
Annex IV-1             

of TPB Paper No. 9748 

 

Summary of Comments in Group 4 and PlanD’s Responses 

 

Supporting Comment: 

C5598 of KTN in Group 4 is submitted in support of the representation (R1) due to 

increase in housing provision for Hong Kong residents. The comment is noted.  

 

Objecting Comments: 

There are a collective hearing of 11,179 comments (C1-C5549, C5551-C5594, 

C5596 of KTN OZP and C1-C5563, C5986-C5996, C5998-C6008 of FLN OZP) 

submitted in support of the representations in Group 4.  Their major comments and 

proposals to the NENT NDAs’ plan are summarised below: 

 

Comments and Proposals PlanD’s Responses 

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

intensity/ Urban design 

There are still a lot of developable 

lands in current urban area with 

sufficient facilities.  The available 

land should be developed before 

exploiting the NENT, including 

vacant government lands, brownfield 

sites, Fanling Golf Course, the 

barrack in Kowloon Tong and urban 

land that could be redeveloped.  

 

Fanling Golf Course should be 

developed instead because it is 

owned by the government and just 

needs one year to resume. The land 

area is large enough to accommodate 

100,000 people. This can reduce 

wastage of time and money.  Huge 

social cost and ecological cost could 

be reduced. 

 

(1) 

 

 

 

 

 

 

 

Please refer to the responses under item 

A of Annex III-1.   
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Available vacant land or 

underutilised land should be 

systematic assessed.  

 

There are general objections to the 

plan as it is unnecessary. For 

example, developing NENT NDA 

would not help setting an economic 

centre near the border as it is 

incompatible with development 

across the border. The plan has 

limited benefit to economy and 

society, and the development of the 

industry is not balanced. 

 

It is believed that the NENT NDAs’ 

plan comprises mainly of expensive 

private properties which favor the 

rich, and serves as a means by the 

government to generate revenue, and 

the developers to accumulate capital. 

In addition, some believe the Plan is 

used to attract Mainland citizens 

across the border. The intention of 

the plan is suspected for the 

integration of Shenzhen and Hong 

Kong. In addition, there may be 

conflict of interest in the 

decision-making party. 

 

There is concern that the low to 

middle rise residential blocks would 

eventually become speculation tools 

of mainland investors, and 

low-density residential area with low 

occupancy rate will be developed. 

Land use within the NENT NDAs 

development is unclear. 
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Public housing should be of larger 

proportion in the housing mix, and 

the amount should not be reduced in 

certain areas. More public housing 

should be provided.  

 

The Plan should be withdrawn. 

Destruction of current buildings 

should be avoided and 

village/housing reprovisioning 

should be provided. Current land use 

should be maintained and the 

residents express “No removal, No 

clearance.”  

 

The home of nearly 10,000 villagers 

will be destroyed. This will be the 

largest relocation of residents in 30 

years.  

 

The livelihood, living standard, 

lifestyle, social network or bonding 

of the local community will be 

affected and villages will be 

destroyed. In particular, the farmers 

and traditional industry operators 

will lose their jobs due to loss in 

land. There are also concerns that the 

housing provided by the NENT 

NDAs’ plan will be unaffordable, 

and the job supply will be 

insufficient. Current residents may 

not be able to adapt to urban lifestyle 

after reprovisioning for lands 

resumption. Their opinion should be 

respected and considered more. 

Some also believe the compensation 
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is not enough. 

 

Some express strong feeling and 

emotion towards their home land as 

their families have been living there 

for many generations.  There is 

strong memory linked to the place. 

They hope to maintain the simple 

lifestyle that is close to the natural 

environment, especially true for the 

elderly. 

 

Elderly Homes in Dills Corner 

Garden should be preserved. 

 

Social impacts should be considered 

more carefully. Social impact 

assessment on the relationship 

between human and land should be 

included and these assessments 

should be accessible by public. 

 

Population growth is smaller than 

expected, and the housing problem is 

not as serious as anticipated. The 

population growth is 10 years later 

than estimated in the NDA 

consultation paper. The plan is not 

urgent. Also, residential use only 

occupies 19% of the area, and all 

others are facilities. 

 

There are concerns that the urban 

design of the NDAs and shopping 

centres will be monotonous and 

similar to other new towns.  It is 

hoped that some areas free from tall 

buildings.  The local characteristics 
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will be lost, and the creativity and 

living space of residents will be 

reduced.  

 

Height restriction should be relaxed 

and plot ratio should be increased to 

optimise use of new development 

area, especially for increase in public 

and private housing production. The 

overall plot ratio in the NDA is too 

low to optimize the use of the land. 

