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Agenda Item 1
[Open Meeting]

Confirmation of Minutes of the 1069th Meeting held on 8.10.2014, 13.10.2014, 14.10.2014,
15.10.2014, 20.10.2014, 21.10.2014, 22.10.2014, 27.10.2014, 28.10.2014, 29.10.2014,
3.11.2014, 4.11.2014, 5.11.2014, 10.11.2014, 12.11.2014, 17.11.2014, 18.11.2014,
19.11.2014, 24.11.2014, 25.11.2014, 26.11.2014, 1.12.2014, 2.12.2014, 3.12.2014,
8.12.2014, 9.12.2014, 10.12.2014, 15.12.2014, 16.12.2014, 17.12.2014, 5.1.2015, 6.1.2015,
7.1.2015, 12.1.2015, 13.1.2015, 19.1.2015, 20.1.2015, 21.1.2015, 26.1.2015, 27.1.2015,
28.1.2015, 2.2.2015, 3.2.2015, 2.3.2015 and 4.3.2015

[The meeting was conducted in Cantonese]

1. The Chairman said that the draft minutes for the hearing sessions for the 1069"
meeting had been distributed to Members in batches through email on 10.4.2015,
17.4.2015 and 20.4.2015 before the meeting. Draft minutes for the confidential items of
the hearing sessions on 8.12.2014, 9.12.2014, 15.12.2014 and 20.1.2015 had been
despatched to Members on 21.4.2015.

2. The Secretary informed Members that after the issue of the draft minutes,
some standardisation in format and rectification of a few typos had been made by the
Secretariat without changing the content of the draft minutes. The standardised draft
minutes had been uploaded to Members’ notebooks in the conference room and hard copy

had been made available at the Secretariat.

3. The draft minutes of the 1069th meeting covering the presentation and

question & answering (Q&A) sessions were confirmed without amendments.

Agenda Item 2

[Open Meeting]

Matters Arising

[The meeting was conducted in Cantonese]



4. There was no matter arising for the meeting.

Fanling, Sheung Shui and Yuen Long East District

Agenda Item 3
[Closed Meeting]

Consideration of Representations and Comments in respect of the Draft Kwu Tung North
Outline Zoning Plan No. S/KTN/1 and Draft Fanling North Outline Zoning Plan No.
S/FLN/1

(TPB Papers No. 9745, 9746. 9747 and 9748)

[The meeting was conducted in Cantonese]

Deliberation Session

5. The Chairman said that the representations and comments in respect of the
draft Kwu Tung North Outline Zoning Plan (KTN OZP) and Fanling North Outline Zoning
Plan (FLN OZP) were collectively heard in four groups, namely Group 1 on transport and
traffic-related issues, Group 2 on conservation issues, Group 3 on specific land use
proposals and Group 4 on general issues. A total of 45 hearing sessions were held from
8.10.2014 to 4.3.2015. To ensure a focussed discussion, the deliberation of the four

groups of representations and comments would be conducted separately.

6. The Secretary said that Members’ declaration of interests for each of the four
groups of representations and comments were detailed in paragraphs 11 to 13 of the
minutes for the morning session on 8.10.2014 and paragraphs 3 to 6 of the minutes of the
afternoon sessions on 8.10.2014. He recapitulated that the following Members had

declared direct interests on the item:
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For Groups 1 to 4

Ms Julia M.K. Lau

Mr Patrick H.T. Lau

For Group 1

Mr Dominic K.K. Lam
Mr Ivan C.S. Fu

Ms Janice W.M. Lai
Mr Patrick H.T. Lau

For Group 3

Mr Dominic K.K. Lam
Mr Ivan C.S. Fu

Ms Janice W.M. Lai
Mr Patrick H.T. Lau

being a representer and a commenter in respect of
FLN OZP (FLN-R13 and FLN-C6009)

his company had involved in the submission of
proposals for a consultancy study on the
Development of KTN and FLN New
Development Areas (NDAs), Phase 1 — Design

and Construction

having current business dealings with MTR
Corporation Limited (MTRCL) (KTN-R13 and
FLN-R14) which was a representer of KTN and
FLN OZPs

having current business dealings with Henderson
Land Development Co. Ltd. (HLD) and the
representers (FLN-R5 to R8, KTN-R8 and
R20748) were subsidiaries of HLD

Members noted that Ms Julia M.K. Lau had not been invited to attend the

meeting in the capacity as a Member and Mr Patrick H.T. Lau had tendered apology for not

being able to attend the whole meeting. Members also agreed that Mr Dominic K.K. Lam,

Mr Ivan C.S. Fu and Ms Janice W.M. Lai, who had not participated in the hearing sessions

for the representations and comments of Groups 1 and 3, should be invited to excuse

themselves from the meeting during the deliberation of representations of those two

groups.



