/minimise adverse effects on their 

ecological value and natural habitats.  They 

have been accorded with appropriate zonings 

including “Other Specified Uses (Nature 

Park)”, ‘Agriculture”, “Other Specified Uses 

(Nature Park”), “Green Belt” and 

“Conservation Area” etc.  

 

The related zonings for preserving areas of 

various ecological values are as follows:  

 

“Agriculture” zone  

There is a total of 70 ha of land (about 11% 

of the area of KTN and FLN NDAs) of 
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including about 58 ha of land zoned as 

“AGR” (including “AGR(1)” zone) will 

allow continuation of current farming 

activities.   

 

“Green Belt” zone 

There is a total of 128 ha of land (about 21% 

of the area of KTN and FLN NDAs) are 

zoned “Green Belt” (“GB”) in both KTN 

and FLN OZPs for defining the limits of 

development areas and preserving existing 

natural features. There is a general 

presumption against development within this 

zone.   

 

“Conservation Area” zone 

In FLN NDA, the mitigation meanders in 

Planning Areas 2 and 7 are designated as 

“Conservation Area” (“CA”). They were 

formed as a result of the channelisaton of Ng 

Tung River and are reserved for retaining the 

uncommon fish species Rose Bitterling and 

for the provision of a habitat suitable for 

re-location of the Man Kam To Road egretry.  

 

“Other Specified Use” anottaed “Long 

Valley nature Park” 

About 37 ha of land in the Long Valley area 

generally of high ecological value is 

designated as “OU” annotated “Nature Park” 

for its long-term conservation as part and 

parcel of the NDAs project, and as on-site 

ecological mitigation to compensate for the 

wetland loss due to the NDAs development. 

 

It should be noted that there is no country 

park within the NDAs. The EIA Report of 
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NENT NDA has concluded that the proposed 

zonings for these areas with implementation 

of proposed mitigation measure would be 

environmentally acceptable.  In addition, 

concerned departments, including AFCD and 

EPD considered that the above zonings 

appropriate and should have provided the 

necessary planning protection.  

 

Historical heritage should also be 

preserved.  
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It is one of the key guiding principles to 

strike a proper balance between development 

and heritage conservation.  The Cultural 

Heritage Impact Assessment (CHIA) has 

been conducted for the NDAs to ensure that 

heritage conservation and development can 

be properly coordinated.  

 

The NENT NDAs Study has completed the 

baseline survey of built heritage. The 

following traditional rural cultural heritages 

will be retained/preserved in the NENT 

NDAs. 

 

In KTN NDA, a declared monument and a 

number of graded historic buildings are 

identified in the Area, including the Hau Ku 

Shek Ancestral Hall (Declared Monument), 

Hung Shing Temple and Pai Fung Temple 

(Grade 3) and Sin Wai Nunnery (Grade 3) 

which are located within the “V” zone of Ho 

Sheung Heung, the Enchi Lodge (Grade 2) 

within “CDA”, the Earth God Shrine of Kam 

Tsin (Grade 2) is located within “OU(A)”, 

Yan Wah Lo (Grade 3) and Yeung Yuen 

(Grade 3) are located within “O” zone. The 

declared monument and graded historic 

buildings will not be affected by NDAs 
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development.  For historic buildings in “O” 

zone, they will be preserved in-situ as an 

integral part of the open spaces. 

 

In FLN NDA, open space in the western end 

would be designed to incorporate the Man 

Ming Temple (Grade 3 Historic Building). 

Part of the Sheung Shui Wa Shan Site of 

Archaeological Interest is also located within 

the area of the FLN OZP. Located to the east 

immediately outside the FLN NDA is the 

renowned Lung Yeuk Tau Heritage Trail, 

which links many traditional Chinese 

buildings and structures together with the 

walled villages such as Lo Wai and San Wai. 

Presence of the building and good linkages 

to the heritage trail could help incorporate 

the valuable historic resources into the NDA 

development for the benefits of the future 

residents and visitors. 

 

Special Species 

Special aquatic species such as 

Rose Bitterling was found in Ng 

Tung River, yet no consideration 

was made in relation to such 

concern. In addition, construction 

will destroy the ecology and 

threaten the special species.  