The NDA is an important plan to 

provide mid to long term land 

supply. 

 

Tall buildings to be built along Ng 

Tung River may block wind path and 

create wall effect on Shek Wu Hui. 

The buildings will also block the 

view of Wa Shan. The highway to be 

built along the tall buildings will also 

induce air pollution to Shek Wu Hui. 

 

The design of new development 

areas is inconsiderable. It just copied 

the pattern of existing new towns. 

Authorities only focus on 

development andoverestimated the 

facility to withstand the force. 

 

B. Preservation on local agriculture and local industry 

Agricultural land is important to 

local farming which can enhance 

local food supply and food safety, 

and thus local economy. It is also an 

important element in education, 

recreation, and diversity of lifestyle. 

The damage to agricultural land is 

(1) 

 

 

 

 

 

(2) 

As stated in item B of Annex III-1, 

promoting urban-rural integration and 

respecting nature is one of the major 

planning themes adopted in the NDAs 

development.  

 

To support public education and 



6 
 

irreversible. Arable soil suitable for 

farming is not easy to develop, and 

rehabilitation may not be successful. 

Farmland will provide a destination 

for local food compost and a field for 

local students to study ecology and 

ecosystem. Therefore, farmland in 

the NENT is worth preserving.  

 

Local agriculture will eventually 

disappear. There is insufficient policy 

to support local agriculture, which 

makes it very hard and unappealing 

for farmers to engage in this field. 

Moreover, food from the Mainland is 

very competitive. Nevertheless, local 

agriculture has been prospering in 

recent years and more people are 

willing to engage in or support local 

crop production. Solely relying on 

imported food will raise 

environmental pollution and food 

safety issues. 

 

It is unfavorable for Hong Kong to 

rely on solely finance and tourism. 

Local produce is also very important 

for food supply and economy. 

 

recreation, the uses of ‘Field 

Study/Education/Visitor Centre’ and 

‘Picnic Area’ may be permitted with or 

without conditions on application to the 

TPB.  

 

 

The government should restore the 

land from carpark, scrapyard and 

container yard as soon as possible as 

rehabilitation and soil 

decontamination takes time. 

 

There is only a small piece of 

government land in Kwu Tung South 

which makes it impractical for 

(3) 

 

 

 

 

 

 

 

(4) 

Regarding the quality and quantity of 

farmland, the land use zoning of the 

NENT NDAs has minimized the 

impacts to existing farmers.  

Agricultural land should be conserved 

for agricultural activities where 

appropriate.  

 

Regarding agricultural rehabilitation/ 
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agricultural rehabilitation in the area. 

To increase incentive for farming, the 

Government should consider resume 

the farmland from the owners and 

lease it to farmers. 

 

resite and assistance to affected 

farmers, please see item B of Annex 

III-1.  

 

Local organic food production is 

beneficial to health and the 

environment, and should be 

encouraged. 

(5) 

 

 

 

 

 

 

 

 

 

 

(6) 

To support organic farming, in terms of 

land use zoning under KTN and FLN 

OZPs, ‘Agricultural Use’ is always 

permitted in “AGR” (including “AGR 

(1)”) zone. To support public education 

and recreation, the uses of ‘Field 

Study/Education/Visitor Centre’ and 

‘Picnic Area’ in “AGR” zone may be 

permitted with or without conditions on 

application to the TPB.  

 

With regard to promoting and 

supporting farmers to develop organic 

farming, the Agriculture, Fisheries and 

Conservation Department (AFCD) 

actively encourages and supports local 

farmers to develop organic farming. 

Through the Organic Farming Support 

Service, AFCD provides technical 

advice and support to those farmers 

who wish to switch to organic farming 

from traditional farming practice. In 

addition, AFCD promotes the 

production and sale of local organic 

agricultural products jointly with the 

Vegetable Marketing Organisation 

(VMO) and the Federation of Vegetable 

Marketing Co-operative Societies Ltd. 

Besides, AFCD supports the Hong 

Kong Organic Resource Centre in its 

endeavours to educate the public on 

organic farming and promote the 
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certification of organic products.  

 

The Ma Shi Po farmland should be 

preserved. Leisure and sports 

elements can be included. This 

allows the farmers to keep their 

farmlands and at the same time the 

public can enjoy the facilities. 

 

Due to the nature of local traditional 

industry, their factories must be set 

up in the rural area.  The 

government should assist in finding 

suitable land and application for 

operation for these local industries.  

Land should be reserved for local 

industry development, including 

small business and arts creation.  

This helps implement the diversified 

development raised by the 

government.  Some also think that 

the research and development 

industry cannot ease unemployment 

problem or improve the local 

economy. 