8. The Chairman suggested that as some Members had declared direct interests
for the hearing of both Group 1 and Group 3 representations and comments, the
deliberation of Group 2 representations should be conducted first for a smoother conduct

of the meeting. Members agreed.

9. The Vice-chairman remarked that during the hearing sessions, many of the
representers/commenters and their representatives had provided substantial and
well-prepared information to support their cause, while PlanD and other government
departments had also provided detailed explanations/clarifications and useful background
information for consideration of the Board. The efforts made by the
representers/commenters and their representatives and the government representatives
were highly appreciated. The data and information provided including those presented
during the hearing sessions were useful materials which could facilitate the Board’s

deliberation of the representations and comments. Members shared his view.
10. The Chairman asked Members to consider the representations and comments

taking into account the written submissions and the oral submissions made at the hearing

sessions.

Group 2 (TPB Paper No. 9746)

Draft KTN OZP
Representations
R16, R17, R93 and R94

Draft FLN OZP
Representations
R16, R17, R541 and R542

11. The Chairman said that Group 2 consisted of eight representations (four each

for KTN OZP and FLN OZP) which were related to specific conservation issues.
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Representations Relating to Both the KTN OZP and FLN OZP

Importance of Agriculture in Hong Kong (KTN-R93 and FLN-R541)

12. The Chairman recapitulated that the representers had made the following major

points in their written and oral submissions:

(a)

(b)

(©

they objected to the loss of farmland in KTN and FLN. Agriculture
offered an opportunity for diversification of culture and lifestyles, and

contributed to food safety and security for Hong Kong;

the current planning policy was unfavourable to agricultural industries.
Potential farmland was diminishing due to Small House and open

storage developments; and

a strict and positive policy should be sought to preserve agricultural land

through protective zoning.

13. Members then went through the following responses of the relevant

government departments given during PlanD’s presentation, and/or in answering

Members’ enquiries at the hearing, and/or recorded in the Paper:

(@)

(b)

with a view to promoting urban-rural integration while recognizing the
importance of agriculture to Hong Kong, 95 ha of agricultural land (i.e.
58 ha zoned as “Agriculture” (“AGR”) and “AGR(1)” and 37 ha
reserved for Long Valley Nature Park (LVNP)) had been retained within

the NDAs, allowing continuation of farming activities;

about 28 ha of active agricultural land would be affected (i.e. about 4 ha
in KTN NDA and about 24 ha in FLN NDA), accounting for less than

4% of total active agricultural land in Hong Kong;



(©)

(d)

(€)

(f)

(@)

(h)
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about 34 ha (including about 5 ha of government land) of the fallow
agricultural land in Kwu Tung South (KTS) had been identified with

potential for agricultural resite/rehabilitation;

the Government would endeavour to assist the affected farmers in
rehabilitating farming and offering them with reasonable arrangements

and compensation under the prevailing policy;

a special agricultural land rehabilitation scheme would be introduced.
Priority assistance would be offered to match the affected farmers with
those landowners who were willing to lease/sell out their land to them
for agricultural rehabilitation. Suitable government land falling within
these areas could also be offered to the farmers by way of short-term

tenancy;

according to the prevailing agricultural resite policy, eligible affected
farmers could apply for a short term waiver (STW) from the Lands
Department (LandsD) to build a two storey farm structure with
maximum gross floor area (GFA) of 400 ft? for each storey and 17 ft tall
for agricultural rehabilitation and domestic use by the farmers

themselves;

according to the current agricultural policy, the Government would
support local farming through providing infrastructure facilities and

financial assistance to raise its productivity and profitability; and

in response to changes in public aspirations about the future
development of local agriculture in recent years, the Government was
currently reviewing the agricultural policy to further enhance the
productivity and sustainability of local farming. A consultation
document on new agricultural policy was released in December 2014 for

consultation.
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14. In response to a Member’s enquiry, the Chairman said that the deliberation of
the four groups of representations and comments would be conducted separately and in the
sequence of Group 2 on conservation matters, Group 1 on traffic and transport matters,
Group 3 on specific land use proposals and finally Group 4 on general matters which

would involve issues already raised in other groups.

Agricultural resite/rehabilitation and Compensation and Clearance

15. A Member asked whether it was an existing policy to allow a farmer affected
by the NDAs development to build a domestic structure on the new farmland. In
response, the Chairman said that under the existing agricultural resite policy, a genuine
farmer would be allowed to rent or purchase a farmland at another location to continue his
farming practice. That farmer whose domestic structure was affected by the NDAs
development could submit an application to the Lands Department (LandsD) for a short
term waiver (STW) to build an On-Farm Domestic Structure (OFDS) with a maximum
roofed-over area of 400ft*> and a height not exceeding 17ft (2 storeys) for habitation,

storage of agricultural tools and materials and for living in.