 

(1) Based on the recommendation of the EIA 

Report to address the concern on protecting 

the habitats of Rose Bitterling and safeguard 

their population, the concerned meanders in 

FLN Planning Areas 2 and 7 are zoned as 

“Conservation Area” (“CA”) for reserving 

the habitats for Rose Bitterling. 

 

There are more than 200 bird 

species in the NDAs. Among them, 

11 species are endangered and 

threatened birds, they are found 

especially in Long Valley. 

 

(1) 

 

 

 

 

 

 

An Ecological Impact Assessment has been 

conducted to address the potential ecological 

impacts arising from the development of the 

NDAs.  It is found in the Ecological Impact 

Assessment of the EIA Report that there are 

low or low to moderate severity of impacts 

to birds (including wetland-dependent, non 
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wetland-dependent, and bird species utilising 

dry agricultural land and woodland) arising 

from the NDAs development in the absence 

of mitigation measures.  According to the 

ecological impact assessment, after 

implementation of mitigation measures, no 

significant adverse residual ecological 

impacts are predicted. While mitigation 

measures to reduce disturbance impacts on 

waterbirds using the main river channels are 

proposed, disturbance impacts to the more 

sensitive species on the Sheung Yue and Ng 

Tung River channels will be mitigated in full 

by provision and management of 

compensatory wetland habitat within Long 

Valley. 

 

The area of highest ecological value in the 

NDAs is Long Valley which is a site of 

ecological significance in Hong Kong 

context due to its being the largest remaining 

contiguous area managed for the production 

of wet agricultural crops. These, in 

combination with the other habitats in the 

Long Valley area, support a diverse fauna, of 

which the bird community, especially the 

freshwater-associated wetland bird 

community, is of high significance. In this 

connection, 37 ha of land reserved for Long 

Valley Nature Park (LVNP), the largely 

wetland area south and east of the Sheung 

Yue River and south and west of the Shek 

Sheung River, is zoned as “Other Specified 

Uses (Nature Park)” (“OU (Nature Park). 

The planning intention of “OU (Nature 

Park)” is intended primarily for the 

development of a Nature Park to protect and 
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(3) 

 

 

 

 

 

 

 

 

 

 

 

 

(4) 

 

 

 

 

 

 

 

 

 

 

 

enhance existing wetland habitats for the 

benefit of the local ecology and promotion 

of nature conservation and education as well 

as for wetland compensation arising from the 

NDAs development.  The primary intention 

is to discourage new development unless it is 

required to support the conservation of the 

ecological integrity of the wetland habitats 

or the development of an essential 

infrastructure project with overriding public 

interest. 

 

In order to protect the area under the flight 

path of birds between Ho Sheung Heung 

egretry and LV. The area to the north of 

LVNP is zoned as “AGR(1)”.  The planning 

intention of the “AGR(1)” zone is primarily 

to retain and safeguard the existing 

agricultural land/farm/fish ponds for 

agricultural purposes, which are at present 

predominately under active agricultural use, 

and to serve as a buffer to give added 

protection to the proposed LVNP (Annex 

VII).   

 

According to the approved EIA for the 

NENT NDAs Study, the loss of the Man 

Kam To Road egretry will be compensated 

by the creation of egretry nest site habitat 

(appropriate tree and bamboo species) in two 

mitigation meanders to be retained on the 

north side of Ng Tung River in FLN 

Planning Areas 2 and 7. Both mitigation 

meanders are zoned “CA” on the FLN OZP 

for provision of habitat suitable for 

relocation of the Man Kam To Road egretry.  

In “CA” zone, there is a general presumption 
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against development. The adjoining areas of 

these two meanders are zoned “AGR” / 

“GB” on the OZP which is intended 

primarily for agricultural activities / to 

provide an ecological buffer for adjacent 

meander.  There is also a general 

presumption against development within 

“GB” zone.  Human disturbance to this area 

would be low.   

 

F. Environmental nuisance and toxic substance 

Environmental nuisance generated by Police Driving and Traffic Training Complex in 

Fanling 

There will be environmental 

nuisance, including potential 

hazards, noise and traffic impacts 

to be created by the Police Driving 

and Traffic Training Complex in 

Fanling, affecting both the 

residents and birds. 

