




































































































































































































 Annex II-1 

 of TPB Paper No. 9746 

 

 

Summary of Representations in Group 2 and PlanD’s Responses 

 

The representations (R16, R17, R93 and R94 of KTN OZP and R16, R17, R541 and R542 of 

FLN OZP) in Group 2 are submitted by WWF-Hong Kong, Hong Kong Bird Watching Society, 

Designing Hong Kong and Conservancy Association.  Their major grounds of representations 

and proposals as well as PlanD’s responses are summarized below: 

 

Representation Points PlanD’s Responses 

Major Grounds of Representations  

Representations relating to both the KTN OZP and FLN OZP  

G1 Importance of agriculture in Hong Kong 

 According to the Policy Address 2014, 

government promises to provide 

‘devising policy and measures to sustain 

and upgrade the development of local 

agricultural and fisheries sectors’. In the 

absence of a solid agricultural policy, it 

objects to the loss of quality farmland in 

Kwu Tung North and Fanling North for 

urban development.     

 

Agriculture offers an opportunity for 

diversification of culture and lifestyles, 

and enhance Hong Kong 

competitiveness.  Although limited, the 

resurging interest in agriculture will 

contribute to food safety and security. 

 

Active farmland should be highly valued 

and preserved.  A strict and positive 

policy should be sought to preserve 

agricultural land through protective 

zoning.  The existing condition in the 

proposed NENT NDAs could be 

enhanced and upgraded for sustainable 

farming and fisheries uses.   

 

In planning the NDAs, ‘Green New Town’ 

concept has been adopted with a view to 

integrating the existing natural resources 

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.  

 

With a view to promoting urban-rural 

integration while recognizing the importance 

of agriculture to Hong Kong, agricultural 

land has been retained within the two NDAs 

to allow farmers to continue their farming 

practices.  In the KTN and FLN OZPs, a 

total of 95 ha of land including about 58 ha 

of land zoned as “AGR” (including 

“AGR(1)” zone) and 37 ha of land reserved 

for Long Valley Nature Park (LVNP) will 

allow continuation of current farming 

activities. 

 

To take forward the NDAs development to 

meet Hong Kong’s housing, economic and 

environmental needs, it is unavoidable that 

some existing farmers would be affected by 

the proposed NDAs development, it is 

estimated that about 4 ha of active 

agricultural land in Fung Kong and Tung 

Fong in the KTN NDA and about 24 ha in 

Ma Shi Po and Tin Ping Shan in the FLN 

NDA will be affected (about 28 ha in total, 

which accounts less than 4% of total active 

agricultural land in Hong Kong).  

 

The farmers affected by the proposed NDAs 

development could purchase or rent 
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farmland at suitable locations to continue 

farming.  To facilitate agricultural resite / 

rehabilitation for affected farmers, the 

agricultural land in Kwu Tung South (about 

103 ha) has been surveyed, of which about 

34 ha (including about 5 ha of Government 

land) are fallow agricultural land that have 

potentials for agricultural resite/ 

rehabilitation.  The Government would 

endeavour to assist the affected farmers to 

rehabilitate farming and to offer them with 

reasonable arrangements and compensation 

under the prevailing policy. 

 

To further assist and facilitate relocation of 

affected farmers, a special agricultural land 

rehabilitation scheme will be introduced.  

Priority assistance will be offered by the 

Government to match with those landowners 

who are willing to lease out/sell out their 

land to the farmers affected by the NDAs 

development.  Suitable government land 

falling within these areas can also be offered 

to the affected farmers on short-term 

tenancy basis as part and parcel of this 

special scheme.  

 

G2 Lack of impact assessments 

 There is concern that the existing 

destructive land uses, including open 

storage, will be pushed to other areas of 

the New Territories.  There appears to 

be no preventive measures nor policy 

other than compensation for loss of 

property or business for rehabilitation and 

relocation of the existing industries.  

Besides, land resumption will break 

down the existing economic and social 

networks and impact on the existing life 

styles. Also, there is no analysis and 

information on the number of residents, 

business operators, and employees for the 

areas being affected by the NDA. There 

also appears to be no policy on how jobs 

for existing talent and skills will be 

accommodated. 

According to the survey conducted in 2011 

under the NENT NDA Study, there are about 

51 ha of port back-up and open storage sites 

in the KTN and FLN NDAs.  Most of them 

are concentrated in the central part of the 

KTN NDA and along Man Kam To Road in 

the FLN NDA.    There are also some 

rural industries in Shek Tsai Leng and some 

scattered in Fung Kong in KTN NDA.  

These rural industrial uses will not be 

compatible with the future NDAs 

development. 

 

However, it is recognised that the rural 

industrial uses and open storage/port 

back-up activities have an important role in 

the economic development of Hong Kong.  

Sufficient land at appropriate locations such 

as those in proximity to the cross boundary 

points and strategic road links have been 

designated as “Industrial (Group D)”, “Open 
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Storage” (“OS”) and “OU” annotated “Port 

Back-up Uses” zones on respective statutory 

town plans to meet the demand for such 

uses. 

 

Under the NENT NDAs Study, demographic 

characteristics, characteristics of local 

economic activities, potential impacts to 

them as well as proposed mitigation 

measures have been examined in order to 

confirm the feasibility of the NDAs 

development. Although some existing 

industries / businesses in the area will be 

affected by the proposed NDAs 

development, the NENT NDAs Study 

estimated that the KTN and FLN NDAs will 

provide 37,700 jobs.   

 

In particular, to take advantage of its 

strategic location near the Lo Wu and Lok 

Ma Chau Boundary Control Points, Lok Ma 

Chau Loop, Fanling Highway and the 

proposed railway station, about 17.5ha of 

land is zoned as “OU” annotated “Business 

and Technology Park” and “Research and 

Development” in the KTN NDA will 

provide land for commercial, offices and 

R&D uses.  They will provide development 

spaces for the industries where Hong Kong 

enjoys clear advantages, such as innovative 

and high-technology industries and 

cultural/creative industries for the residents 

of the NDAs and the surrounding.  The 

Business and Technology Park at the 

south-eastern part of the KTN NDA, 

particular the KTN Planning Area 33 

provides an opportunity for creating a 

gateway to the area, while the research and 

development uses at the north-western part 

of the KTN NDA could create synergy with 

the development of Lok Ma Chau Loop in 

close proximity to the site. 

 

The economic and social facilities such as 

retail, service industry and community 

facilities, which support residential 

development, will be available to provide 

different types of job and a large amount of 

employment opportunities, including some 
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with lower skill level requirements. It is 

believed that these economic activities will 

help promote the local economy and provide 

a certain amount of job opportunities for the 

existing and new population in the area.  

 

For the existing rural industries, businesses 

and workshops to be affected by the NDAs 

development, the Government will continue 

to communicate with the stakeholders to 

further explore feasible solutions to cater for 

their needs in a fair and reasonable manner, 

balancing the public interest and proper use 

of public resources.  Notwithstanding this, 

compensation and reprovision of affected 

business are matters outside the scope of the 

subject OZPs.  
 

G3 Segregation of development areas by roads 

 The living areas are segregated by roads 

resulting in sterile areas and thus 

adversely affecting vibrancy and 

connectivity.  There is also a lack of 

comprehensive cycling and pedestrian 

plan consisting tracks, shared road 

spaces, shared promenades and parking 

at housing, retail and transport nodes.   

 

The design of the road networks is to ensure 

the KTN and FLN NDAs will be served by a 

comprehensive road network to connect 

them with the surrounding areas and also to 

connect the various areas within the NDAs.  

However, while maintaining connectivity for 

the NDAs, we are also mindful for a green 

living environment.  Therefore, 

environmental/ pedestrian friendly design is 

adopted for both the KTN and FLN NDAs, 

which will create a compact city form with a 

majority of the new population concentrated 

near the railway station or public transport 

interchange (PTI).  Under the KTN and 

FLN OZPs, high-density residential and 

commercial developments are clustering 

within 500m catchment of the proposed 

railway station at KTN or in close proximity 

to the PTIs.  Comprehensive open space, 

pedestrian walkway and cycle track systems 

are provided to link up the residential areas 

with the proposed railway station or PTI and 

major activity nodes within the NDAs as 

well as the Fanling/Sheung Shui New Town 

and the nearby villages.  In addition, a 

more pedestrian-friendly town centre is 

promoted by providing periphery roads 

outside the town centre, continuous open 

space connecting the activity nodes and 

more pedestrianised areas. Riverside 



5 
 

Representation Points PlanD’s Responses 

promenades are also provided along Sheung 

Yue River, Shek Sheung River and Ng Tung 

River to serve the existing and new 

communities.  The proposed pedestrian 

connections, cycle track network and 

transport network of the KTN and FLN 

NDAs are indicated in Plans KTN-5 to 

KTN-7 and FLN-5 to FLN-7.  