16. The same Member further asked whether the new OFDS in the replacement
farmland was considered as a kind of squatter and whether there were any restrictions on

its building materials and floor area.

17. In reply, Ms Bernadette H.H. Linn, Director of Lands, made the following

points:

(@) the OFDS, being a new structure erected under the STW, would not
belong to the category of surveyed squatter structures recorded by the
territory-wide survey in 1982. Those 1982-surveyed structures were
unauthorised structures tolerated on a temporary basis until they were
phased out due to natural wastage, environmental or hygiene or safety
concerns or development clearance by Government. Since they were

supposed to be gradually phased out, only temporary materials would be
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allowed to be used in their redevelopment;

(b) under the current agricultural resite policy, only those affected farmers
who were originally residing in domestic structures erected on the
farmland would be eligible to apply for a STW to build an OFDM on the

replacement agricultural land; and

(c) if the original domestic structure on the affected farmland was a squatter
structure which would be cleared by the Government in due course, the
new OFDS would have to comply with the prescribed dimension as set
out in the waiver despite the size of the original structure. However, if
the original domestic structure was erected on a building lot, it would be

subject to a different compensation scheme during the clearance.

18. The same Member sought further clarification on whether the OFDS would
still be treated as a squatter structure if the affected farmer was a tenant and the original

domestic structure found on the agricultural land was a surveyed squatter structure.

19. The Chairman said that the OFDS and surveyed squatters were administered
under two different government policies and he requested D of Lands to further explain the

two policies.

[Mr Clarence W.C. Leung returned to join the meeting at this point.]

20. Ms Bernadette H.H. Linn said that the Government conducted a territory-wide
Squatter Structure Survey in 1982. According to the existing squatter clearance and
control policy, those surveyed squatter structures were unauthorised structures tolerated on
a temporary basis until they were phased out due to natural wastage, environmental or
hygiene or safety concerns or development clearance by Government. For the agricultural
resite policy, genuine farmers who were residing on the farmland affected by government
clearances could apply to LandsD for a STW for building a domestic structure with a
maximum roofed-over area of 400ft® and a height not exceeding 17 ft (2 storeys) on the

new farmland regardless of whether the original structure was a surveyed squatter or not.
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If approved, the STW would be cancelled if the farmer discontinued the farming practice

on the farmland.

21. Another Member asked whether some organisations currently operating hobby
farm or organic farming in the NDA would also be treated as genuine farmers and subject

to the same agricultural resite policy.

22. Ms Linn said that if agricultural land was to be resumed for a public purpose,
the Government would consider the eligibility of different stakeholders involved for
different compensation arrangement. For instance, the legal owner of the land would
receive compensation in the form of ex-gratia allowance (EGA) calculated with reference
to standard rates or he could make a claim for statutory compensation involving possibly
the Land Tribunal under the law. For the occupiers who had erected some structures on
the farmland, the compensation would depend on the status of those erected structures. If
they were surveyed squatters, suitable EGAs would be granted to those eligible occupiers.
However, if those structures were not surveyed squatters, the occupiers would not be
eligible for compensation under the existing policy.  For those occupiers who had
received suitable EGAs, they could decide whether the allowance would be put into the

resite farmland for them to continue farming activities.

23. Another Member enquired if the EGA received would be sufficient for
building an OFDS on the new farmland and whether the compensation would be timely

provided to meet the need of the affected farmers.

24, In response, Ms Linn said that if the original domestic structure on the
farmland affected by the NDAs development was a surveyed squatter structure, the eligible
occupier of the farmland would receive a EGA not exceeding $600,000 under the special
compensation package that the Government had offered for the NDAs concerned. While
she did not have information on whether the allowance was sufficient to build a new
ODFS, as far as she knew, the building cost of such OFDS might vary depending on the
level of sophistication. As regards the timing for compensation, if the concerned OZPs
were approved by the Chief Executive in Council, the statutory land resumption

procedures could then commence and it would take at least 9 to 12 months to complete.



-15-

Those affected parties who had no dispute on the proposed amount of EGA could take
parallel action to identify suitable agricultural land elsewhere to continue farming and then
submit application for building OFDS under the existing agricultural resite policy pending

completion of the land resumption and clearance process.