(1) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(2) 

The proposed sites for Police Driving and 

Traffic Training Complex, and Weapons 

Training Division (the subject of these 

representations) are intermixed with 

squatters, open storage, plantation, farmland, 

a pond and a mitigation meander with 

mitigation plantation around.  The “CA” 

zone to the west of the police facilities will 

be protected by a buffer of “AGR” zone.  

The NDA development is a designated 

project under the EIA Ordinance, and 

therefore must comply with the statutory 

EIA procedures. The EIA for the NDAs is 

comprehensive and in depth. It ensures that 

there are adequate and feasible mitigation 

measures to minimise the environmental 

impacts and to meet relevant environmental 

standards. 

 

However, it should be noted that land use 

planning is an on-going process. The views 

on the proposed location of the Police 

Driving and Traffic Training Complex will 

be taken into account at opportune time.  
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Toxic substances 

The toxic substance (e.g. Arsenic, 

heavy medal) in the development 

area will cause environmental 

health problems and food safety 

problems. Such problems are 

considered inevitable despite 

proper construction management. 

 

(1) The EIA Report concluded that the high 

level of Arsenic (i.e. ranged from 24 mg/kg 

to 430 mg/kg) were identified at 3 

government sites in KTN and is naturally 

occurring.  A detailed Health Risk 

Assessment (HRA) on Arsenic has been 

conducted to determine the acceptable level 

of Arsenic and devise appropriate and 

feasible treatment methods for soil with 

higher Arsenic level.  Based on the ground 

investigations conducted during the EIA 

study, the extent of potential contamination 

is relatively localised, likely contaminants 

area generic and readily remediated. 

Remediation methods available in the 

market are well established and nature of the 

possible contaminants can be dealt with by 

sufficient local remediation experience.  

The exact amount of soil that requires 

treatment would be ascertained when the 

respective sites are resumed and handed over 

to the project proponent prior to the 

construction phase.  The requirements for 

conducting the detailed survey and 

submission of detailed Arsenic management 

plan have been included as one of the 

approval conditions of the EIA Report. As 

such, it is considered that there is no 

insurmountable contamination issue within 

the KTN NDA.  

 

Other environmental concerns 
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The NENT NDA plan would 

generate significant waste/pollution 

and daily waste during 

implementation phase of the 

NDAs.  

(1) 

 

 

 

(2) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(3) 

 

 

 

 

 

(4) 

The representer has not specified what kind 

of waste the NENT NDAs’ plan would 

generate.  

 

Regarding waste to be generated during 

construction phase, measures including 

on-site sorting and reusing excavated fill 

materials, are proposed to minimise the 

surplus materials to be disposed of. In the 

EIA Report, recommendations have been 

made for implementation by the Contractor 

during the construction period to minimise 

waste generation and off-site disposal. The 

disposal quantities for C&D materials and 

their disposal methods have also been 

assessed. Construction work is not allowed 

to commence until all issues on management 

of C&D materials have been resolved and all 

relevant arrangements have been endorsed 

by the relevant authorities including Public 

Fill Committee (PFC) and EPD.  

 

NDAs developments will generate municipal 

solid waste, chemical waste and sewage 

sludge. Recommendations were made to 

ensure proper treatment and disposal of these 

wastes. 

 

Furthermore, in order to formulate a 

comprehensive plan for developing a 

sustainable, environmentally friendly and 

energy efficient community in NDAs, the 

green initiatives, such as low emission 

transport system, renewable energy, built 

form and design, in relation to various 

themes for the developments and 

infrastructure of the NDAs were proposed. 
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These proposed green initiatives will be 

technical guidelines for future developers’ 

considerations and the implementation of 

green initiatives will be subject to separate 

EIA studies (if identified as Designated 

Projects) and engineering findings during 

detail design stage. 