 

The local business and economies 

are Hong Kong’s unique and should 

be kept. 

 

(7) Please refer to the responses under item 

B of Annex III-1. 

 

C. Land Acquisition/Reprovisioning , Rehousing and Compensation Issues 
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The current development mode 

raises suspicion of collusion between 

the Government and the business 

sector, The NENT NDAs’ plan is 

suspected to benefit the high-income 

class, the developers and/ or the 

Mainland community more than 

general Hong Kong citizens. Some 

express that land should not be sold 

to developers. 

 

There are requests for village 

reprovisioning for both KTN and 

FLN NDAs. Some requests are 

especially for Kwu Tung North 

which involves the largest amount of 

population and is a recognized 

village by the government.  

 

Compensation and in-situ 

reprovisioning, and rehabilitation for 

agriculture and traditional industry 

should be better provided for.  

 

The compensation arrangement can 

take reference from that provided for 

Choi Yuen Tsuen residents. Some 

request that residents should be 

allowed to choose a smaller amount 

of compensation in return of exempt 

from asset evaluation in applying for 

subsidized housing. 

 

Transport facilities, community 

facilities and housing for relocating 

local residents should be made 

available prior to relocation. This 

will allow affected people to be 

(1) 

 

 

 

 

 

 

 

 

 

Please refer to the responses under item 

C of Annex III-1.  
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relocated properly.   

 

Some suggest that at least 10% of the 

land area should be assigned for 

reprovisioning for land resumption, 

e.g. at Tin Ping Shan Tsuen. 

 

Some request that different options 

should be provided to residents, e.g. 

preservation of villages, 

compensation, and relocation of 

existing villages, including Ma Shi 

Po Village and Kwu Tung Village.  

 

D. Transport concerns  

The capacity of transportation 

network, practically the capacity of 

the East Rail and  roads in Fanling 

/Sheung Shui, is not enough to 

support the increased population 

generated by the NENT NDAs.  

 

The buses and minibuses will not be 

able to cope with the demand arising 

from the increased population. Bus 

Rapid Transit (BRT) system linking 

the residential areas in the East and 

West, and the railway station, is 

recommended.  The BRT system 

will not generate traffic congestion 

as  passengers can pay at the station 

to increase the efficiency.  

 

Transport facilities in the old town 

should also also be improved.  

Sufficient transport facilities can 

minimise cost and burden on 

low-income families. 

(1) 

 

 

 

 

 

 

Please refer to the responses under 

items D of Annex III-1.  
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The construction of Fanling Bypass 

should be postponed/ withdrawn. 

The Fanling Bypass should be far 

away from residential area and 

moved closer Ng Tung River, 

preferably in a form of viaduct over 

Ng Tung River to reduce the impact 

to residents.  The roundabout of 

Fanling Bypass should be moved 

closer to the open area near the 

riverside.  

 

Roads for FLN should be constructed 

in phases and together with other 

developments over the same period. 

 

The East Rail should be extended 

and its capacity should be increased. 

The Northern Link should be 

extended and should include two 

stations at Fanling North, as there 

will be many residents working 

outside the district. The proposed rail 

linkage will relieve the burden on 

East Rail.  

 

E. Sustainability / Ecological concerns 

The rural lifestyle should be 

sustained. Rural-urban balance and 

diversification of economy should be 

achieved. 

 

Developments should consist of both 

countryside and urban elements. 

Protection of green belts and 

farmland should be strengthened. 

 

(1) Please refer to the responses under item 

E of Annex III-1. 
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The NDA should be re-planned and 

should achieve rural-urban balance. 

 

The construction of police driving 

training facilities at Fu Tei Au should 

be cancelled. The land originally 

planned for police training and Water 

Supplies Department, together with 

south of Ng Tung River and north of 

Sheung Shui Heung, and Long 

Valley in Kwu Tung North, should be 

planned for conservation purposes.  

Fu Tei Au Tsuen should be planned 

for agricultural land use and the 

whole Fu Tei Au area should be 

reserved for conservation. 

 

The countryside and ecologically 

valuable land should be preserved for 

balanced and diversified 

development of Hong Kong.  The 

development site is considered 

important in maintaining the rural 

side of the metropolitan city.  

 

Countryside may also be beneficial 

in terms of tourism, public education 

and research, and micro-climate, etc. 

Agriculture and countryside are 

worth visiting for tourists. The 

countryside of Hong Kong is 

renowned worldwide. The rural area 

in the New Territories is a backyard 

garden for Hong Kong residents to 

live, play and experience agriculture, 

and should be preserved. 