25. The Chairman said that the Board should focus on considering the land use
proposals of the draft OZPs. For issues such as those relating to the resite arrangement of
the existing farmers affected by the NDAs development and how the needs of the affected
farmers could be better addressed, which were not directly related to land use proposals,
could be separately discussed and set out by the Board for consideration by concerned

departments at the implementation stage. Members agreed.

Land Use Frameworks of NDAs

26. A Member said that the focus of the Board should not be distracted even
though a large number of representers/commenters had made extensive coverage on the
subject relating to agricultural rehabilitation/resite arrangement during their oral
submissions. The Board should concentrate on scrutinising the land use framework for
the NDAs development, as in accordance with its mandate under the Town Planning
Ordinance. The existing agricultural land in the area had gradually changed from
subsistence farming to commercial farming. As commercial farming involved different
stakeholders including land owners and tenants, the Government had put forward different
measures to cater for their different needs. Given that most of the affected farmers did
not own the land, the Government had no obligation to compensate such farmers and it
should be a matter to be resolved between the land owners and their tenants.
Notwithstanding this, the Government should still render assistance to those affected
farmers by identifying suitable sites for agricultural rehabilitation. Moreover, the
Government was also reviewing the Agricultural Policy and the proposed Agricultural
Park concept might cater for the needs of the affected farmers in the NDAs. Matters
concerning the agricultural policy, agricultural rehabilitation and resite, and compensation
were not within the ambit of the Board insofar as land uses were concerned. The Board
should examine the appropriateness of the land use proposals in the OZPs but could

provide views on the agricultural policy outside of the statutory plan preparation process.
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[Dr Wilton W.K. Fok returned to join the meeting at this point.]

27. Another Member concurred with the views that the Board should focus on the
land use planning for the area but should also put forth, outside of the statutory plan
preparation process, its views on the detailed design and implementation of the NDAs for
the Government’s further consideration. Noting that the existing agricultural activities in
the area were well established and had created some kind of social ecology in the area, this
Member wondered if there was scope to refine the existing land use proposals in order to
achieve an optimal balance between the provision of the needed housing land and the

preservation of more existing agricultural land.

28. Members noted that as previously explained by the Government’s
representatives, the existing land use for the two NDAs had already taken into account a
host of relevant planning considerations and had struck a careful balance to address the
different needs of Hong Kong. With a view to preserving the existing agricultural
activities, about 95 ha of agricultural land (including 37 ha reserved for LVVNP) had been
retained within the NDAs and were zoned as “AGR” to allow continuation of farming
activities. Moreover, farming activities were also permitted as of right on those areas
which were zoned “Green Belt” (“GB”) on the OZPs. To further address the needs of the
affected farmers, about 34 ha of fallow agricultural land in KTS had been identified with
potential for agricultural resite/rehabilitation and special assistance would be provided by
the Government to carry out priority matching of suitable agricultural site for those
affected farmers. In terms of land use planning, high density residential developments
were planned in the vicinity of the future railway station and public transport interchanges

(PTIs) to make best use of sites with easy accessibility.

29. Two Members expressed no strong view on or no objection to the overall land
use planning and layout of the draft OZPs and agreed to the approach that the Board should
put forward its views on detailed design and implementation of the NDAs to the

Government for further consideration outside the statutory plan preparation process.
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30. A Member remarked that the agricultural rehabilitation scheme should also
take into account the type of farming practice currently adopted by the affected farmers.
For example, the Mapopo Community Farm which was practicing dry farming might not
easily adapt to wet farming currently practised in the Long Valley (LV). Noting that
‘Agricultural Use’ was always permitted within the “GB” zone, this Member asked if

OFDS was also always permitted within the zone.

31. Mr K.K. Ling, Director of Planning, said that only genuine farmers confirmed
by the Agriculture, Fisheries and Conservation Department (AFCD) would be eligible for
agricultural resite under the Government’s policy and they would be permitted to build an
OFDS on the resite land with the specified dimension upon approval by LandsD.
According to the Notes for the “GB” zone of the OZP, ‘OFDS’ was a use always permitted

within the zone.

32. The Vice-chairman made the following points:

(@) broadly speaking, the development of the NDAs was a matter of ‘give
and take’ which required striking a careful balance between conservation
and development; provision of housing supply and preservation of

existing agricultural land; and public interests and private interests;

(b) while the NDAs were required to meet the development needs of Hong
Kong, it was also necessary to take care of the needs of the affected
farmers in the area, not limiting to the users of the Mapopo Community

Farm:;

(c) given that a total of 95 ha of agricultural land had been retained in the
NDAs to facilitate the continuation of both dry and wet farming
activities in the two NDAs, and there were other suitable agricultural
land in other parts of the territory such as Lau Shui Heung, the affected
farmers might have to make a choice on whether they would like to
continue with the farming activities on the retained agricultural land in

the area or other locations. They could also decide whether they would



33.