 

The areas designed for ‘Road’ use has only 

taken up about 10% and 17% of the total  

land area of the KTN and FLN NDAs 

respectively, which are similar to other new 

towns such as Yuen Long (15%), Tin Shui 

Wai (24%), Tseun Wan (11%), etc.  

 

Representations relating to the KTN OZP  

Representations relating to the Zonings around Ma Tso Lung (MTL) Stream 

G-K1 Zoning of MTL Stream and its Marsh 

 

According to the EIA Report, 

Three-banded Box Terrapin, a 

globally-threatened species, has been 

found in MTL Stream. Given its 

moderate to high ecological value, the 

proposed zoning “GB” of Ma Tso Lung 

Stream and its marsh, i.e. KTN 

Planning Areas 2 and 8 with Rural 

Road R1 encroaching into the riparian 

zone, are considered not sufficient to 

protect Three-banded Box Terrapin, a 

globally-threatened species, and other 

associated wildlife to these habitats. 

 
While R16 of KTN OZP supports the 

“GB” zoning for the riparian zone on 

the western side of MTL stream, the 

eastern side of the stream would be 

adversely affect by Rural Road R1. 

 

According to the Ecological Impact 

Assessment of the EIA Report, upper and 

midstream section of MTL Stream is of high 

ecological value because of the presence of 

Three-banded Box Terrapin, whereas the 

lower section of the stream is of moderate to 

high ecological value because of presence of 

several species of conservation significance 

and importance of riparian corridor.  In 

view of the above, the land area along MTL 

Stream in KTN Planning Areas 2 and 8 are 

designated as “GB” to protect the habitats 

for wildlife associated with the MTL 

Stream. 

 

The proposed “GB” zone should have 

adequate planning protection as there is a 

general presumption against development 

within the “GB” zone. It is the statutory 

requirement under the Notes of the OZP that 

any diversion of stream, filling of land/pond 

or excavation of land shall not be 

undertaken without the permission from the 

Board. The Director of Agriculture, 

Fisheries and Conversation also considers 

that the proposed “GB” zoning should have 

provided the necessary planning protection. 

 

It should also be noted that in order to 

minimize the impact on the lower section of 
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the MTL Stream, the Rural Road R1 will 

cross the stream on viaduct.  A buffer zone 

of 15-30m as appropriate on both sides (not 

less than 45m total width) of MTL Stream 

north of the point where it is crossed by the 

Road R1.  In addition, a 1.2 high 

permanent solid faunal barrier will be built 

along the at-grade portion of Rural Road R1 

to minimize mortality impacts of terrestrial 

meso-fauna. The above measures are 

considered sufficient to protect the MTL 

Stream from Rural Road R1. The EIA 

Report has also concluded that the proposed 

“GB” zoning with implementation of 

proposed mitigation measures would be 

environmentally acceptable. 

 

Representations relating to the Zonings and Controls around Long Valley Nature Park 

(LVNP) 

G-K2 Zoning of LVNP and its Surrounding 

Areas 

 

The zoning to the north (zoned 

“AGR(1)”) and south (zoned “AGR”) 

of LVNP are incompatible with the land 

use at LVNP.  Besides, small house 

development may be permitted on 

application to the Board, which may 

cause significant adverse impacts to the 

farmland and its ecological habitats in 

LVNP that require adequate sunshine 

and quality water.  The area to the 

north of LV is of significant 

ecologically importance.  This area, 

which is included in the boundary of  

LV and Ho Sheung Heung Priority Site 

for Enhanced Conversation under the 

2004 New Nature Conservation Policy, 

also serves as an ecological corridor 

connecting the habitats of Long Valley 

and Frontier Closed Areas.  The 

proposed “AGR(1)” zone does not 

reflect the importance of this area. 

While R16 of KTN OZP supports the 

option of land resumption to conserve 

wetland and agricultural land, the 

planning intention of the “OU” 

annotated “Nature Park” zone should 

be revised to acknowledge the 

The Long Valley is currently zoned 

“OU(Nature Park)”, which is intended 

primarily for the development of a nature 

park to protect and enhance existing wetland 

habitats.  The “OU” zoning has recognized 

the high ecological value of the area.  As 

the ecological value of the area is closely 

related to the existing farming practice, the 

Nature Park may allow such practice based 

on guidelines and requirements to be 

prescribed by the Government. 

 

According to EIA, the areas to the north and 

south of the LVNP are not of the same 

ecological value.  The area to the north of 

Development, including the construction of 

New Territories Exempted Houses, in the 

area would be subject to planning approval 

of the Board and the ecological factor 

should be given due consideration.  The 

impact of any new development would be 

duly considered through the planning 

process.  Agriculture, Fisheries and 

Conservation Department (AFCD) considers 

that the “AGR” and “AGR(1)” zones are 

sufficient to protect the different ecological 

values of the concerned area. 

 

The area to the south of LVNP is zoned as 

“AGR”.  The planning intention of the 
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importance of maintaining habitat 

diversity and agricultural practice. 

 

“AGR” zone is to retain and safeguard good 

quality agricultural land/farm/fish ponds for 

agricultural purposes, and to retain fallow 

arable land with good potential for 

rehabilitation for cultivation and other 

agricultural purposes.  The proposed 

“AGR” zone would allow the continuation 

of the existing farming practices and serve 

as a buffer for the LVNP at its north.  There 

are also existing building structures in the 

area and hence it has a lower ecological 

value according to the EIA Report.  The 

proposed zoning would allow the 

continuation of the existing farming 

practices and serve as a buffer for the LVNP 

at its north.  

 

The area to the north of LVNP is zoned as 

“AGR(1)”.  The planning intention of the 

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

safeguard the existing agricultural 

land/farm/fish ponds for agricultural 

purposes, which are at present 

predominately under active agricultural use, 

and to serve as a buffer to give added 

protection to the proposed LVNP (Annex 

V).  It is also intended to protect the area 

under the flight path of birds between HSH 

egretry and LV.  The ecological concerns of 

the farmland in the area have been explicitly 

spelt out in the Notes and ES of the KTN 

OZP.  Development such as small house 

development, public utility installation, and 

religious institution (not elsewhere 

specified) would not be permitted within this 

zone unless approval from Board has been 

granted.  Moreover, to ensure that the 

ecological importance of the area to the 

north of LVNP will be maintained by 

existing agricultural activities, more 

stringent planning control has been imposed.  

Only uses related to agricultural uses and 

rural facilities serving the local community 

are permitted as of right.  Selective uses 

serving the need of the area may be 

permitted on application to the Board. As 

filling of pond/land would have adverse 

environmental impacts on the area, planning 

permission from the Board is required for 
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such activities including the filing of land up 

to 1.2m which is normally permitted in 

“AGR” zone.  The proposed “AGR(1)” 

zone would provide sufficient planning 

control over the area. 

 

The proposed “AGR” and “AGR(1)” zones 

respect the existing development right of the 

private land owners, so that they may 

continue the current farming activities 

without ruin the ecological value of the area.     

AFCD also considers that the “AGR” and 

“AGR(1)” zones are sufficient to protect the 

different ecological values of the concerned 

area. 

 

G-K3 Residential Development and Business 

and Technology Park 

 

Development layout and land use of the 

Business and Technology Park area and 

residential development are not 

appropriate and should be reconsidered 

given their proximity to LVNP and their 

current conditions being dominated by 

natural habitats.  No commercial 

elements for tourism, in particular hotel 

should be proposed in KTN Planning 

Areas 33 and 34.  Moreover, any 

artificial and concrete landmark being 

proposed in KTN Planning Area 33 or 

the areas around is not necessary as LV 

itself has served as a real landmark of 

the KTN OZP. 

 

“OU” annotated “Business and Technology 

Park” together with the “Research and 

Development” zones in the KTN NDA will 

provide land for commercial, offices and 

R&D uses.  They will provide development 

spaces for the industries where Hong Kong 

enjoys clear advantages, such as innovative 

and high-technology industries and 

cultural/creative industries, with a view to 

providing variety of jobs related for the 

residents of the NDAs and the surrounding. 

 

A sustainable and balanced community 

would require provision of housings, jobs, 

education, recreation, social and community 

services.  A cluster of “OU” annotated 

“Business and Technology Park” is proposed 

at the south-eastern entrance of the KTN 

NDA from Fanling Highway with a view to 

providing job opportunities and with the 

planning intention of medium density 

development to provide land to meet various 

strategic land use requirements.  Its 

location presents an opportunity for creating 

a gateway to the NDA with the inclusion of 

a landmark building at the entrance which 

helps to highlight the theme of the NDA as a 

‘Mixed Development Node’ of residential, 

commercial, R&D, agriculture as well as 

natural and ecological conservation area.   