 

The area is an important green belt 

(2) 

 

 

(3) 

 

 

 

 

 

 

 

 

 

 

 

 

 

(4) 

 

 

 

Please refer to the responses under item 

E of Annex III-1.  

 

To support tourism, ‘Nature Trail’ and 

‘Picnic Area’ are always permitted 

within “CA” and “GB” zones whereas 

‘Nature Trail’ is always permitted 

within “OU (Nature Park)” zone. 

However, as the “AGR” is intended 

primarily intended to retain and 

safeguard the agricultural 

land/farm/fish ponds for agricultural 

purposes, ‘Picnic Area may be 

permitted with or without conditions on 

application to the TPB within “AGR” 

zone.   

 

To support education and research, 

‘Field Study/Education/Visitor Centre’ 

use is always permitted within “OU 

(Nature Park)”. As “CA” and “GB” are 
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between Hong Kong and Shenzhen, 

and thus should be preserved. Kwu 

Tung and Sheung Shui/Fanling plans 

linking Long Valley should function 

as a barrier to prevent excessive 

urbanization. Therefore the area 

should be preserved. Once the green 

belt is turned into concrete land, the 

heat island effect in Hong Kong will 

be intensified. This is detrimental to 

the health of residents.  The NENT 

NDAs’ plan will cause a domino 

effect of destruction of New 

Territories rural area. 

 

The NENT NDAs’ plan should be 

more sustainable, and should not 

unduly favour commercial and 

economic growth. Sustainable 

development and preservation of the 

area is important to Hong Kong and 

the next generation. 

 

 

 

 

 

 

 

 

 

 

(5) 

 

 

 

 

 

 

 

 

 

 

intended to protect the natural features, 

and “AGR” to retain and safeguard the 

agricultural  land/farm/fish ponds for 

agricultural purposes, ‘Field 

Study/Education/Visitor Centre’ use 

may be permitted with or without 

conditions on application to the TPB 

within these zones. 

 

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’.  

 

The NENT NDAs’ plan will cause 

impacts on local culture and heritage. 

Some believe that the local culture 

and heritage can promote the image 

of the city.  

 

(6) 

 

 

 

 

Please refer to the responses under item 

E of Annex III-1. 

 

F. Environmental nusiance and toxic substance 

Construction work will expose the 

soil containing high portion of toxic 

substance (Arsenic), which cause 

environmental health problems in the 

NDAs. The pollutant may diffuse 

into air, underground water/drinking 

water and the adjacent Sheung Yue 

River, which causes disastrous 

(1) 

 

 

 

 

 

 

 

For the toxic substance, please refer to 

the responses to item F of Annex III-1.  
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environmental and health impacts as 

well as adversely affect farmland. 

 

With respect to the limited lifespan 

of concrete structures and channels, 

leakage will eventually appear. In 

case of leakage, water may be 

contaminated, affecting the health of 

residents. Pollutants will also affect 

farmland and agricultural products. 

 

The Environmental Impact 

Assessment (EIA) cannot objectively 

assess elements such as ecology, 

fishery, landscape, visual impacts 

and cultural heritage, and many 

construction procedures cannot be 

managed and monitored closely.  

Environmental impacts should be 

considered more thoroughly and the 

ecological value of the area is 

considered insufficiently recognized.  

 

There will be environmental 

nuisance, including hazards, noise 

and traffic impacts to be created by 

the Police Driving Training and 

Traffic Complex in Fanling. Part of 

the site was proposed to the use of 

welfare services purposes.  

 

(2) 

 

 

(3) 

Please refer to the responses to item F 

of Annex III-1. 

 

The NENT NDAs Study which covers 

KTN and FLN NDAs is a designated 

project (DP). The EIA Report is to 

address the environmental impacts for 

the works proposed under the NENT 

NDAs.  One of the objectives of the 

EIA Study is to identify and assess air 

quality impact, noise impact, water 

quality impact, waste management, 

land contamination, hazard to life, 

ecological impact, fisheries impact, 

landscape and visual impact, impacts 

on sites of cultural heritage, quantify 

emission sources and determine the 

significance of impacts on sensitive 

receivers and potential affected uses.  

 

The NENT NDAs’ plan may have 

adverse impacts on air pollution 

which affects local life. 

(4) 

 

 

 

 

Please refer to the responses to item F 

of Annex III-1. 

 

G. Improvement in public participation, and provision of information for 

public inspection and discussion 
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Stakeholder engagement and 

transparency of the plan-making 

process are insufficient.  There has 

not been adequate consultation with 

the villagers.  More public 

engagement, especially bottom-up 

engagement, and community 

planning, discussion to the public, 

disclosure of information, avoidance 

of conflict in committee formation 

for the NDAs’ plan are suggested.  