(d)

(€)

(f)

-18 -

like to continue their existing farming practices or adopt a new farming
approach. Options/alternatives were available for the affected farmers

though these options might have to be fine-tuned at the later stage;

according to his understanding, the concept of ‘urban-rural integration’
as advocated by the representers/commenters was to retain the ‘status
quo’ of the existing agricultural land and farming practices of the area,
and they demanded ‘no removal no clearance’ of the existing land
uses/developments. Such a concept per se was in conflict with the
NDAs development which would provide about 60,000 housing units to

meet the need of the society;

he considered that the realisation of the ‘urban-rural integration’ through
piecemeal preservation of some small pockets of agricultural land in the

midst of the high-rise, high density development was not desirable; and

in view of the above, he supported the existing land use proposals as set
out in the two draft OZPs, and considered that the needs of the locals and
affected parties should be carefully addressed at the detailed design and

implementation stage.

Another Member remarked that the existing land use proposals had already

taken into account various considerations such as compatibility with the surrounding

environment, the need to provide additional land for future housing and economic

developments, and the need to preserve the existing agricultural land and farming activities.

Given the fact that some of the affected parties were only occupiers of the agricultural land,

it might be difficult to continue the existing farming activities if there was a change in land

ownership. Even if the farming activities were allowed in other location, the existing

practice might also need to be changed to adapt to the new environment.

34.

The Chairman said that as most of the existing farmers in the area were not the

land owners, the existing farming activities might still be jeopardised if the land owner

sold the land or used it for other developments. To address the concern of the local
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farmers, the Board might suggest the concerned departments to actively engage the
existing practitioners when suitable land for agricultural rehabilitation and resite were
identified.

35. Having considered that the implementation of the NDAs development would
have a long lead time of more than 10 years, a Member said that it would be more
appropriate to formulate a broad land use planning framework at this stage which could
allow more flexibility for refinement to meet the changing needs of the society in the long
run. In view of the scale of development, it would be more efficient from the engineering
point of view if the large-scale site formation and infrastructure works could be
comprehensively planned in order to ensure timely provision of more land to meet the
acute demand for housing and economic developments. On balance, some existing

agricultural land might have to be sacrificed for the overall public interest of Hong Kong.

36. Another Member said that the Board should examine whether the two NDAs
were strategically located, and whether their layout and land use proposals were functional
and efficient to meet the planning objectives. During the plan preparation, the concerns
and needs of relevant stakeholders including land owners should also be duly considered.
Majority of the representers and commenters were not land owners and they had expressed
their psychological attachments to the existing agricultural land or the local community.
As those stakeholders would like to maintain the status quo, conflicts would become
inevitable if the Government intended to develop the area. While it would be impossible
to prepare a development plan that would be acceptable to all members of the public, the
Board should focus on examining whether the broad land use framework as set out in the
draft OZPs was appropriate. As the value and aspiration of the community as well as the
planning circumstances were ever changing, it would be more appropriate to allow more

flexibility in the current land use proposals to cater for future refinement of the plans.

37. The Chairman summed up the deliberation on this aspect that Members
generally agreed to the overall land use planning framework of the OZPs and were satisfies
that it had taken into account various planning considerations including the need for
conservation and preservation of existing land uses. Members generally considered that

the Government should endeavour to assist the affected farmers in identifying suitable land
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for agricultural resite/rehabilitation and such views could be consolidated for the
Government’s consideration in the detailed planning and implementation of the NDAs

development outside of the statutory plan preparation process.

Preservation of Agricultural Land in Ma Shi Po

38. A Member expressed appreciation on the Government’s effort in formulating
the existing land use proposals which had taken into account various planning
considerations and agreed to the land use proposals for the KTN OZP. As for the FLN
OZP, this Member said that consideration might be given to rearranging the existing land
use proposals for the Ma Shi Po area. Given that there were already some residential
developments along Sha Tau Kok Road, it might be appropriate to relocate some of the
planned high-density residential developments in the Ma Shi Po area to this location in

order to preserve some of the existing farmland.

39. Members noted that there would be difficulties to adjust the land use zonings
of the Ma Shi Po area which was comprehensively planned as a future town centre of the
FLN NDA. The future town centre would accommodate a mix of high-rise public and
private housing developments with the provision of a PTI and other associated government,
institution or community (GIC) facilities serving the future population. Besides, it would
also be difficult to demarcate individual pieces of existing agricultural land that should be
preserved. For those existing farmland areas which were zoned “Open Space” on the
OZPs, consideration could be given to integrating farming activities into those future open

space developments at the detailed design stage.