 

According to the ES, development on 

individual site with the Business and 
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Technology Park should submit a master 

layout plan, following the urban design and 

landscape framework by the project 

proponent to the satisfaction the Director of 

Lands to ensure an integrated an compatible 

layout before development proceeds. 

Furthermore, an urban design plan shall be 

submitted by the project proponent to the 

satisfaction of Director of Planning to ensure 

the adoption of innovative building design 

and special landscape treatment in KTN 

Planning Area 33. Given its proximity to 

LVNP, developments within this zone in 

KTN Planning Areas 33 and 34 are 

restricted to maximum plot ratio of 3 and 

building height of 40-55mPD. 

 

Except for the site at KTN Planning Area 

34, hotel development is only permitted with 

the approval from the Board within the 

Business and Technology Park sites.  Given 

the location of the site at KTN Planning 

Area 34 being near LVNP and other 

business parks, it is intended to offer 

accommodation/hospitality within this site 

for business visitors and tourists of the 

Business and Technology Park and the 

nearby LVNP.   

 

The areas zoned for the “OU” annotated 

“Business and Technology Park” are 

currently urbanized area occupied by open 

storages, workshops and squatters.  An EIA 

including ecological impact assessment had 

been conducted under the NENT NDA 

Study to assess the potential ecological and 

environmental impacts arising from 

development of the proposed Business and 

Technology Park.  According the EIA 

Report, the proposed development in the 

proposed Business and Technology Park is 

considered environmentally acceptable and 

with all the proposed measures in place, no 

significant adverse impacts on LVNP and 

fauna are predicted.  Mitigation measures 

including building design guidelines as well 

as erection of noise/visual barrier during 

construction stage to minimize mortality and 

light and glare impacts and wetland 
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compensation in LVNP, have been proposed 

and specified in the Environmental 

Monitoring and Audit Manual that the 

project proponents have to follow. As agreed 

by AFCD, the proposed administrative 

measures are considered adequate for 

protecting the LVNP for any future 

development in the Business and 

Technology Park.For the “V(1)” zone in 

KTN Planning Area 36, the site is in close 

proximity to the Ho Sheung Heung and is 

partly formed.  The site would provide land 

for reprovisioning the affected village 

houses under the Village Removal Terms 

due to the NDAs development.  The 

proposed low-rise and low-density village 

type development (subject to a maximum 

building height of 3 storeys) and is separated 

from the western side of Long Valley by the 

Sheung Yue River (about 60m width) would 

have no significant adverse ecological 

impacts on the LVNP. 

 

G-K4 Building Height of Business and 

Technology Park ( KTN Planning 

Areas 31 to 34) 

 

The building height restrictions of 

40mPD in Area 34 to 55mPD in Area 

33 respectively would result in light 

disturbance impacts to birds in LVNP 

and discourages birds from landing in 

LVNP.  The effectiveness of a 30m 

buffer at the eastern side of KTN 

Planning Area 33 formed by a 18m 

wide Non-building Area and “OU” 

annotated “Amenity Area” is doubtful 

since Road P2, one of the primary road 

arteries in KTN, has been align within 

this “OU” annotated “Amenity Area” 

zone.   

 

An ecological impact assessment under the 

EIA had been conducted to address the 

potential ecological impacts arising from the 

development of the NDAs.  In order to 

address the concern on the flight path of the 

birds, stringent planning control will be 

exercised over the “AGR” and “AGR(1)” 

zonings of the area north and south of the 

LVNP with such intention being stated in the 

ES of the OZP.  According to the EIA 

Report and with the recommended 

mitigation measures in place, the proposed 

building heights of the “OU” annotated 

“Business and Technology Park” sites would 

have no significant adverse ecological 

impact. 

 

In formulating the building height 

restrictions for the KTN and FLN NDAs, 

due considerations have been given to AVA 

of NENT NDAs study, HKPSG, 

development intensity permissible under the 

OZPs.  The overall building height profile 

of the KTN OZP is planned to step down 

towards the periphery and riverside to 

enhance a variation in building height and 
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massing of new developments and to ensure 

a better integration with the adjacent rural 

settings.  For KTN Planning Areas 31 to 

34, different height restrictions are imposed 

to establish a stepped building height profile 

from 40mPD to 60mPD decreasing towards 

Sheung Yue River and LVNP. It also allows 

visual relief between the area and the 

existing low-rise developments in the Kwu 

Tung South area. A lower building height 

restriction of 40mPD is specifically imposed 

on the Business and Technology Park site at 

KTN Planning Area 34.  Given that LVNP 

covers an area of about 37ha and is about 

70m away, such building height is 

considered appropriate for better integration 

with the ecologically/visually important 

areas such as LVNP.  According to the EIA 

Report, with the recommended mitigation 

measures in place, the proposed building 

heights of the sites zoned “OU” annotated 

“Business and Technology Park” would 

have no significant impact on the flight path 

of the birds.  

 

KTN Planning Area 34 is close to LVNP.  

There is an opportunity to provide hotel 

development for business visitors and 

tourists.  The proposed development at the 

Business and Technology Park would be 

guided by an urban design plan to ensure the 

adoption of innovative building design and 

special landscape treatment.  Due 

consideration would be given to minimize 

any adverse impacts on LVNP. 

 

A 30m green buffer (i.e. NBA in the “OU” 

site and the “OU” annotated “Amenity 

Area” strip) as mitigation measure is to be 

provided along the eastern side of KTN 

Planning Area 33 in order to further set back 

the building from the nature park.  In 

addition to the proposed Road P2 and 

“Amenity” strips on its two sides, there is 

70m distance in total between the nature 

park and the building block in the concerned 

site.  Similarly, a 15m setback with 

planting of trees and mounding along 

northern and north-eastern boundaries of the 
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District Open Space in Area 37 shall be 

provided.  Given the above, the building 

height of 55mPD in KTN Planning Area 33 

should not have adverse impact to the 

LVNP. 

 

G-K5 Administrative measure on the 

Business and Technology Park 

 

Given their close proximity to LVNP, 

the development controls on the 

Business and Technology Park should 

be strengthened. An administrative 

measure that urban design plan to be 

submitted by the project proponent 

should be adopted for KTN Planning 

Area 32, 33, 34 and 36.  Moreover, the 

urban design plan together with the 

development layout should require the 

approval from the Director of Planning 

as well as the Director of 

Environmental Protection and Director 

of Agriculture, Fisheries and 

Conservation.  The need for 

Ecological Impact Assessments should 

also be considered to identify any 

potential impacts to birds of LVNP.  

 

According the EIA Report, the proposed 

development in the Business and 

Technology Park is considered 

environmentally acceptable and with all the 

proposed measures in place no significant 

adverse impacts on LVNP and fauna are 

predicted. Plantation, mitigation plantation, 

grassland and two pieces of mitigation 

wetland are found along Sheung Yue River.  

Mitigation measures including building 

design guidelines as well as erection of 

noise/visual barrier during construction 

stage to minimize mortality and light and 

glare impacts and wetland compensation in 

LVNP, have been proposed and specified in 

the Environmental Monitoring and Audit 

Manual that the project proponents have to 

follow.  

 

In order to create a pleasant park-like 

environment for this business and 

technology cluster, an urban design and 

landscape framework will be formulated to 

guide the future development for all the 

Business and Technology Park sites in KTN 

Planning Areas 31, 32, 33 and 34  

(Planning Area 36 comprises “O” and 

“V(1)” zones only). In addition, 

development on individual site within the 

Business and Technology Park should be 

guided by a master layout plan to ensure an 

integrated and compatible layout.  

However, given its proximity to LVNP, 

proponent for the site at KTN Planning Area 

33 will also need to submit an urban design 

plan to ensure the building disposition and 

façade treatment of the development would 

not have adverse impacts to the nearby 

Nature Park.  Adoption of innovative 

building design and special landscape 

treatment will help define the KTN Planning 

Area 33 as gateway of the NDA. Hence, 

relevant departments including DEP and 
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DAFC will be consulted in formulating the 

urban design plan for KTN Planning Area 

33.    Relevant departments including 

DEP and DAFC will be consulted before 

approval of the said urban design plan.  

 

Representations relating to the Fung Shui woodlands 

G-K6 Zoning of the Fung Shui woodlands 

 

Given the ecological value of the Fung 

Shui woodland, its zoning should be 

reconsidered.  The Government has 

recently proposed to rezone some “GB” 

sites for residential developments in 

2013 and 2014 Policy Addresses to 

address the housing demand.  The 

proposed “GB” zone for the Fung Shui 

woodlands may not be able to 

safeguard the existing ecological value. 

