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PURPOSE 
 
 As part of the Stage Two Public Engagement of the North East New 
Territories New Development Areas Planning and Engineering Study (the Study), 
this paper seeks Members’ views on the Preliminary Outline Development Plans 
(PODPs) formulated for the proposed Kwu Tung North (KTN), Fanling North (FLN) 
and Ping Che/Ta Kwu Ling (PC/TKL) New Development Areas (NDAs). 

 

BACKGROUND 
 
2. The Stage One Public Engagement of the Study took place from mid 
November 2008 and lasted for about three months.  The objective was to provide a 
forum for facilitating early public discussion on four major topics relating to the 
NDAs, namely Strategic Roles of NDAs, People-Oriented Communities, 
Sustainable Living Environment and Implementation Mechanism.  We consulted 
the Council on 9 January 2009 (ACE Paper 2/2009) in Stage One.  The Council 
considered that the ecological integrity of the area should be enhanced and cultural 
heritage should be revitalized in a holistic manner.  The Council supported the 
development of the NDAs into green cities and adoption of resource-saving and 
energy-efficient measures to achieve the objective of a sustainable living 
environment.  The Council also supported the development of people-oriented 
communities and it was important to provide sufficient job opportunities and 
community facilities timely to minimize the need to rely on transportation outside 
the NDAs.  A series of briefings and presentations were also given to different 



 
 

stakeholders.  A community workshop was held on 20 December 2008 to gauge 
the public views.  The public views and suggestions collected were summarized 
below.  

 

MAJOR PUBLIC VIEWS 
 
3. The public comments gathered during the Stage One Public Engagement 
grouped under the four major topics are summarized below - 

 
(a) Strategic Roles of NDAs 

 
It was considered that the development of the NDAs should be 
coordinated with the long-term development of the Pearl River Delta 
region and integrated with the development of Shenzhen.  The KTN 
NDA could be developed for mixed or regional uses, the FLN NDA could 
provide a quality living environment with green spaces, and PC/TKL 
NDA could foster diversified development including development of high 
value-added industries. 

 

(b)  People-Oriented Communities 
 
Members of the public were generally of the view that a close community 
and a better quality living environment with adequate supporting facilities 
and employment opportunities should be created.  A balanced public and 
private housing mix, avoidance of high-density development, more open 
spaces and green areas, and timely provision of adequate community 
facilities were matters of general public concerns. 

 

(c)  Sustainable Living Environment 
 
Some members of the public suggested that in developing the NDAs, the 
use of non-renewable energy resources should be minimized.  Important 
natural landscape and the ecological, historical and cultural resources in 
the NDAs should be preserved.  The Long Valley should be preserved 
with due consideration to landowners’ property rights.  
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(d)  Implementation Mechanism 
 
Some members of the public pointed out that the prevailing compensation 
arrangement for land resumption might not meet the affected parties’ 
expectation.  Also, there was general support for the private sector 
participation concept provided that there would be a fair and transparent 
arrangement.  

 

PRELIMINARY OUTLINE DEVELOPMENT PLANS  
 
4. We have taken into account the public views in formulating the PODPs 
for the NDAs.  The planning proposals contained in the PODPs are summarized in 

the Stage Two Public Engagement Digest at Enclosure.  The PODPs for KTN, 
FLN and PC/TKL NDAs are shown respectively on pages 6 to 7, 12 to 13 and 
18 to 19 of the Digest.  The proposed land uses and design characteristics of each 
of the NDAs are detailed in the Digest.  To provide an overview, the development 
theme, major land uses and key development parameters of each of the NDAs are 
summarized as follows - 
 

 KTN NDA FLN NDA PC/TKL NDA Total 

Development Theme Mixed Development

Node 

Riverside 

Township 

Quality Business/ 

Residential Area 

- 

Major Uses Residential, Commercial, 

Research & Development,

Long Valley Ecological Area

Residential, 
Government 

Facilities 

Special Industry, 
Residential 

- 

Total Area (ha) 450 180 175 805 

Developable Area* (ha) 

(% Total) 

305 

(68%) 

165 

(92%) 

150 

(86%) 

620 

(77%) 