40. Another Member considered that it might be unnecessary to designate a large
central park at the southern portion of the FLN NDA and a PTI in the Ma Shi Po area
given their proximity to the North District Park and an existing PTI at Luen Wo Hui
respectively. If some of the planned residential developments in the Ma Shi Po area were
relocated to the planned central park and the planned PTI was deleted, the Member
wondered if there might be scope to preserve a certain percentage of the existing
agricultural land in the Ma Shi Po area which was under active farming with associated

recreational/educational activities.
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41. Members noted that the nature and operation mode of the Mapopo Community
Farm in Ma Shi Po which provided guided tours and various fee-paying leisure and
recreational activities and considered it more akin to a hobby farm although there were
some farming activities within it. As compared with other farmlands that were actively
farmed in the vicinity, Members were not convinced that the Mapopo Community Farm

was worthy of retention from the promotion of agriculture point of view.

42. Members noted that the planned PTI in the Ma Shi Po area was intended to
serve the future population of the public housing developments in the area. The existing
PTI in Luen Wo Hui was small and would not have sufficient capacity to cater for

additional public transport demand generated by the FLN NDA.

43. A Member said that the Ma Shi Po area was currently mostly characterised by
active agricultural activities. Apart from Mapopo Community Farm, there were still a lot
of genuine farmers growing crops in the area. While there was no dispute that the NDAs
development was required to provide the much needed land to meet the housing and
economic needs of Hong Kong in the medium to long term, more innovative planning
concept should be adopted in the New Town development. Consideration should be
given to achieving ‘urban-rural integration” by having more agricultural activities which
could serve as a green corridor for the area as well as to facilitate organic farming and
other environmental-friendly activities such as food waste recycling and educational
activities. The Member wondered if the existing land use proposals for this area might be

rearranged so as to respect the rural setting, history and culture of the local area.

44, A Member said that nowadays agricultural activities had been shifted from
mainly for agricultural production to the pursuit of a way of living. Mapopo Community
Farm was performing an educational role in promoting local agriculture which might
complement the objectives of the Government’s new Agricultural Policy. Given that
there were already many green area and open space in the Fanling/Sheung Shui district, the
resumption of existing agricultural land for the development of additional open space in

the NDA might be worth further consideration.
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45, With the aid of a visualiser showing the draft FLN OZP, Mr K.K. Ling made

the following main points about the planning history of the FLN NDA and development

concept of the Ma Shi Po area:

(a)

(b)

(©)

(d)

the original Ng Tung River which was shown as hatched black area on
the OZP did not fall within the boundaries of any OZPs. As the area to
the south of Ng Tung River was prone to flooding and was not suitable
for development, the northern boundary of the existing Fanling New

Town was delineated by Ma Sik Road;

upon the completion of the training works for Ng Tung River, the area to
the south of the trained river including the Ma Shi Po area was now
planned as a natural extension of the existing Fanling/Sheung Shui New

Town while the area to its north remained largely rural in character;

under the current planning, the Ma Shi Po area would be developed into
a high-density development cluster with the provision of a PTI
accommodating more than 50,000 people. Taking into account the
existing topography of the area, extensive site formation/land filling
works might be required to raise the site up to the same level as Ma Sik
Road in order to address the flooding problem and to facilitate the
provision of drainage and other infrastructural facilities. Detailed
design of the site formation and infrastructure works was still in

progress;

in view of the scattered location of the existing domestic structures of the
farmers in the Ma Shi Po area, it would be very difficult to preserve
some portion of the existing farmland or to retain the domestic structures
of some existing farmers. The area had been planned for high-rise,
high-density development node. The preservation of few patches of
agricultural land and some domestic structures proliferating in this area
would not be compatible and could not be taken as achieving the concept

of ‘urban-rural integration’;
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(e) recognising the public aspiration to preserve the existing agricultural
land in the future NDAs, a large stretch of existing agricultural land in
the LV area in KTN and the Fu Tei Au area in FLN would be

comprehensively preserved,;

() whether there was scope to preserve more existing farmland within the
strips of open space planned in the area, particularly those near the town

centre of FLN would be further examined at the detailed design stage;

(g) the cruciform-shaped open space system in the central part of FLN was
planned as the town plaza to serve both the existing residents of the
Fanling/Sheung Shui New Town and future population of the NDA
development.  Moreover, a road system had also been carefully
designed to link up the future town centre with the existing one at Luen
Wo Hui. That would provide better integration and enhance the

synergy effect between the two town centres; and

(h) although the existing farmland in the Ma Shi Po area would be affected
by the NDA development, there was still many farmlands in different
parts of the North District. As such, there was still a need to retain the
existing North District Temporary Wholesale Market for Agricultural

Products in the area.