 

The Fung Shui woodland is zoned “GB” on 

the OZP.  According to the Notes of the 

OZP, there is a presumption against 

development within “GB” zone. Any 

diversion of stream, filing of land/pond or 

excavation of land shall not be undertaken 

without the permission from the Board 

(Annex V)).  The ES of the KTN OZP has 

also indicated that Fung Shui woodlands at 

KTN Planning Area 16 is zoned as “GB” in 

order to protect its landscape and ecological 

value. Moreover, according to the EIA 

Report, the Fung Shui woodlands being 

protected by ‘GB’ zone, has no significant 

ecological value.  In view of the above, the 

proposed “GB” should have provided the 

necessary planning protection. 

 

Representations relating to the Contaminated Soil Identified 

G-K7 Contaminated Soil Identified 

 

According to the EIA Report, 

contaminated soil has been identified in 

the NDA areas, which should be 

resolved before finalizing the KTN 

OZP.  However, investigation has not 

been finished due to land ownership 

issues.  

 

The EIA Report concluded that the high 

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

to 430 mg/kg) were identified at 3 

government sites in KTN and is naturally 

occurring.  A detailed Health Risk 

Assessment (HRA) on Arsenic has been 

conducted in the EIA Report to determine 

the acceptable level of Arsenic and devise 

appropriate and feasible treatment methods 

for soil with higher Arsenic level.  Based 

on the ground investigations conducted 

during the EIA study, the extent of potential 

contamination are relatively localised, likely 

contaminants area generic and easily 

remediated, remediation methods available 

in the market are well established and nature 

of the possible contaminants can be dealt 

with by sufficient local remediation 

experience.  The exact amount of soil that 

requires treatment would be ascertained 

when the respective sites are resumed and 

handed over to the project proponent prior to 
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the construction phase.  The requirements 

for conducting the detailed survey and 

submission of detailed Arsenic management 

plan have been included as one of the 

approval conditions of the EIA Report. As 

such, it is considered that there is no 

insurmountable contamination issue within 

the KTN NDA.  

 

Representations relating to the FLN OZP 

Representations relating to the meanders at Ng Tung River 

Supportive Representation 

 

S-F1 The “CA” zones in both Fu Tei Au and 

near Wa Shan to reflect the ecological 

importance of these meanders are 

supported. 

The supportive view of R542 of FLN OZP 

regarding the “CA” zoning for the areas at 

Fu Tei Au and near Wa Shan to reflect the 

ecological importance of these meanders is 

noted. 

 

Adverse Representations 

G-F1 Meanders at Ng Tung River in FLN 

Planning Area 6 and their riparian 

zones 

 

For the retained meanders zoned “O” in 

FLN Planning Area 6, “O” zoning will 

introduce human disturbance to the 

meanders as the planning intention of 

“O” zone is “for the provision of 

outdoor open-air public space for active 

and/or passive recreational uses serving 

the needs of local residents as well as 

the general public”.   

 

According to the FLN OZP, there are 

two meanders within the “O” zone in 

FLN Planning Area 6. However, only 

one of these two meanders (earmarked 

as ‘retained meander’) is shown on the 

ODP.  There is grave concern that a 

smaller meander in FLN Planning Area 

6 has been omitted in the FLN OZP. 

Clarification is required (Drawing 

FLN-1). 

 

Detailed surveys of all meanders conducted 

in 2013 showed the presence of Rose 

Bitterling in only four retained meanders of 

Ng Tung Rivers (namely one each in FLN 

Planning Areas 2, 7, 10 and a ‘double’ 

meander in FLN Planning Area 6) in the 

FLN NDA.  According to the EIA Report, 

these meanders are of low to moderate 

ecological value as they are small areas of 

semi-natural habitat which are highly 

disturbed by people and are used by small 

numbers of fauna of conservation 

significance. As required under an approval 

condition of the EIA Report, two meanders 

at Ng Tung River (i.e. in Fu Tei Au and 

Sheung Shui Wa Shan) in FLN Planning 

Areas 2 and 7 shall be retained as habitats 

for Rose Bitterling.  The two meanders are 

zoned “CA” with the planning intention to 

protect and retain the existing natural 

landscape, ecological, or topographical 

features of the area for conservation, 

educational and research purposes, and to 

separate sensitive natural environment from 

the adverse effects of development.  A 

detailed proposal will be submitted on the 

relocation plan of the Rose Bitterling and 
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subsequent monitoring to demonstrate that 

the mitigation measures proposed are 

effective prior to commencement of 

construction works.  

 

As advised by DEP, the said requirements 

have been included in the respective 

environmental permits, and it is a statutory 

requirement under the EIAO that the permit 

holder(s) should have to implement the 

mitigation measures and monitoring 

programme as described in the submitted 

plans.  Also, as required under an approval 

condition of the EIA Report, regular 

progress reports have to be submitted to the 

EPD regarding the fulfilment of the approval 

conditions and requirements of the EM&A 

manual. 

 

The ‘double’ meander in FLN Planning Area 

6 form part of the riverside promenade and 

are located in close proximity to the 

residential cluster in the area.  It is 

appropriate to zone the meanders and the 

riverside promenade as “O” zone to provide 

a regional open space for the enjoyment of 

the residents and the general public.  The 

meanders thereat would be retained and 

integrated into the design of the regional 

open space as important landscape features 

(Plan FLN-2a and Drawing FLN-1).  Such 

requirement has been stipulated in the ES of 

the FLN OZP.  

 

The remaining meander in FLN Planning 

Area 10 is zoned “O”, “Residential (Group 

B)” and “Government, Institution or 

Community” under the FLN OZP.  As this 

small meander is of low ecological value, 

there is no strong justification to rezone the 

concerned areas into “CA” zone.  

 

G-F2 All other affected meanders 

 

Relocation of Rose Bitterling from the 

meanders at Ng Tung River to that at 

Sheung Yue River is proposed by the 

project proponent as a mitigation 

Please see the responses of G-F1 above. 
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measure.  However, detailed proposal 

on translocation plan, which is required 

under an approval condition of the EIA 

Report, is still not available at the 

current stage.  Information such as 

target number of population, 

methodologies, habitat suitability of 

receiving sites, risk assessment, 

management plan and monitoring 

programme are available. 

 

The International Union for the 

Conservation Nature (IUCN) guidelines 

have pointed out that translocation 

outside species indigenous range may 

bring potentially high risks and can be 

evident only long after translocation. 

As Rose Bitterling requires muddy bed 

habitat and its associated swan mussels 

are highly sensitive to environmental 

change, there is grave concern that the 

meanders at Sheung Yue River may 

eventually found not suitable to Rose 

Bitterling upon translocation. 

 

G-F3 Measures to prevent disturbance to the 

meanders 

 

Given the ecological sensitivity of the 

meanders and Rose Bitterling, it is 

recommended that all the retained 

meanders should be fenced off to 

prevent any human disturbance and 

access.  Since some of them are 

located near open spaces accessible by 

the public (e.g. the meanders in FLN 

Planning Area 6), erecting of fences 

around the meanders is also for safety 

consideration.  Besides, use of 

chemicals for landscape management 

should be restricted near the meanders 

to prevent any contamination which 

will cause significant ecological 

impacts to Rose Bitterling and other 

species in the meanders. 

 

The OZP is to show the broad land use 

zonings. The exact measures to minimize 

human disturbances to the meanders would 

be determined at detailed design stage and 

may include, for examples, separation by 

level changes, planting and fencing.  

Notwithstanding that, in FLN OZP, the 

meanders in FLN Planning Area 2 and 7 are 

zoned “CA” zone under which there is a 

general presumption against development. 

For the meanders in FLN Planning Area 6, 

which are zoned “O”, the proposed 

restriction on the use of chemicals for 

landscaping purposes could be considered at 

the detailed design / management and 

maintenance of the proposed open space. 
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G-F4 Planning and zoning approach 

 

Rose Bitterling, an ecological valuable 

and rarely seen freshwater fish, has 

been spotted by a Green Group along 

Ng Tung River meander within FLN.  

There is a view that a proactive 

planning and zoning should be 

implemented to protect that habitat. 

 

Please see the responses of G-F1 above. 

Representations relating to the Man Kam To Road Egretry 

G-F5 Proposed relocation of the Man Kam 

To Road egretry 

 

Man Kam To Road egretry should be 

preserved.  According to an approval 

condition of the EIA Report, the 

proposed relocation of the Man Kam To 

Road egretry to Fu Tei Au due to the 

construction of new road junction has 

to be proven success prior to the 

commencement of works.  However, 

there is no any scientific evidence to 

prove that the proposed relocation 

would be successful.  Given that the 

choice of nesting locations for egrets 

depends on the availability of food 

source and level of disturbances nearby, 

there is no guarantee that the mitigation 

egretry to be provided in the “CA” zone 

will be used by egrets in the future.  