Population 65,000 48,000 18,000 131,000

Residential Units 22,000 17,500 6,500 46,000 

Housing Mix 

(Public:Private) 

54:46 41:59 0:100 41:59 

Plot Ratio 1 – 5 1 – 5 0.75 – 2.5 0.75 – 5

Max. Height (Storeys) 35 35 10 - 

Employment 26,000 6,200 13,000 45,200 
 
* Developable Area refers to area with proposed/ possible new developments on the PODPs.  This excludes 
areas zoned “Village Type Development” (“V”), “Green Belt” (“GB”) and “River Channel” and those areas 
already occupied by existing developments which have to be retained in future. 
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5.  The planning for the NDAs adopts a sustainable development approach, 
balancing the housing, employment, community and conservation needs, and 
encompassing the economic, social and environmental considerations.  In response 
to the general public’s aspirations for a better quality living environment and close 
community, the PODPs for the NDAs have accorded high priorities to “green 
design” and “social integration”.  The main features are set out below - 

 
(a)  Development Capacity and Urban Design 

 
The NDAs will provide a total of about 46,000 residential flats to 
accommodate about a population of 130,000.  The NDAs adopt a 
maximum plot ratio of 5.  Whilst such a scale of development is 
relatively lower than most of the existing new towns, it would allow 
greater flexibility for incorporation of various urban design features to 
achieve a better quality development, including: 

 
(i) a stepped building height with the building height and 

development density reducing gradually from the town centre to 
the periphery to enhance spaciousness, enrich the urban 
development profile and respect the building height of existing 
village development, as well as to protect the ridgelines and views 
of the surrounding natural landscape; 

 
(ii) view corridors and wind corridors to help reduce visual impact and 

introduce breezeways into the development area to improve air 
ventilation; and 

 
(iii) retaining the surrounding woodlands to provide a natural “green” 

setting for the NDAs.  In addition, a relatively generous provision 
of “green” spaces is proposed in each of the three NDAs.  The 
public open spaces and amenity areas account for 21%, 28% and 
13% of the developable land area of the KTN, FLN and PC/TKL 
NDAs respectively. 

 

(b)  Design for a Socially Integrated Community 
 
Drawing from the past experiences of new town development and the 
public comments received, the socio-economic factor has been carefully 
taken into account in planning for the NDAs.  The relevant attributes are 

 - 4 -



 
 

outlined below: 
  

(i) To strive for a balanced population profile, about 41% of the total 
number of residential flats will be allocated for public housing 
and the remaining 59% for various types of private housing to 
provide a wide choice of housing types.  High density public 
and private housing development will be concentrated near the 
proposed railway station in the KTN NDA and in the two centres 
of FLN NDA, which can easily be connected to the existing 
Fanling and Sheung Shui railway stations.  Public housing is not 
proposed in the PC/TKL NDA, as it is distant from the 
high-capacity railway network.  Medium to low density private 
housing will be developed towards the fringe areas of KTN, 
along the river in FLN and in the PC/TKL NDA.  A total of 
about 27,000 private residential flats will be provided. 

 
(ii) The Special Industries Area in the PC/TKL NDA will serve as a 

land bank to provide development spaces for high value-added 
non-polluting business/industries, as well as port back-up and 
logistics industries.  The Commercial, Research and 
Development Zone planned along Fanling Highway in the KTN 
NDA has the potential to be developed into various types of 
office and hotel uses as well as to provide development space to 
support the six industries that Hong Kong has clear advantages. 
Together with the population-related economic/social facilities 
such as local retail, services and community facilities, the NENT 
NDAs will provide more than 40,000 jobs.  

 
(iii) To encourage social interaction and social activities for building 

up a sense of place and enhance social integration, a core activity 
area integrated with the open space network is proposed in each 
of the three NDAs.  A wide range of retail, entertainment, 
community and leisure facilities will be provided to enhance 
vibrancy in these centres. 

 
(iv) Sufficient land has been designated on the PODPs for 

commercial, shopping, public open space and various 
Government, Institution, Community (G/IC) uses. The NDAs 
would be self-sufficient in terms of local community and 
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recreational facilities as well as daily livelihood supporting 
services, which could also serve the nearby existing residents.  
A development programme will be proposed in the next stage of 
the Study to ensure timely provision of various community 
facilities in tandem with the population intake of the NDAs. 