46. Four Members concurred with the view that the possibility of community

farming in areas designated for open space should be explored at the detailed design stage.

47. In summing up, the Chairman said that the draft OZPs only provided a broad
land use framework for the NDAs. For respecting the rural character of the area, there
would be scope to integrate the farming activities into some of the proposed open space
developments during the detailed design stage. He further said that Members’ views on
exploring the possibility of incorporating community farming in the future planning and

design of those public open space/central park would also be conveyed to the relevant
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bureaux and departments.

Planning Intention for Long Valley

48. A Member opined that given the high conservation and ecological value of the
LV where developments should not be allowed, consideration might be given to zoning the
core area of LV as “Conservation Area” (“CA”) in order to provide better protection. This
Member wondered whether the present zoning of the LV as “OU” annotated “Nature Park”
(“OU(Nature Park)”), which was intended to achieve conservation on one hand while

encouraging farming activities on the other, was appropriate.

49. The Chairman said that the current zoning of LV as “OU(Nature Park)” was
intended primarily to preserve the ecological value of the area through the continuation of
the existing mainly wet farming based on guidelines and requirements to be prescribed by
AFCD. Under the current planning, all the agricultural land under this zoning would be
resumed by the Government to ensure that the farming practices in the area could be
properly monitored and managed by AFCD so as to carefully maintain the existing wetland
habitats and hence to preserve the ecological value of the area. Moreover, the area was to
compensate for the loss of existing wetland due to the development of the NDAs. If the
farming activities were left to the individual farmers, some might change to dry farming
that was not conducive to maintaining the present ecology that had made LV worthy of

nature conservation.

Urban-rural integration

50. A Member said that while New Town development was important to provide
land to meet the future development needs of Hong Kong in the long term, the Board
should strive to achieve the best land use proposals and development layout for the areas
with regard to the existing available information and the prevailing circumstances at the
moment. During the plan making process, innovative planning and design concepts
should be introduced and the views and needs of the relevant stakeholders should be
carefully considered for reaching a balanced decision. Given the existing rural and

agricultural character of the areas where substantial areas were still under active farming,
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the opportunity should be taken to explore the potential to integrate agricultural activities
into the future developments. The agricultural land in the area should not be taken as a
development or design constraint. Instead, it should be regarded as a resource / potential

to enhance the visual quality and improve the living environment of the area.

51. Another Member shared the view that the new town development should
integrate the residential developments with the preserved agricultural land so as to achieve
an optimal mix of land use. The presence of agricultural land in the midst of a
high-density residential cluster might not be incompatible in land use terms. The two
uses could be complementary in that the residents of the housing developments would
supply the necessary labour for farming activities and at the same time serve as a market

for the agricultural produce.

52. A Member said that while the realisation of ‘urban-rural integration” would
require further studies at the detailed implementation stage, consideration might be given
to clearly specifying such a concept in the planning intention of the Notes of the OZP or to
formulate relevant guidelines to set out the possible measures that might be adopted to

achieve the planning intention.

53. In view of the growing aspiration for promotion of local agriculture, a Member
considered it necessary to adopt a new concept in the detailed planning of the NDAs and
consideration should be given to recommending the concerned government departments to
specify the provision of farming activities in the detailed planning of various development
sites. There were some successful overseas experience in Japan, United Kingdom and
other European countries where farmland were found next to high-rise developments and
the concept was well-accepted by the communities. Apart from the need to promote
permaculture to cater for the changing circumstances of the society, it was highly desirable
to promote more farming activities on podium level and roof top of developments.
Consideration could be given to clearly specifying such requirement in the future
developments of the NDAs during the detailed design work. The same Member further
said that the introduction of urban farming into the NDAs would help to inject a new
element in urban planning. Moreover, rooftop farming could also compensate for the loss

of at-grade green area.
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[Dr Wilton W.T. Fok left the meeting temporarily at this point.]

54. The Chairman remarked that such suggestion would help to achieve some form
of ‘urban-rural integration’ in the future developments, and such form of urban farming
might be planned and implemented in a comprehensive and coordinated manner by the

Government.

55. Mr K.K. Ling said that the suggestion of some Members to better integrate the
existing agricultural land with the planned residential developments in the future new town
were well intended. However, as explained earlier, the Ma Shi Po area, which was
planned for a high-rise, high density development node at a maximum plot ratio of 6 and
building height of about 35 storeys, would require large-scale infrastructure and site
formation works. In view of the scale of developments, it would be technically difficult
to preserve some of the existing farmlands in that area. It was a conscious planning
decision to segregate the agricultural land to be preserved from the development node in
order to minimise the potential impacts of those large-scale infrastructure and road

network on the agricultural activities.