 

The design of NDAs has not 

incorporated the public views 

collected during three rounds of 

public engagement.  For example, 

the requests of residents and farmers 

were ignored as the villages and 

farmlands next to Ng Tung River 

will be destroyed. 

 

The funding application for advance 

works of the NDAs is unreasonable 

as TPB has not approved the Plan 

yet. 

 

The TPB should be more transparent 

and all discussions should allow 

public hearing, and online broadcast. 

Review of meeting should also be 

provided. 

 

The public hearing should allow 

representers and commenters to 

present their views without time 

limit. 

 

The references, plans, minutes and 

(1) 

 

 

 

 

 

 

 

 

Please refer to the responses under item 

G of Annex III-1. 

 

 



16 
 

agendas should be open to public in 

Chinese for free. 

 

All the details in the discussion and 

decision-making process should be 

explained to representers in written 

form. 

 

Insufficient public consultation and 

the consultation method should be 

adopted a bottom-up approach. 

The Government officials of the 

Development Bureau (DEVB) 

should not lead the decision-making 

process of the NENT NDAs plan, 

which was proposed by DEVB. The 

Government officials of DEVB 

would not have a neutral stance. 

[FLN/80] 

 

All the Town Planning Board 

members should declare interest 

before making decisions, and they 

should not participate in 

decision-making in case of such 

conflict.  

 

(2) 

 

 

 

(3) 

There are established guidelines in 

declaration of interests for the 

Government official.  

 

There are established guidelines in 

declaration of interests for the TPB 

members. 

Publishing newsletter to inform the 

public on updated information was 

suggested.  

 

The Task Force on the NENT 

development should be formed to 

collect public opinion on the NDAs.  

 

(4) In order to help the affected residents 

and provide information on NDAs, a 

social service team of KTN and FLN 

NDAs respectively has been set up. The 

social service team will approach the 

affected residents and provide relevant 

updated information on the NDAs for 

facilitating the local residents to 

understand the development proposal 

and progress.   
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H. Other Representations 

Population policy, holistic land 

research and/ or long-term plans 

should be conducted prior to the 

NENT NDAs’ plan. Some consider 

population and housing issues not as 

urgent as predicted, so the Plan is 

unnecessary and should not be 

implemented hastily. Others believe 

the NENT NDAs’ plan cannot solve 

housing and population issues at all. 

More time should be spent on study. 

Other views about land and 

population include: 

 

Merely increasing land supply is not 

an effective solution to the high 

property price problem. 

 

The problem in Hong Kong is 

overpopulation. The government 

should first manage immigration and 

population growth. 

 

Local and comprehensive 

agricultural development plan for 

Hong Kong should be conducted 

before exploiting existing farmland. 

In general, there is insufficient 

agricultural policy to support local 

agriculture.  Agricultural policy 

such as food waste collection and 

composting should be considered. 

 

(1) The concerns on lands and population 

policies are noted.  However, as the 

concerns are not related to the OZPs, 

they would not be considered in the 

TPB meeting.  

There is a specific request for 

concern on livelihood of Ngau Tam 

Mei residents.  

(2) Ngau Tam Mei does not fall within the 

boundary of the KTN and FLN NDAs. 
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Some express that the research and 

development industry cannot ease 

unemployment problem or improve 

the local economy. 

 

 

(3) 

 

 

Please refer to the responses to item H 

of Annex III-1. 

Medical technological R&D centre 

should be set up and they should 

focus specifically on technology, 

medicine and global disease studies, 

instead of general medical or 

education centre, i.e. it should not 

focus on certain aspects for more 

balanced development.   

 

The Plan may not be cost-effective, 

and may induce too much spending 

(大白象).  

 

Land from developers should be 

resumed as it would stabilise the 

property market and land price. 

 

The planning and construction 

should be speeded up. 

 

Village type residential land should 

not be developed due to land 

shortage. Castle Peak area should be 

developed.  The Pilot Scheme for 

Arbitration on Land Premium in 

lease modification process should be 

implemented in a transparent and fair 

way (the government can take 

reference to the practice from Urban 

Renewal Authority regarding land 

resumption price). This can speed up 

(4) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

KTN NDA will provide land for 

commercial, offices and R&D uses. 

Please refer to the responses to item A 

and H of Annex III-1. 
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development and provision of 

housing.  

 

The housing and lands policies are 

biased towards property developers, 

and should be corrected. 

 

 

 

 

 

 

 

 

 