There is view that the Man Kam To 

Road egretry could be preserved by 

reviewing the design of new 

roundabout or moving it further 

northward. 

According to the EIA Report, the loss of the 

Man Kam To Road egretry will be 

compensated by the creation of egretry nest 

site habitat (with appropriate tree and 

bamboo species) in two mitigation meanders 

to be retained on the northern side of Ng 

Tung River in FLN Planning Areas 2 and 7. 

Both mitigation meanders are zoned “CA” 

on the FLN OZP.  Under the “CA” zone, 

there is a general presumption against 

development. The adjoining areas of these 

two meanders are zoned “AGR” / “GB” on 

the OZP which is intended primarily for 

agricultural activities / to provide an 

ecological buffer for the adjacent meander.  

There is also a general presumption against 

development within the “GB” zone. 

 

To enhance the effectiveness of the proposed 

relocation of the Man Kam To Road egretry, 

a detailed Egretry Habitat Creation and 

Management Plan will be submitted on the 

establishment of alternative egretry sites and 

a monitoring programme to assess and 

confirm the effectiveness of the relevant 

mitigation measures, prior to 

commencement of the construction of the 

relevant works. 

 

According to the approved EIA Report, the 

mitigation measures will be undertaken 

sufficiently in advance of clearance of the 

current egretry site such that the trees and 

shrubs will be suitable for nesting prior to 

site clearance.  Besides, to minimize 

disturbance and mortality on breeding 

ardeids, no work shall be carried out at the 
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current egretry location at Man Kam To 

Road during the breeding season.  The 

approval condition of the EIA Report also 

requires that practicable steps will be taken 

to enhance the existing egretry site at HSH 

and/or its vicinity to compensate for the loss 

of the egretry site by planting appropriate 

tree species in its surroundings.  According 

to DEP, the above measures have been 

included in the respective environmental 

permits and it is a statutory requirement 

under the EIAO that the permit holder(s) 

have to implement the mitigation measures 

and monitoring programme as described in 

the submitted plans.  Also, regular progress 

reports have to be submitted to the EPD 

regarding the fulfilment of the approval 

conditions and requirements of the EM&A 

manual.   

 

Alternative Option of the Proposed Man 

Kam Road Roundabout 

 

Taking into account the site constraints such 

as Ng Tung River and Hung Kiu San Tsuen, 

two location options for the proposed Man 

Kam To Roundabout have been examined in 

the NENT NDAs Study and have been 

presented in the EIA Report.  Option 1 (i.e. 

the FLN OZP adopted option) is to locate 

the proposed roundabout on Man Kam To 

Road and Option 2 is to locate the proposed 

roundabout to the west of Man Kam To 

Road. 

 

For Option 1, although it would affect the 

existing Man Kam To Road egretry, its loss 

could be mitigated by provision of an 

alternative egretry location. However, 

Option 2 would require additional land 

resumption due to the shifting of the existing 

Man Kam To Road and the proposed 

roundabout westward.  This would affect 

the existing residents and is considered not 

desirable. Besides, even for Option 2, the 

egretry will be surrounded by the proposed 

roundabout and subject to adverse impact.  
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As such, Option 2 was considered not 

feasible. 

 

To avoid disturbing the existing residents / 

existing community at Fu Tei Au, Option 1 

is considered as the only viable option and 

hence is adopted in the FLN OZP.  The 

current design and mitigation measures 

proposed in the EIA Report will ensure that 

the residual environmental impact will be 

insignificant and acceptable.  

 

In view of the above, it is considered that 

re-designing the proposed roundabout is not 

desirable.  The EIA report has confirmed 

that compensation by provision of 

alternative egretry location is a feasible 

mitigation measure.  In this regard, the 

meanders in FLN Planning Areas 2 and 7 are 

zoned “CA” for provision of habitat suitable 

for relocation of the Man Kam To Road 

egretry. Other measures as mentioned in 

paragraph 3 under Item G-F5 above will 

also be adopted to enhance the effectiveness 

of such mitigation proposal. 

 

Representations relating to the agricultural land/farmland/villages in Fanling North 

G-F6 Loss of agricultural land in Fanling 

North 

 

The existing agricultural land at Ma Shi 

Po would be lost under the FLN OZP as 

the concerned area would be used for 

residential development.  Although 

agricultural zoning has been proposed 

at Fu Tei Au (at the river mouth of Ng 

Tung River), there is concern that this 

area would not serve its intention of 

being used as agricultural land.   

 

It is considered that the 12 ha of 

agricultural land that would be 

presented during the operation of the 

NENT NDAs is an over-estimation.  

The Board is urged to retain the 

existing agricultural land of Fanling 

North as much as possible, especially 

the large patch of farmland at Ma Shi 

(a) With a view to promoting urban-rural 

integration and recognizing the 

importance of agriculture to Hong 

Kong, agricultural land has been 

retained within the two NDAs to allow 

continuation of farming practices in the 

areas.  In the KTN and FLN OZPs, a 

total of 95 ha of land including about 

58 ha of land zoned as “AGR” and 

“AGR(1)” and 37 ha of land reserved 

for LVNP will allow continuation of 

current farming activities. 

 

(b) To take forward the NDAs development 

to meet Hong Kong’s housing, 

economic and environmental needs, it 

is unavoidable that some existing 

farmland would be affected.  It is 

estimated that about 4 ha of active 

agricultural land in the KTN NDA and 

about 24 ha in the FLN NDA will be 
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Po. affected i.e. about 28 ha in total, which 

accounts less than 4% of total active 

agricultural land in Hong Kong.   

 

(c) The farmers affected by the proposed 

NDAs development could purchase or 

rent farmland at suitable locations to 

continue farming.  To facilitate 

agricultural resite / rehabilitation for 

affected farmers, the agricultural land in 

Kwu Tung South (about 103 ha) has 

been surveyed, of which about 34 ha 

(including about 5 ha of Government 

land) are fallow agricultural land that 

have potentials for agricultural resite/ 

rehabilitation.  The Government 

would endeavour to assist the affected 

farmers to rehabilitate farming and to 

offer them with reasonable 

arrangements and compensation under 

the prevailing policy. 

 

(d) To further assist and facilitate 

relocation of affected farmers, a special 

agricultural land rehabilitation scheme 

will be introduced.  Priority assistance 

will be offered by the Government to 

match with those landowners who are 

willing to lease out/sell out their land to 

the farmers affected by the NDAs 

development.  Suitable government 

land falling within these areas can also 

be offered to the affected farmers on 

short-term tenancy basis as part and 

parcel of this special scheme under the 

prevailing policy. 

 

(e) In FLN OZP, about 12 ha of land at Fu 

Tei Au are retained as “AGR” zone to 

allow for continuation of the existing 

farming practices.  Agricultural use is 

always permitted under this zoning.  

There is no need for the Government to 

reserve the land for agricultural 

purpose.  With regard to the concern 

about the requirement of planning 

permission for pond filling and land 

filling of 1.2m or more in thickness 
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within the “AGR” zone, such restriction 

is to prevent unauthorized land/pond 

filling works in agricultural land. 

According to the Remarks of the Notes 

for the “AGR” zone, filling of land 

specifically required for the purposes of 

genuine agricultural practice including 

laying of soil not exceeding 1.2m in 

thickness for cultivation, and 

construction of agricultural structure 

with prior written approval from the 

Lands Department is exempted from 

the control. 

 

(f) The proposed FLN NDA is a natural 

extension of the Fanling/Sheung Shui 

New Town.  Planning Areas 13, 15, 16 

and 17 at Ma Shi Po area, which is 

immediately adjoining the Fanling 

town, will be the town centre of the 

FLN NDA. The concerned area is 

planned for medium to high density 

residential development.  It is 

estimated that 24 ha of active 

agricultural land will be affected.  

Private land will be resumed for the 

NDAs development according to 

current lands policy. 

 

(g) Regarding the agricultural areas in FLN 

Planning Areas 12, the concerned area 

is proposed to be developed into a 

Central Park with recreational facilities.  

It is easily accessible by most of the 

future population in FLN NDA and 

located in the vicinity of social welfare 

and other public facilities, forming a 

civic and recreational core of FLN for 

the enjoyment of new and existing 

communities.  For the land in FLN 

Planning Area 7, it is reserved for the 

provision of GIC facilities necessary to 

serve the future NDAs development. 

 

 

G-F7 Resume land for agricultural purpose 

 

In general, agricultural land with good 

quality and high potential for 

Please see the responses of G-F6 above. 
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rehabilitation should be resumed by the 

Government and then leased to tenants 

through new planning and management 

scheme, similar to the arrangement of 

LVNP.   