 

G. Insufficient information for public inspection and discussion 

Consideration of the needs of the 

residents is necessary. The 

procedure of the proposed NENT 

NDA plan is not transparent 

enough. Detailed explanations of 

the plan and justification for the 

proposals should be published for 

public inspection. Stakeholder 

engagement is insufficient. The 

views of the local residents should 

be heard and respected. There is no 

information on the statutory 

planning process of the plan and 

this should be broadcasted on the 

radio. In addition, existing 

residents within the NENT NDAs 

and the adjoining area should be 

well informed. 

Statistical support should be 

released for discussion, especially 

with the local residents.  

 

The current planning system is 

problematic. 

 

The proposed plan should not be 

developed without thorough 

(1) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

 

 

The draft outline zoning plans for KTN and 

FLN NDAs are derived from the 

recommendations of the NENT NDAs Study 

which adopted a three-stage Public 

Engagement (PE) Programme to facilitate 

public discussions and foster consensus 

building. The Stage 1 PE (PE1) to solicit 

public views on the visions and aspirations 

for the NDAs, the Stage 2 PE (PE2) to 

engage the public on the Preliminary Outline 

Development Plans (PODPs) and PE3 to 

gauge public views on the RODPs of the 

NDAs. Subsequently, the revised RODP was 

prepared having regard to the public views 

collected in PE3 and promulgated in July 

2013. During the consultation period, 

surveys, public forums, focus groups 

meetings were held to engage more 

stakeholders including local residents.  

 

After the promulgation of the revised RODP, 

two new draft plans were prepared to take 

forward the recommendations of the NENT 

NDAs Study for the KTN and FLN NDAs. 

The draft KTN and FLN OZPs were 

gazetted on 20.12.2013, and they were 

exhibited for public inspection under s.5 of 

the Town Planning Ordinance. Relevant 
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considerations, justification for the 

NENT NDA plan should be made. 

And relevant documents should be 

bilingual  

 

A committee should be established 

to collect all spectrum of 

information.  

There is concern that the opinions 

of the representers could not be 

heard if they would not attend the 

hearing. 

 

 

(3) 

 

 

 

 

 

 

 

 

 

 

(4) 

 

 

 

 

 

 

 

 

 

(5) 

 

 

 

 

 

 

 

 

 

 

 

 

 

information is also available to the public.  

 

Under the prevailing Town Planning 

Ordinance (the Ordinance), the plan-making 

process is open and transparent.  

Amendments to the draft OZP are exhibited 

for public inspection for a period of 2 

months in accordance with the provisions of 

the Ordinance.  The exhibition process 

itself is a public consultation to seek 

representations and comments on the draft 

OZP.    

 

The Board will consider the representations 

and comments in accordance with the 

provisions of the Ordinance.  Based on the 

legal advice, the Chairman’s capacity as an 

official member of the Board does not 

constitute conflict of interest.  All Members 

of the Board would also have to declare 

interests in accordance with the Board’s 

Procedure and Practice. 

 

Relevant information on the amendments to 

the OZP, including the relevant TPB Paper 

and minutes of the relevant TPB meeting, 

are available on the Board’s website 

(http://www.info.gov.hk/tpb) and Planning 

Enquiry Counters for public inspection.  

For matters relating to the consideration of 

representations and comments in respect of 

the draft KTN and draft FLN OZPs, A 

dedicated link, which includes a notice 

board, has been set up under What’s New on 

the Board’s website.  Information posted on 

the notice board will be updated as and when 

necessary. 

http://www.info.gov.hk/tpb
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(6) 

 

 

 

 

 

(7) 

 

 

 

 

In addition, regarding the results of the 

NENT NDAs Study and the new draft OZPs 

for KTN and FLN, the North District 

Council and relevant Rural Committees were 

also consulted.  

 

All the representations received during the 

statutory period would be considered 

accordingly at the Town Planning Board 

hearing sessions. 

 

H. Other representations in general or related to social/political perspectives 

The NENT NDA plan is in favour 

to the use of vehicle repair 

workshop and container vehicle 

park. The representer queried 

whether the container park and 

workshops are temporary and these 

sites after ruined by the temporary 

use will be used for other 

development.  Theses temporary 

sites are equipped with drainage 

facilities, tree planting and fire 

service installations. This is just 

another ‘demolish first and develop 

later’ case or collusion between the 

Government.    