 

(c)  Transport Facilities 
 
A rail-based development approach is adopted as a planning theme in the 
NDA development with a majority of the new population concentrated in 
KTN and FLN.  In the KTN NDA, more than 80% of the population 
will reside within 500m of the proposed railway station whilst in FLN 
NDA, the residential areas can be easily connected to existing Fanling 
and Sheung Shui railway stations.  Comprehensive pedestrian and cycle 
track networks are provided within the NDAs to encourage walking and 
promote cycling so as to minimize road traffic and hence emission of 
carbon and other pollutants within the NDAs.  Other environmentally 
friendly modes of transport, such as trolley bus and liquefied petroleum 
gas/electric vehicles, will be considered for serving the NDAs.   
 
Major roads are planned at the periphery of the NDAs to minimize noise 
and air pollution: 

(i) In the KTN NDA, an outer ring road is proposed to connect to the 
Fanling Highway at the east and west ends of the NDA.  Land is 
also reserved for a proposed road connecting to the Lok Ma Chau 
Loop area.   

(ii) In the FLN NDA, a new road to the north of Ng Tung River will 
be constructed, linking Man Kam To and the old areas of 
Fanling/Sheung Shui.  

(iii) The PC/TKL NDA will be served by the existing Ping Che Road 
and Sha Tau Kok Road and a new road to be constructed to link to 
the planned Liantang/Heung Yuen Wai Boundary Control Point 
connecting road so as to provide a convenient and direct 
connection to Shenzhen. 
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(d)  Energy Efficient Design 
 
With a view to creating a sustainable living environment, various 
energy-efficient measures are proposed, which include the use of 
renewable energy in all the three NDAs.  Land has been reserved for the 
installation of a District Cooling System in the Commercial, Research 
and Development Zone of the KTN NDA and the Special Industries Area 
of the PC/TKL NDA.  Green building design (for example, green roof 
and vertical greening to reduce the heat island effect) will be encouraged 
in order to minimize adverse impacts on the environment, reduce the use 
of natural resources, and achieve the target of low carbon emission.  In 
the next stage, we shall further examine the feasibility of these proposals.   

 

OTHER ENVIRONMENTAL ISSUES 

 

Stage One Environmental Impact Assessment 
 
6. The Study includes three stages of technical assessments, including 
environmental impact assessment (EIA).  The Stage One technical assessments on 
traffic and transport, infrastructure, environmental and socio-economic aspects for 
the PODPs have concluded that the proposals are technically feasible and 
environmentally acceptable.  The major issues of the Stage One EIA study are 
summarized in the following - 

 
(a) Ecology 

 
The preliminary ecological assessment conducted in the Study has 
revealed that the core area of the Long Valley has very high ecological 
value, supporting a diverse bird community and providing foraging 
grounds for egrets and other wetland dependent birds, which should be 
protected from any development impacts.  For the non-core area of the 
Long Valley with moderate to high ecological value, small-scale 
development may be considered provided that it will not adversely affect 
the ecological value of the sites.  An appropriate zoning for the Long 
Valley has been proposed in the PODPs to ensure the protection and 
proper management of the core area while allowing small-scale 
development through the planning application system.  Elsewhere in the 
NDAs, some developments will inevitably result in the loss of some 
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ecological habitats including wetlands.  Further consideration will be 
given in the next stage of the Study for the provision and management of 
mitigation measures to compensate for the loss. 
 

(b) Landscape Impact /Heritage Preservation 
 
A preliminary landscape impact assessment and cultural heritage impact 
assessment have been conducted.  Preservation of high value landscape 
characters such as the fung shui woodland of Ho Sheung Heung and all 
declared monuments/graded historic buildings will be achieved with the 
PODPs. 
 