 

Agricultural area, especially that at Ma 

Shi Po, has existed for at least 100 

years, and once formed close linkage 

with the adjacent Lung Yeuk Tau and 

Luen Wo Market.  The agricultural 

land in the subject area is worthwhile 

for conservation.  It is suggested that 

all agricultural land at Ma Shi Po 

should be resumed, co-ordinated and 

managed by the Government as farmers 

often cannot secure long-term lease for 

agricultural purpose from private 

owners and developers.  

 

The “O” site in FLN Planning Area 12 

can used for both recreational and 

agricultural purposes, instead of being 

an urban park which is similar to other 

new towns and urban areas.  Although 

the site was an abandoned agricultural 

land with limited ecological value, the 

concerned area could be restored for 

agricultural use through land 

resumption and appropriate 

management measures, similar to the 

LVNP. 

 

The existing agricultural activities at 

FLN Planning Area 7 should be 

preserved.  There are concerns that the 

road alignment, “OU” annotated 

“Amenity Area”, and “OU” annotated 

“Sewage Pumping Station” would 

encroach onto the existing agricultural 

land. 

 

G-F8 Enhancement plan 

 

There is a comment that the existing 

villages and farmland should be fully 

integrated and supported with an area 

enhancement plan including 

improvement of infrastructure and 

With regard to the representation that the 

existing villages and farmland should be 

fully integrated and supported with an ‘area 

enhancement plan’, it should be noted that 

one of the planning principles of the NDAs 

development is to integrate the NDAs 

development with the surrounding rural 
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facilities in addition to what is currently 

available in village environs. 

 

areas through enhanced linkage with and 

synthesizing development of villages so that 

the villagers living in the NDAs or 

neighbouriung villages can use the facilities 

of the NDAs.  They can also enjoy the 

enhanced external transportation as a result 

of the road network provided in the NDAs. 

 

Representation relating to green public area 

G-F9 Green public area 

 

There is inadequate shared green public 

area and no “GB” zoning in the FLN 

OZP. There is only one small open 

space at the southern area and a thin 

long open space along Ng Tung River.  

There is doubt on the effectiveness of 

the concerned open space. More 

comprehensive open space provisions 

should be made. 

 

The FLN NDA would be developed into a 

‘Riverside Community’ making the best use 

of its beautiful riverside scenery and hilly 

backdrop to provide a quality living 

environment.  A total of 24.89 ha of land 

have been zoned “O” on the FLN OZP for 

the provision of a network of interconnected 

public open spaces of different sizes and 

functions, namely regional, district and local 

open spaces.  Besides, there are a total of 

2.44 ha of land under “GB” zoning which is 

intended primarily for defining the limits of 

urban and sub-urban development areas by 

natural features as well as to provide an 

ecological buffer for adjacent meander.  A 

comprehensive provision of public green 

area has been provided under the FLN OZP. 

 

The open space strip along Ng Tung River in 

FLN Planning Area 3 to the southwest of 

Sheung Shui Wa Shan is for the enjoyment 

of the nearby villagers in Fu Tei Au.  The 

small open space at the southern area of the 

FLN OZP (in FLN Planning Area 19) is a 

local open space to be provided to serve the 

local community of northeast Fanling New 

Town at On Kui Street. 

 

Proposals   

Proposals relating to specific areas / sites within the KTN OZP 

Representations relating to the Zonings around Ma Tso Lung (MTL) Stream 

P-K1 

 

The MTL Stream and its marsh should 

be zoned as “CA” 

 

The MTL Stream and its marsh (KTN 

Planning Areas 2 and 8) should be 

zoned “CA” to avoid ecological 

impacts from development to the 

Please see responses of G-K1. 
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Three-banded Box Terrapin and other 

fauna, and relocate those various land 

uses in adjacent to the brownfield 

within the KTN NDA. 

 

P-K2 

 

Rural Road R1 should be abandoned 

and the concerned area should be 

zoned as “CA” 

 

The Rural Road R1 will be connected 

to the proposed Lok Ma Chau Eastern 

Connection Road (ECR) via Hoo Hok 

Wai to Lok Ma Chau Loop 

Development Area.  However, the 

proposed ECR has been excluded from 

the EIA report of Lok Ma Chau Loop 

due to its potential ecological impact 

and traffic need.  The Road R1 should 

therefore also be taken out from the 

draft OZP and be assessed together in 

future EIA report.  To improve the 

accessibility of the existing MTL 

village areas, improvement to the 

existing road network such as Ma Tso 

Lung Road could serve the same 

purpose as Road R1.  The proposed 

Rural Road R1 should be taken out and 

the concerned area should be zoned as 

“CA” to serve as a buffer zone for the 

MTL Stream. 

 

The provision of Rural Road R1 is essential 

for providing access to the Lok Ma Chau 

Loop Area and the proposed sports 

ground/sports complex, research and 

development use and sewerage pumping 

station at the north-western tip of the KTN 

NDA.  The Rural Road R1 can also 

improve the connectivity of the existing 

rural settlement in MTL area with the town 

centre of the KTN NDA.  In formulating 

the alignment of the proposed Rural Road 

R1, a series of factors have been taken into 

consideration, including the highway 

standards, road safety, environmental and 

ecological impacts. 

Representations relating to the Zonings of LVNP and its surrounding 

P-K3 

 

The areas to the north and south of 

LVNP should be zoned to “OU” 

annotated “Nature Park”, “CA” or 

“GB”  

 

The statutory control on the area to the 

north and south of LVNP, which are 

zoned “AGR” and “AGR(1)” is not 

sufficient to protect the area.  The area 

should be rezoned to “OU” annotated 

“Nature Park”, “CA” or “GB”. 

 

Please see responses of G-K3.  In sum, it is 

considered that it is more appropriate to 

retain the “AGR(1)” and “AGR” zones for 

the areas to the north and south of LVNP 

respectively to reflect its current agricultural 

use. 

 

P-K4 

 

The KTN Planning Areas 32, 33, 34 

and 36 should be zoned to “CA” or 

“GB”  

 

Please see responses of G-K4.  In sum, the 

proposed rezoning is considered not 

appropriate. 



25 
 

Representation Points PlanD’s Responses 

KTN Planning Areas 32, 33, 34 and 36 

should be rezoned from “OU” 

annotated “Business and Technology 

Park”/“Village Type Development (1)”  

(“V(1)”) to “CA” or “GB” to 

discourage development in these areas 

so that the existing natural habitats 

would be retained as far as practicable. 

 

P-K5 

 

Building Height Restrictions of the 

Business and Technology Park should 

be strengthened 

 

The building height of Business and 

Technology Park especially in KTN 

Planning Area 33 should be more 

stringent so that the maximum building 

height is similar to the adjacent village 

type development. 

 

Please see responses of G-K4.  In sum, the 

proposal is considered not necessary. 

Representations relating to the Fung Shui woodlands 

P-K6 

 

The Fung Shui woodlands should be 

zoned to “CA” 

 

The Fung Shui woodlands should be 

rezoned to “CA” to safeguard the 

ecological sensitive receivers in the 

long term. 

 

Please see responses of G-K5.  In sum, it is 

considered appropriate to retain the “GB” 

zone for the woodlands to reflect its current 

existing uses and ecological value.  

 

Proposals relating to specific areas / sites within the FLN OZP 

Representations relating to the meanders at Ng Tung River 

P-F1 

 

The meanders in FLN Planning Area 

6 and their riparian zones should be 

zoned as “CA” 

 

The proposed “CA” zone, with the 

planning intention “to protect and retain 

the existing natural landscape, 

ecological or topographical features of 

the area for conservation … purposes”, 

is to reflect the ecological value of the 

concerned areas and offer adequate 

protection against developments and 

human disturbance. 

 

For the proposal of rezoning the meanders in 

FLN Planning Area 6 and their riparian 

zones to “CA” zone, the responses to G-F1 

above are relevant.  In sum, it is considered 

that the proposed “CA” zoning is not 

appropriate. 
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P-F2 

 

All the other affected meanders 

(except that in FLN Planning Area 6) 

should be zoned as “U” before the 

proposed translocation of Rose 

Bitterling is proven effective.  If the 

trial is proven unsuccessful, these 

affected meanders and their associated 

riparian zones should be retained and 

zoned as “CA”. 

 

While Rose Bitterling requires muddy 

bed habitat and its associated swan 

mussels are highly sensitive to 

environmental change, there is grave 

concern that the meanders at Sheung 

Yue River may be finally not suitable to 

Rose Bitterling and lead to failure of 

the proposed translocation.  Therefore, 

it is opined that all the other affected 

meanders (except that in FLN Planning 

Area 6 as mentioned in G-F1 above) 

should be zoned as “U” before the 

proposed translocation is proven 

effective.  If the trial is proven 

unsuccessful, it is considered that these 

affected meanders and their associated 

riparian zones should be retained and 

zoned as “CA” to protect the habitats of 

Rose Bitterling and safeguard their 

population. 