56. In response to a Member’s question on what refinements could be
introduced to the OZPs to address the concern of preserving more agricultural land in the
area, Mr Ling said that for the FLN OZP, concerned departments were reviewing the
feasibility of relocating the existing police facilities at Fan Garden to the Kong Nga Po site.
Should it be feasible, the two GIC sites in Fu Tei Au, currently planned as reprovisioning
sites for the police facilities, would no longer be required. There might be scope to
rezone the two sites for agricultural use which would entail amendments to the OZP at a
later stage. The preservation of agricultural land in the Fu Tei Au area was supported by
the local villagers. For the KTN OZP, the provision of open space in the NDA to serve
the future population complied with the requirements of the Hong Kong Planning Standard
and Guidelines (HKPSG). To take up Members’ wish to integrate agricultural activities
into appropriate future developments and to respect the rural character, the proposed open
space in Shek Wu San Tsuen, which was sufficiently large and mostly intact, might have

potential to incorporate agricultural activities into its future development. As the Civil
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Engineering and Development Department and PlanD were currently undertaking detailed
engineering study for the proposed open space, subject to Members’ agreement, the
concerned departments would be requested to explore the possibility of integrating the

existing agricultural land into the future design of the open space.

o7. The Chairman said that Members’ vision to achieve ‘urban-rural integration’
in the FLN NDA was appreciated. In reality, there might be practical difficulties to
effectively apply this concept in the formulation of OZP, which only defined the broad
land use proposals, taking into account the incompatibility of some agricultural land with
the high-density developments in the area, fragmented land ownership and the criteria to
decide which agricultural land or domestic structures were to be preserved. Given that
the broad land use frameworks of the OZPs were acceptable, the Board could give its
views to the concerned departments to further explore the ‘urban-rural integration’ concept
in the detailed design and implementation of the NDAs development as far as practicable.

Members agreed with this approach.

Others issues

58. The Chairman said that issues like local agriculture would safeguard food
safety and it was important to achieve an appropriate self-sufficiency ratio in food supply
for Hong Kong were also widely covered in the Group 4 representations. He sought
Members’ view on the issues. In response, a Member considered that in reality it might

not be feasible to set such a ratio in Hong Kong.

59. A Member considered that a proper balance had to be struck between
development and the need to acknowledge the existing land use and community. Since
the Government commenced the study on the subject NDAs development in 1998, a
number of developers had already started to acquire land in the area in anticipation for
future developments. This had resulted in abandonment of the active farming activities in
the area and had led to the allegation of collusion between the Government and developers
when the Government subsequently decided to resume the NDAs development after
suspension of the project for some years. This Member further said that even if the OZPs

were approved, there was still a need to address the potential impact of the NDAs on the
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livelihood of the local residents and users of the agricultural land. The locals were
concerned about the certainty and feasibility of the agricultural rehabilitation and resite
scheme and the perceived problem of unfairness when only big developers were allowed to
apply for a land exchange for future developments while their land had to be resumed.
These issues had to be carefully addressed by the Government to ensure that the NDAs

project could be smoothly and timely implemented.

60. The Chairman summed up Members’ discussions, as follows:

(@ while recognising the importance of agriculture as raised by the
representers and commenters in their written and oral submissions,
Members generally considered that the KTN and FLN NDAs were
necessary as they would provide a major source of land supply to meet
the medium to long-term housing, social and economic development

needs of Hong Kong;

(b) alarge amount of land had been reserved in the KTN and FLN OZPs as
“AGR” zone and farming activities could also continue in other zones

including “GB”; and

(c) Members considered that the draft FLN and KTN OZPs, which provided
broad land use frameworks for the two NDAs, were acceptable. As for
the suggestion to better integrate rural and agricultural character into
future developments such as open spaces in support of the concept of
‘urban-rural integration’, that should be further explored at the detailed
design of the NDAs.

61. A Member suggested that Director of Planning’s specific proposal to include
farming activities in the detailed design of the proposed open space at Shek Wu Wai
should be pursued by concerned government departments. This would facilitate the
development of a new form of agricultural activities and demonstrate the feasibility of

such a development concept.



-29-

62. The meeting was adjourned for a short break.

[Dr Wilton W.T. Fok returned to join the meeting after the break.]

Lack of Impact Assessments on Affected Industries (KTN-R93 and FLN-R541)

63. The Chairman recapitulated that the representers had made the following major

points in their written and oral submissions:

(@ there was no analysis or information on the numbe