 

 

 

 

 

 

 

 

 

(1) 

 

 

 

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

 

 

 

 

 

 

 

According to Notes of the KTN and FLN 

OZPs, there is no area zoned “Industrial 

(Group D)” (“I(D)”), “Open Storage” 

(“OS”), or other zones in which ‘vehicle 

repair workshop’ and ‘container vehicle 

park’ uses are always permitted without 

approval from the TPB. There is no ground 

to comment that the draft OZPs is 

favourable to the use of vehicle repair 

workshop and container vehicle park. 

 

Presumably, the representer refers to the 

‘temporary use’ under the OZP.  According 

to the Notes of the OZP, any temporary use 

not exceeding 3 years, notwithstanding that 

the use or development is not provided for 

in terms of the OZP, requires permission 

from the Town Planning Board. The 

provision is to allow flexibility for 

temporary land uses on the site.  In 

considering the planning application, the 

Board would take into account the relevant 

factors including the planning 

considerations, technical impacts and local 
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(3) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

comments, etc. 

 

It is necessary to proceed with the 

development of the NDAs.  The KTN and 

FLN NDAs together will supply a total of 

about 60,000 new flats including 36,600 

subsidised housing units and 23,300 private 

housing units to accommodate a new 

population of about 173,000. The ratio of 

subsidised and private housing is about 

60:40.  In addition to providing housing 

land supply for Hong Kong, the NDAs 

development will also provide land for 

economic uses. The two NDAs will offer 

new floorspaces to various commercial, 

office, retail and services, and research and 

development uses (with a total gross floor 

area of about 837,000 m
2
) and provide about 

37,700 new employment opportunities.  

 

Some representers requested to 

review the policies on housing, 

lands, population and agriculture, 

and Buildings Ordinance.  

 

Housing policy which favours  

property development should be 

reviewed and rent control for 

private housing should be regulated 

in order to provide affordable 

housing to low-income class. 

 

Lands policy should be reviewed in 

order to prevent land amalgamation 

by private developers. Small House 

policy should be reviewed to 

provide more space for public 

(1) The concerns on various policies and 

ordinances are noted. However, as the 

concerns are not related to the OZPs, which 

are to show thebroad land use framework 

and planning intention for the area.  
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housing or housing which can be 

benefit a wider population. The 

privilege of indigenous villagers to 

build small house should be 

eliminated as land resources should 

be utilized. 

 

Population policy should be 

reviewed so as to accurately predict 

the population growth to facilitate 

the demand of housing. Many 

representers believed that 

increasing population is the main 

reason for housing shortage.  

Study on prediction of population 

growth is needed in order to 

estimate the demand of housing 

developments to cater the 

population growth. No 

development should be proposed 

until the population policy is 

reviewed. 

 

Buildings Ordinance (design 

related) should be reviewed to 

faciliate optimal usage of a single 

building so as to reserve more 

space for housing/land 

development. 

 

Agricultural policy should be 

considered and formulated in order 

to provide affordable and 

comfortable living environment 

and sustainable city in Hong Kong. 

Some even suggested that local 

food supply should be set at 30%. 
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Conservation policy, other policies 

and measures should be reviewed. 

Reference should be made to 

previous new town failure 

experience for the NDAs, the 

Government should reconsider the 

mechanism of the new town 

development.  Insufficient 

employment opportunities will be 

provided, and the residents in 

NDAs would have to commute to 

urban areas for employment.  

(1) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

In Hong Kong’s previous experience, new 

towns are the major sources to provide land 

to meet different development needs, 

including public and private housings, 

housings for all ages, land for various 

economic activities providing range of job 

opportunities, quality living environment 

(e.g. greenery and open space etc.), 

government and social welfare facilities. 

Although there are criticisms on new towns 

(e.g. Tin Shui Wai) regarding too many 

public housing and lack of employment 

opportunities, new towns have 

accommodated a large amount of population 

and provided ample employment 

opportunities so to relieve the overcrowding 

conditions.     

 

In the preparation of the development 

proposals of the NDAs, reference has been 

made to the recommendations of an 

independent study conducted by the 

University of Hong Kong to plan the NDAs 

as a harmonious and balanced community.  