 

For the proposal of rezoning all the other 

affected meanders (except that in FLN 

Planning Area 6) to “U” zone before the 

proposed relocation of Rose Bitterling is 

proven effective, and if the trial is proven 

unsuccessful, these affected meanders and 

their associated riparian zones are proposed 

to be rezoned to “CA” zone, the responses to 

G-F1 above are relevant.  In sum, it is 

considered that the proposed rezoning is not 

appropriate. 

 

 

Representations relating to the Man Kam To Road Egretry 

P-F3 

 

The Man Kam To Road egretry should 

be retained by zoning it as “CA” 

 

As there is no guarantee that the 

proposed mitigation egretry will be 

used by egrets in the future, the Man 

Kam To Road egretry should be 

retained and zoned  “CA”. 

 

For the proposal to retain the Man Kam To 

Road egretry and zoned it as “CA”, the 

responses to G-F5 above are relevant.it 

would adversely affect the proposed Fanling 

Bypass.  The proposal is not a practical 

option.  Alternative option was considered 

but was found to be impractical due to 

engineering constraints and requirements.  

According to the EIA Report, the current 

Man Kam To Road Roundabout with the 

proposed mitigation measures is 

environmentally acceptable. 
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Representation Points PlanD’s Responses 

Representations relating to the agricultural land/farmland/villages in Fanling North 

P-F4 

 

The agricultural land at Ma Shi Po, 

the “O” zone in FLN Planning Area 

12 and the agricultural land adjacent 

to the mitigation meander between 

FLN Planning Areas 13 and 15 should 

be zoned as “OU (Agricultural Priority 

Area)” 

 

The proposed new “OU (Agricultural 

Priority Area)” zone is intended 

primarily to secure land for sustainable 

agriculture and education, and to 

provide alternative public space to 

serve the needs of local residents and 

public majority.  In general, new 

development should be prohibited 

unless it is required to support 

agriculture. 

 

For the proposed rezoning of the agricultural 

area at Ma Shi Po, the “O” site in FLN 

Planning Area 12 and the agricultural land 

between FLN Planning Areas 13 and 15 to a 

new “OU (Agriculture Priority Area)” zone 

for agricultural uses, the assessments in 

paragraphs (f) and (g) in  G-F6 above are 

relevant.  In sum, it is considered that the 

proposed rezoning is not appropriate. 

 

P-F5 

 

The agricultural land in FLN 

Planning Area 7 should be zoned with 

planning intention of focusing on 

preserving land for agriculture, such 

as “GB” and “OU (Agricultural 

Priority Area)” Zones 

 

Since FLN Planning Area 7 is at the 

periphery rather than the town centre of 

the FLN NDA, its detailed design, 

comparatively, should have higher 

flexibility for adjustment.  To protect 

the existing agricultural activities, it 

should be zoned with planning 

intention of focusing on preserving land 

for agriculture, such as “GB” and a new 

zoning as “OU” annotated 

“Agricultural Priority Area” zones. 

 

With regard to the proposed zoning of the 

agricultural land in FLN Planning Area 7 

with planning intention of focusing on 

preserving land for agriculture, such as 

“GB” and a new “OU (Agriculture Priority 

Area)” zones, the assessments in paragraphs 

(f) and (g) in G-F6 above are relevant.  In 

sum, it is considered that the proposed 

rezoning is not appropriate. 

 

 

  



 Annex II-2 
 of TPB Paper No. 9746 
 

Major Points of Representations 
in respect of the Draft Kwu Tung North Outline Zoning Plan (OZP) No. S/KTN/1 

and the Draft Fanling North OZP No. S/FLN/1 
(Group 2) 

 
Representation No. 

 
(TPB/R/S/KTN/1  

and TPB/R/S/FLN/1) 

Representation Points 
[Representation Proposals] 

and Responses 
(Refer to Annex II-1) 

Representations relating to both the KTN OZP and FLN OZP 

R93 of KTN OZP and R541 of FLN OZP G1, G2, G3  

Representations relating to the KTN OZP 

R16 of KTN OZP  G-K1, G-K2, G-K3 [P-K1, P-K2, P-K3] 

R17 of KTN OZP G-K1, G-K3, G-K4, G-K5, G-K6, G-K8 
[P-K1, P-K3, P-K4, P-K5, P-K6] 

R93 of KTN OZP G-K3, G-K9 [P-K1, P-K3] 

R94 of KTN OZP G-K1, G-K2, G-K3, G-K4, G-K5, G-K7 
[P-K1, P-K2, P-K3, P-K4, P-K5] 

Representations relating to the FLN OZP 

R16 of FLN OZP G-F1, G-F2, G-F3, G-F5 [P-F1, P-F2, 
P-F3] 

R17 of FLN OZP G-F5, G-F6 [P-F3] 

R541 of FLN OZP G-F4, C-F8, G-F9 

R542 of FLN OZP S-F1, C-F7 [P-F4, P-F5] 

 
 













































 Annex V 
  
 

Planning Intentions of Various Land Use Zonings of the 
Kwu Tung North and Fanling North Outline Zoning Plans 

 
 
1. Planning Intention of The KTN OZP (Plan KTN-1) 

 
1.1 The planning intention of the “Comprehensive Development Area” (“CDA”) 

zone is for comprehensive development/ redevelopment of the area for 
residential use with the provision of open space and other supporting facilities.  
The zoning is to facilitate appropriate planning control over the development 
mix, scale, design and layout of development, taking account of environmental, 
traffic, infrastructure and other constraints.  The only “CDA” zone in KTN is 
located in Planning Area 38 to the south of Yin Kong Village. 
 

1.2 The planning intention of the “Residential (Group A)” (“R(A)”) zone is 
primarily for high-density residential development.  The “R(A)” zone includes 
10 sites for private housing, Home Ownership Scheme (HOS) and public rental 
housing (PRH) developments.  All of them are located within the 500m 
walking distance of the proposed railway station.   

 
1.3 The planning intention of the “Residential (Group B)” (“R(B)”) zone is 

primarily for medium-density residential developments where commercial uses 
serving the residential neighbourhood may be permitted on application to the 
Board.  Eight sites to the east of the Town Plaza are designated as “R(B)”.  
These sites are reserved for private residential development. 

 
1.4 The planning intention of the “Residential (Group C)” (“R(C)”) zone is 

primarily for low-rise, low-density residential developments where commercial 
uses serving the residential neighbourhood may be permitted on application to 
the Board.  The existing Phoenix Garden on the southern side of Fung Kong 
Shan in Planning Area 14 falls within this zone.   

 
1.5 The planning intention of the “Village Type Development” (“V”) zone is to 

designate both existing recognized villages and areas of land considered 
suitable for village expansion.  Land within this zone is primarily intended for 
development of Small Houses by indigenous villagers.  For land designated 
“V(1)”, the planning intention is to provide land considered suitable for 
reprovisioning of village houses affected by Government projects.  It is also 
intended to concentrate village type development within this zone for a more 
orderly development pattern, efficient use of land and provision of 
infrastructures and services.  Selected commercial and community uses 
serving the needs of the villagers and in support of the village development are 
always permitted on the ground floor of a New Territories Exempted House.  
Other commercial, community and recreational uses may be permitted on 
application to the Town Planning Board. 

 
1.6 The planning intention of the “Government, Institution or Community” (“G/IC”) 

zone is primarily for the provision of Government, institution or community 
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(GIC) facilities serving the needs of the local residents and/or a wider district, 
region or the territory.  It is also intended to provide land for uses directly 
related to or in support of the work of the Government, organizations providing 
social services to meet community needs, and other institutional establishments. 

 
1.7 The planning intention of the “Open Space” (“O”) zone is primarily for the 

provision of outdoor open-air public space for active and/or passive recreational 
uses serving the needs of local residents as well as the general public. A 
network of interconnected public open spaces of different sizes and functions 
would be provided including regional, district and local open spaces. 

 
1.8 The planning intention of the “Other Specified Uses” (“OU”) zone is intended 

for specific development(s) and/or uses, which is/are specified in the annotation 
of the zone, such as “Commercial/Residential Development with Public 
Transport Interchange”, “Mixed Use”, “Business and Technology Park”, 
“Research and Development”, “Nature Park”, “District Cooling System”, 
“Railway Associated Facilities”, “Petrol Filling Station”, “Sewage Pumping 
Station”, “Firing Range” and “Amenity Area”. 

 
1.9 The planning intention of the “Agriculture” (“AGR”) zone is primarily to retain 

and safeguard good quality agricultural land/farm/fish ponds for agricultural 
purposes.  It is also intended to retain fallow arable land with good potential 
for rehabilitation for cultivation and other agricultural purposes.  For land 
designated “Agriculture (1)” (“AGR(1)”), the planning intention is primarily to 
retain and safeguard the agricultural land/farm/fish ponds for agricultural 
purposes and to serve as a buffer to give added protection to the Long Valley 
Nature Park. 