As part of the landscape impact assessment, a tree survey to identify the 
species and numbers of trees affected by the proposed developments has 
been carried out.  Six Old and Valuable Trees (OVTs)1, together with 
some historic buildings, limited space and traffic management 
requirements, may pose constraints to the proposed widening of the 
Fanling Highway at Kwu Tung.  Different options are being considered, 
but the requirements of these constraints, in particular the preservation of 
historic buildings and OVTs, may be conflicting with each other.  To 
determine the appropriate way forward, further investigation and 
assessment of the OVTs will be carried out.  The identified historic 
buildings along the proposed highway will be preserved in-situ as far as 
practicable.  If tree removal is unavoidable, the affected OVTs will be 
transplanted or felled with adequate compensatory planting. 
 

(c) Noise Mitigation Measures 
 
Preliminary noise impact assessment revealed that mitigation measures 
such as provision of noise barriers/enclosures, use of friction course 
materials, fixed windows and special block design are required to protect 
the noise sensitive receivers from excessive noise impact due to major 
roads in the NDAs.  Details of these proposed mitigation measures will 
be further developed in the next stage with due consideration to their 
secondary environmental impacts including air quality and visual impacts.  
Submerged roads will be explored to ameliorate unacceptable visual 

                                                 
1 The OVTs are Melaleuca Quinquenervia 白千層, of girth diameter 0.9m to 1.3m at the roadside of the 

existing Castle Peak Road/Fanling Highway.  The proposed widening of Fanling Highway was shown on 
page 7 of the Digest. 
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impacts of the proposed noise barriers/enclosures. 
 

(d) Air Quality 
 
Vehicular emissions from open roads are expected to be the major air 
pollutants during the operational phase of the NDA developments.  
From the preliminary air quality impact assessment, it is noted that there 
would be exceedance of air pollutant parameters at some areas where the 
background concentrations of air pollutants are high.  Further detailed 
assessment will be conducted when more details of the proposed 
developments are available at the next stage. 

 

(e) Sewage Treatment and Re-use of Treated Effluent 
 
In order to meet the effluent discharge requirements and minimize 
sewage pumping and energy consumption, expansion and upgrading of 
existing sewage treatment works (STW) in FLN NDA and a new STW in 
PC/TKL NDA (as shown on pages 12 and 18 of the Digest respectively) 
are proposed to treat the additional sewage generated in KTN/FLN NDAs 
and PC/TKL NDA.  Re-use of the treated effluent for non-drinking 
purposes at these NDAs will be further explored in the next stage to 
achieve the objective of resource-saving and total water management. 

 

Next Stage 
 
7. In the next stage of the Study, we will carry out the following in relation 
to the environmental issues - 
 

(a) Stage Two EIA 
 
After the Stage Two Public Engagement, we will take on board 
amendments to the PODPs and conduct the Stage Two EIA with detailed 
impact assessments to prepare an EIA Report under EIAO for approval. 

 

(b) Carbon Appraisal 
 
A carbon appraisal for the proposed NDA developments will be carried 
out in the next stage, aiming to assess the reduction of carbon emission 
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under the proposed planning framework and resource-saving and 
energy-efficient measures of the proposed developments. 

 

PUBLIC ENGAGEMENT PROGRAMME 
 
8. The Study adopts a three-stage public engagement programme.  The 
Stage One Public Engagement was held last year.  The focus of the current Stage 
Two Public Engagement is on the PODPs.  We have consulted the Panel on 
Development of the Legislative Council on 24 November 2009 and the Town 
Planning Board on 27 November 2009.  We have also briefed other relevant 
Boards/Committees, including the North District Council, the relevant Rural 
Committees and the Heung Yee Kuk.  Briefing sessions will also be arranged for 
professional bodies and other interested organizations.  A community workshop 
with focus group discussions on the three PODPs was held on 12 December 2009. 
 
9. The public views received during the Stage Two Public Engagement will 
be taken into account in refining the planning proposals.  Further technical 
assessments including the EIA will be conducted and the Recommended Outline 
Development Plans will be formulated for the final stage of public engagement. 

 

ADVICE SOUGHT 
 
10. Members are invited to give views on the PODPs as detailed in the Stage 
Two Public Engagement Digest and on the environmental issues highlighted in the 
paper.  
 
 
 
 
 

Planning Department 
Civil Engineering and Development Department  
December 2009 
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