The PlanD commissioned the above study to 

review the causes of problems in Tin Shui 

Wai and to make relevant recommendations 

for the reference of the NDAs.  These 

recommendations include constructing a 

balanced community (balanced housing 

mix), developing an economically vital 

community, providing employment, timely 

provision of community facilities and 

planning for a NDA that is adaptive to life 
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(3) 

cycle of community.  The above study has 

been uploaded onto PlanD’s website for 

public viewing.  

 

For the KTN and FLN NDAs, ratio of 

subsidised and private housing is about 

60:40. Appropriate public and private 

housing mix can help create a balanced 

community. In terms of employment 

opportunities, The two NDAs will offer new 

floorspaces to various commercial, office, 

retail and services, and research and 

development uses (with a total gross floor 

area of about 837,000 m
2
) and provide about 

37,700 new employment opportunities. 

 

There are many graves in KTN.  

 

(1) The concern on the graves in KTN is noted. 

Permitted burial grounds are located at the 

hillslopes lying immediately north-west of 

Ho Sheung Heung, near Tit Hang at the 

north-western fringes and near Tsung Pak 

Long in the south-eastern part of the Area 

and they will generally be retained. The 

burial grounds are within “GB” zone in 

KTN and the “GB” zone is not intended for 

development. 

 

There is objection to exclude 

Fanling North from S/FSS/18 and 

the Plan. 

(1) 

 

 

 

 

 

 

 

 

 

It should be noted that FLN NDA is an 

extension of Fanling/Sheung Shui New 

Town.  The draft FLN OZP has 

incorporated the northern and north-eastern 

parts of the Fanling/Sheung Shui OZP No. 

S/FSS/18. The KTN and FLN OZPs were 

prepared to take forward the 

recommendation of the NENT NDA Study 

for the KTN and FLN NDAs.  
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(2) The objective of the draft FLN OZP is to 

delineate the planning scheme area for the 

FLN NDA and to set out the broad land use 

zonings and major road network within FLN 

NDA. It also provides the statutory land use 

framework within which the development of 

the NDA would be put under statutory 

planning control.  

 

The exchange rate of Hong Kong 

dollar should be reviewed, and 

hence to lower the inflation and 

property price. Low tax rate and 

cost (e.g. water and electricity) can 

attract more company to set up 

their factories in Hong Kong. 

 

(1) 

 

 

 

The concerns on exchange rate and tax rate 

are noted. However, as the concerns are not 

related to the OZPs, they would not be 

considered in the TPB meeting. 

  

Complaint of the government and 

conflict of interest of Government 

official. Allowing low land 

premium charge for a large piece 

of land reserved only for 

recreational use and serving a small 

group of people is unfair to others.  

 

(1) There are established guidelines in 

declaration of interests for the Government 

official.  

 

Objection to development at land 

area no. 9. (w/o specification on 

whether the comment is for the 

Planning Area in FLN or KTN). 

 

(1) The representer has not specified the 

relevant details. 

Besides the prosperity of Hong 

Kong, this unique place should be 

promoted for tourists. 

 

(1) Noted. 

The NENT NDAs is a good spot 

for photo taking. 

 

(1) Noted. 
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There are other personal 

expressions or descriptions on the 

environment of the NDAs, in 

agricultural land, green area with 

varieties of materials. 

 

Other expressions or expression on 

subject(s) which are not related to 

the Plan. 

(1) Noted. 

The proposed development in Ping 

Che / Ta Kwu Ling are not suitable 

and should be suspended.  

 Noted. 
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Proposals ( Plans KTN-2 & FLN-2) 

P1. Long Valley and its adjacent areas should be rezoned to “Conservation Area” 

(“CA”) 

For preserving agricultural 

land north of Long Valley, the 

area should be rezoned as 

"Conservation Area" or Long 

Valley Nature Park (LVNP).  