 
1.10 The planning intention of the “Green Belt” (“GB”) zone is primarily for 

defining the limits of development areas, to preserve existing natural features, 
as well as to provide passive recreational outlets for the local population and 
visitors. There is a general presumption against development within this zone. 

 
1.11 For the “AGR”, “AGR(1)”, “GB” and “OU” annotated “Nature Park” zones, 

diversion of stream and/or filling of land/pond and/or excavation of land 
require planning permission from the Board.  However, for the “AGR” zone, 
filling of land specifically required under prior written instructions of 
Government department(s) or for the purposes of genuine agricultural practice 
including laying of soil not exceeding 1.2m in thickness for cultivation, and 
construction of agricultural structure with prior written approval from the Lands 
Department is exempted from the control. 

 
2. Planning Intention of The FLN OZP (Plan FLN-1) 

 
2.1 The planning intention of the “R(A)” zone is primarily for high-density 

residential developments.  All of them are located near the two public transport 
interchanges to make good use of the public transport.  The “R(A)” zone 
includes sites for PRH, HOS and private residential developments in the District 
Centre and Residential Area South of the River of the Area. 
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2.2 The planning intention of the “R(B)” zone is primarily for medium-density 

residential developments where commercial uses serving the residential 
neighbourhood may be permitted on application to the Board.  

 
2.3 The planning intention of the “R(C)” zone is primarily for low-rise, low-density 

residential developments where commercial uses serving the residential 
neightbourhood may be permitted on application to the Board. 

 
2.5 The planning intention of the “V” zone is to provide land considered suitable 

for reprovisioning of village houses affected by Government projects.  It is 
also intended to concentrate village type development within this zone for a 
more orderly development pattern, efficient use of land and provision of 
infrastructures and services.  Selected commercial and community uses 
serving the needs of the villagers and in support of the village development are 
always permitted on the ground floor of a New Territories Exempted House 
(NTEH).  Other commercial, community and recreational uses may be 
permitted on application to the Board. 

 
2.6 The planning intention of the “G/IC” zone is primarily for the provision of GIC 

facilities serving the needs of the local residents and/or a wider district, region 
or the territory.  It is also intended to provide land for uses directly related to 
or in support of the work of the Government, organizations providing social 
services to meet community needs, and other institutional establishments. 

 
2.7 The planning intention of the “O” zone is primarily for the provision of outdoor 

open-air public space for active and/or passive recreational uses serving the 
needs of local residents as well as the general public.  A network of 
interconnected public open spaces of different sizes and functions would be 
provided including regional, district and local open spaces. 

 
2.8 The planning intention of the “OU” zone is intended for specific development(s) 

and/or uses, which is/are specified in the annotation of the zone, such as 
“Commercial/Residential Development with Public Transport Interchange”, 
“Parking and Operation Facilities for Environmentally Friendly Transport 
System”, “Sewage Treatment Works”, “Sewage Pumping Station” and 
“Amenity Area”. 

 
2.9 The planning intention of the “AGR” zone is primarily to retain and safeguard 

good quality agricultural land/farm/fish ponds for agricultural purposes.  It is 
also intended to retain fallow arable land with good potential for rehabilitation 
for cultivation and other agricultural purposes. 

 
2.10 The planning intention of the “GB” zone is primarily for defining the limits of 

urban and sub-urban development areas by natural features, to protect the 
natural landscape and environment, as well as to provide an ecological buffer 
for the adjacent meander.  There is a general presumption against development 
within this zone. 
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2.11 The planning intention of the “CA” zone is to protect and retain the existing 

natural landscape, ecological or topographical features of the area for 
conservation, educational and research purposes, and to separate sensitive 
natural environment from the adverse effects of development. There is a general 
presumption against development within this zone.  In general, only 
developments that are needed to support the conservation of the existing natural 
landscape or scenic quality of the area or are essential infrastructure projects 
with overriding public interest may be permitted.  

 
2.12 For the “AGR”, “GB” and “CA” zones, filling of land/pond and/or excavation 

of land require planning permission from the Board.  However, for the “AGR” 
zone, filling of land specifically required under prior written instructions of 
Government department(s) or for the purposes of genuine agricultural practice 
including laying of soil not exceeding 1.2m in thickness for cultivation, and 
construction of agricultural structure with prior written approval from the Lands 
Department is exempted from the control. 

 



Annex VI 
 

Summary Table of the Representations and Comments of the 
draft KTN and FLN OZPs that had been taken out 

 
Representations 
 

 KTN OZP FLN OZP 
(a) Withdrawn by 

the representers 
3 

(i.e. R1310, R9475 and R10018) 
3 

(i.e. R1760, R9925 and R10468) 
(b) Representers 

indicated no 
submission of 
the 
representaitons 

82 
(i.e. R449, R765, R2183, R2426, 
R2469, R3401, R3656, R3664, 
R3684, R3687, R3857, R3869, 
R4078, R4143, R4336, R4501, 
R4525, R4701, R4949, R4974, 
R5316, R5513, R5925, R6300, 
R6760, R7187, R7922, R7985, 
R8594, R8672, R9340, R9662, 
R10170, R10763, R10850, R11053, 
R11473, R11716, R11725, R11819, 
R12098, R12438, R12570, R12595, 
R13155, R13254, R13427, R13560, 
R13609, R13771, R13869, R13895, 
R14118, R14433, R14947, R15226, 
R15512, R15529, R15626, R15671, 
R16242, R16269, R16448, R16730, 
R16910, R17165, R17468, R17548, 
R17567, R17608, R17634, R17688, 
R17874, R18198, R18622, R19515, 
R19897, R20223, R20247, R20306, 
R20388 and R20540) 

83 
(i.e. R364, R896, R1211, R2633, 
R2876, R2919, R3851, R4106, 
R4114, R4134, R4137, R4307, 
R4319, R4528, R4593, R4786, 
R4951, R4975, R5151, R5399, 
R5424, R5766, R5963, R6375, 
R6750, R7210, R7637, R8372, 
R8435, R9044, R9122, R9790, 
R10112, R10620, R11213, R11300, 
R11503, R11924, R12167, R12176, 
R12270, R12550, R12890, R13021, 
R13046, R13606, R13705, R13878, 
R14011, R14060, R14222, R14320, 
R14346, R14569, R14884, R15398, 
R15677, R15963, R15980, R16077, 
R16122, R16693, R16720, R16899, 
R17181, R17361, R17616, R17919, 
R17999, R18018, R18059, R18085, 
R18139, R18325, R18649, R19073, 
R19966, R20348, R20674, R20698, 
R20757, R20839 and R20991) 

(c) Duplicated 
submissions 
 

25 
For the following identical 

representations, the highlighted 
ones were taken out 

25 
For the following identical 

representations, the highlighted 
ones were taken out 

R1234 
R1235 
R1236 
R1237 

= 
= 
= 
= 

R1227 
R1229 
R1228 
R1230 

R1677 
R1678 
R1679 
R1680 

= 
= 
= 
= 

R1684 
R1686 
R1685 
R1687 

1 
 



 KTN OZP FLN OZP 
R1594 
R1596 
R1597 
R1730 
R1734 
R2734 
R2855 
R2913 
R2915 
R2916 
R2917 
R3001 
R3002 
R3003 
R3025 
R3030 
R3378 
R3587 
R6310 
R11418 
R17521 

 

= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
 

R1624 
R1623 
R1625 
R1733 
R1737 
R8124 
R8119 
R3290 
R3295 
R3294 
R3310 
R3309 
R3311 
R3299 
R3289 
R3284 
R6080 
R5970 
R6372 

R18960 
R17522 

 

R2067 
R2068 
R2069 
R2185 
R2189 
R3184 
R3305 
R3363  
R3365 
R3366 
R3451 
R3452 
R3453 
R3475 
R3480 
R3828 
R4037 
R6760 
R7333 
R11869  
R17972 

 

= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
= 
 

R2047 
R2045 
R2048 
R2182 
R2186 
R8574 
R8569 
R3740 
R3745 
R3744 
R3759 
R3761 
R3749 
R3739 
R3734 
R6530 
R6420 
R6822 
R1924 
R19411 
R17973 

 
 

Comments 
 

 KTN OZP FLN OZP 
(a) Commenters 

indicated no 
submission of 
the Comments 

1 
(i.e. C788)  

2 
(i.e. C-88 and C5624). 

(b) Duplicated 
submissions 

1 
(for C89 and C162 that were 

identical, C162 was taken out) 
 

1 
(for C89 and C162 that were 

identical, C162 was taken out) 

 

2 
 