 

The land originally reserved 

for Police Driving and Traffic 

Training Complex and the use 

of Water Supplies 

Department (WSD), areas to 

the south of Ng Tung River 

and to the north of Sheung 

Shui Heung, and Nature Park 

of Long Valley should be 

combined for conservation 

purpose. (Drawing FLN-2) 

 

 

 

 

 

 

 

 

 

 

 

 

(1) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The area to the north of LVNP, which includes a 

significant proportion of wet agricultural land, was 

assessed as being of high ecological value.  For the 

area to the south of LVNP, it is largely a mosaic of 

plantation, orchard, grassland, dry agriculture and 

housing, which are of low ecological value in 

general.  The current “AGR(1)” and “AGR” 

zonings of the farmlands to the north and south of 

the LVNP respectively have reflected the existing 

agricultural use and character and ecological values 

of the areas.  Development, including the 

construction of New Territories Exempted Houses, 

in the area would be subject to planning approval of 

the TPB and the ecological factor should be given 

due consideration.   

 

The area to the north of LVNP is zoned as 

“AGR(1)”.  Development such as small house 

development, public utility installation, and religious 

institution (not elsewhere specified) would not be 

permitted within this zone unless approval from TPB 

has been granted.  The planning intention of the 

“AGR(1)” zone is primarily to retain and safeguard 

the existing agricultural land/farm/fish ponds for 

agricultural purposes, which are at present 

predominately under active agricultural use, and to 

serve as a buffer to give added protection to the 

proposed LVNP.   It is also intended to protect the 

area under the flight path of birds between Ho 

Sheung Heung (HSH) egretry and LV.  The 

ecological concerns of the farmland in the area have 

been explicitly spelt out in the Notes and ES of the 

OZP.  The proposed “AGR(1)” zone would provide 

sufficient planning control over the area.  
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(2) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(3)  

 

 

 

 

 

 

 

 

(4) 

 

 

 

 

 

(5) 

 

 

Police Driving and Traffic Training Complex 

The sites planned for Police Driving and Traffic 

Training Complex, and Weapons Training Division 

are intermixed with squatters, open storage, 

plantation, farmland, a pond and a mitigation 

meander with mitigation plantation around.  

Although the wet agricultural land has some 

ecological value, it is only used by a low diversity of 

wetland species in small numbers.  The ecological 

function of this area will be compensated in the 

Long Valley Nature Park.  Overall, there are no 

high ecological value habits at the subject site.  The 

ecological impact would be acceptable after taking 

appropriate mitigation measures.  The EIA Report, 

which includes proposed appropriate measures to 

avoid and reduce the ecological impacts of the 

NDAs has been approved conditionally by the 

Director of Environmental Protection on 18.10.2013.   

 

WSD facilities in FLN Planning Area 1 

The north-western area in FLN NDA zoned “G/IC” 

is to reflect the existing uses (i.e. the existing CLP 

substation and WSD raw water pumping station). 

The “G/IC” site to the south of Ng Tung River is 

reserved for the future pumping station of the nearby 

Sheung Shui Water Treatment Works.  

 

Areas to the south of Ng Tung River and to the north 

of Sheung Shui Heung 

The proposed area is zoned “Green Belt” in 

Fanling/Sheung Shui OZP and is occupied by open 

storage, temporary structures and agricultural uses. 

Land use zoning in Fanling/Sheung Shui would be 

reviewed at opportune time.  

 

In view of the above, rezoning the above areas for 

conservation purposes is considered not appropriate. 

Notwithstanding the above, about 12 ha of the 
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existing agricultural land in Fu Tei Au will be 

retained, and together with the adjoining “CA”, the 

area would serve as a buffer zone. The mitigation 

meander in FLN Planning Area 2 is designated as 

“Conservation Area” (“CA”).  

 

P2.  Central Park in Fanling North 

As the proposed Central Park 

(to the west of Shek Wu San 

Tsuen) in Fanling North is 

very close to the North 

District Park, the proposed 

Central Park is not necessary 

and should be removed. 

(Drawing FLN-1) The 

represetner queried if it is 

feasible to rezone the 

proposed Central Park (to the 

west of Shek Wu San Tsuen) 

to facilitate organic farming 

use.  

 

 

(1) 

 

 

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

(3) 

 

 

 

 

 

 

 

 

 

 

 

(4) 

 

 

For the “O” zone in FLN Planning Area 12, it is 

proposed as the Central Park which serves as a major 

recreational area in the FLN NDA and combines 

with the social services and recreational facilities to 

the north (FLN Planning Area 11) to serve as a civic 

and recreational core of the NDA. The park and 

community facilities will also serve the residents in 

Fanling/ Sheung Shui. In view of this, the proposal is 

considered not appropriate.  

 

The North District Park is a district open space to 

serve the existing/planned population of 

Fanling/Sheung Shui New Town.  The park 

generally falls outside the walking distance of the 

residential development in the FLN NDA. 

 

It should be noted that the Leisure and Cultural 

Services Department (LCSD) has launched the 

“Community Garden Programme” at selected parks 

in all districts by phases.  The objective of the 

scheme is to encourage the public to participate in 

greening activities at community level and to adopt 

greening activities as part of daily life. Under the 

guidance of the instructors, participants can learn 

how to grow ornamental plants, fruits and vegetables 

in parks nearby and then take home the harvest 

themselves.  

 

Whether the Central Park would be included in the 

scheme for community farming would be subject to 

detailed design.  
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P3.  Ma Tso Lung Stream  

Traffic linkage to KTN near 

Ma Tso Lung Stream (MTL 

Stream) should be removed 

for better protection of the 

stream.  

 

(1) 

 

 

 

 

 

 

 

 

 

 

 

 

 

(2) 

 

 

 

 

 

 

 

 

 

 

(3) 

 

 

 

 

 

 

 

 

 

 

According to the Ecological Impact Assessment of 

the EIA Report, upper and midstream section of 

MTL Stream is of high ecological value because of 

the presence of Three-banded Box Terrapin, whereas 

the lower section of the stream is of moderate to 

high ecological value because of presence of several 

species of conservation significance and importance 

of riparian corridor.  In view of the above, no 

development has been proposed in the upper section 

of the stream, whereas the land area along MTL 

Stream in KTN Planning Areas 2 and 8 is designated 

as “GB” to protect the habitats for wildlife 

associated with the MTL Stream. 

 

The proposed “GB” zone should have adequate 

planning protection as there is a general presumption 

against development within the “GB” zone. It is also 

stated in the ES that any diversion of stream, filling 

of land/pond or excavation of land shall not to be 

undertaken without the permission from the Board 

(Annex VII). The Director of Agriculture, Fisheries 

and Conversation also considers that the proposed 

“GB” zoning should have provided the necessary 

planning intention.  

 

It should also be noted that in order to minimize the 

impact on the lower section of the MTL Stream, the 

Rural Road R1 will cross the stream on viaduct.  A 

buffer zone of 15-30m as appropriate on both sides 

(not less than 45m total width) of MTL Stream north 

of the point where it is crossed by the Road R1.  In 

addition, a 1.2 high permanent solid faunal barrier 

will be built along the at-grade portion of Rural 

Road R1 to minimize mortality impacts of terrestrial 

meso-fauna. The above measures are considered 

sufficient to protect the MTL Stream from Rural 
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(4) 

Road R1. The EIA Report has also concluded that 

the proposed “GB” zoning with implementation of 

proposed mitigation measures would be 

environmentally acceptable. 

 

The provision of Rural Road R1 is essential.  The 

Rural Road R1 will provide access to the sites 

proposed for sports ground/sports complex, research 

and development use and sewage pumping station at 

the north-western tip of the KTN NDA.  The road 

can also improve the connectivity of the existing 

rural settlement in MTL area with the town centre of 

the NDA.  

 

P4. Inclusion of residual area of Tin Ping Shan Tsuen in the NENT NDAs 

As there will be severe 

environmental nuisance 

during the construction of 

NDAs, the residual area of 

Tin Ping Shan Tsuen should 

be included in the NENT 

NDAs development.  

 

(1) 

 

 

 

 

 

 

 

The Government will ensure that the construction 

works will comply with relevant legislation on 

environmental protection and implement the relevant 

mitigation measures. It should be noted that Tin Ping 

Shan Tsuen falls within the area of Fanling/Sheung 

OZP rather than FLN OZP.  

 

 


