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1 INTRODUCTION

1.1 Study Background and Objective 

This Final Report has been prepared as part of the Economic and Financial Assessments

assignment of the Hong Kong 2030: Planning Vision and Strategy (HK2030 Study).  The 

objective of the HK2030 Study is to update the Territorial Development Strategy, the last 

review of which was completed in 1996
1
.  The objective of this assignment is to provide a 

practical, efficient and transparent evaluation of the economic and financial performance 

of the HK2030 planning strategy development options and to provide advice on the overall 

Planning Strategy and Response Plan. 

1.2 The Economic and Financial Assessments as part of the HK2030 Study Process 

The overall HK2030 Study as undertaken by Planning Department has comprised four 

stages: 

 Stage 1 entailed the identification and adoption of the overriding planning 

objectives and key study areas for the HK2030 Study 

 Stage 2 identified certain key planning issues critical to the formulation of the 

development options and the evaluation criteria that should be used to assess the 

development options 

 Stage 3 developed and assessed two alternate development options for Hong 

Kong, one that focused development in the metro area and another that focused 

development in the New Territories 

 Stage 4 developed and assessed Planning Department’s Preferred Development 

Option for the future spatial development of Hong Kong and a consideration of how 

this spatial allocation might differ if economic and demographic growth rates 

diverge from present expectations  

The results of the economic and financial assessments presented in this Final Report 

were integral to this process.  The assessments comprised three tasks and are presented 

in Chapters 2 – 5 as follows: 

Task I: Methodology Formulation, reported in WP1 and finalised in September 

2002, developed the detailed methodology for the HK2030 economic and financial 

assessments and is summarised in Chapter 2

Task II: Initial Development Options Assessment, reported in WP2 and finalised in 

February 2004, entailed the analysis and presentation of the results of the 

economic and financial assessments on the initial development options prepared by 

Planning Department at Stage 3.  Together with the other assessments being 

undertaken as part of the HK2030 Study, the findings of the initial assessments 

were used to develop a Preferred Development Option at Stage 4.  This task is 

summarized in Chapter 3

Task III: Further Assessment, reported in WP3 comprised the Stage 4 economic 

and financial assessments of the Preferred Development Option and a 

consideration of the planning implications of alternative possible future growth 

paths devised by Planning Department, as presented in Chapter 4.  Based on 

                                                     

1
 Hong Kong 2030 Planning Vision and Strategy, Stage 3 Public Consultation Report 
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these results, Task III concluded with advice on the overall Planning Strategy and 

Response Plan, as summarised in Chapter 5
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2 APPROACH AND METHODOLOGY  

2.1 Scope of the Assessments 

The economic and financial assessments are concerned with measuring the different 

costs and benefits of the different development options devised by Planning Department 

over the course of the HK2030 Study.  The methodology for this assessment was 

developed and presented in Working Paper 1, with the main focus being the quantitative 

economic and financial assessments.  The assessments address the long term strategic 

nature of the development options and provide an overall performance measure of the net 

returns to investment. A qualitative economic assessment is also undertaken to provide 

some guidance on factors that cannot be explicitly measured through monetary 

performance.

The methodology is designed to deal with the wide variety of projects that are included in 

the development options.  It is not designed to determine the viability of the individual 

projects that comprise the development options – this is beyond the strategic scope of the 

assessment. 

2.2 Quantitative Economic and Financial Assessments 

2.2.1 Overall Approach 

The quantitative assessment methodology is based on the principles of conventional cost 

benefit analysis (CBA) and is strategic in nature.  A summary of the basic approach is 

shown in Figure 2-1 and the structure of the quantitative assessment model is shown in 

Figure 2-2
2
.  Figure 2-1 highlights the individual financial expenditure and revenue and 

economic cost and benefit components that feed into the model.  How the model deals 

with these components, via a series of 21 inter-linked and inter-dependent spreadsheets, 

is shown in Figure 2-2. 

The quantitative assessment models the infrastructure investment and floorspace 

construction associated with a Development Option to generate annual financial 

expenditures and revenues and annual economic costs and benefits over the entire 

analysis period to 2030.  The annual net financial revenues and net economic benefits are 

then used to generate an investment stream reflecting the profile of returns to an 

investment over time.  A traditional investment stream profile usually has negative net 

revenues in the early years when the investment is being made then positive net 

revenues in later years when the investment starts to yield returns. 

The assessments then differ in that: 

 The financial assessment determines the net monetary worth of an investment (or 

strategy) to a given entity based on the Development Option’s pattern of 

expenditures and revenues over the period to 2030.  For this assessment, the entity 

is the Government of the HKSAR. 

 The economic assessment determines the net economic worth of an investment (or 

strategy) to society or the economy as a whole; in this case the economy of Hong 

Kong.  The economic assessment uses economic costs and economic benefits as 

                                                     

2
 The two figures refer to the model developed for the assessment of the Preferred Development Option at 

Stage 4. 
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inputs and aims to incorporate all perspectives of an investment including financial, 

environmental and socio-economic considerations where possible.   

The economic assessment therefore differs from financial assessment because it aims to 

include wider costs and benefits to the economy as a whole, rather than the financial 

implications to just one agent such as the Government.  

Figure 2-1: Summary of the Financial and Economic Quantitative Assessment 

Approach 

Inputs

Preferred Development Option
population, employment, living
quarters, floorspace, associated

infrastructure
(distribution and timing)

Reference Scenario (and
"What If" HG Scenario)
population, employment,

strategic transport
development projects
utility infrastructure

Key Assumptions
implementing agencies and

institutions, uplifts in property
and land values

Financial Assessment

Financial Revenues
+ land premia

+ government rent
+ public housing rental

Net Financial Revenues
(to Government)

FIRRs and
Financial NPVs

Economic Assessment

Economic Benefits
+increase in ratable

property values
+increase in ratable

land values

Economic Costs
+ financial expenditures

+ property construction costs
(excluding public housing)

Net Economic Benefits
(to Society)

EIRRs and
Economic NPVs

Financial Expenditures
+ transport infrastructure

+ residential and related developments
+ major reclamations

+ other infrastructure/major projects
- land premia foregone for UR
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2.2.2 Measuring Performance  

Performance is measured using standard financial tools, Net Present Value (NPV) and 

Internal Rate of Return (IRR), as defined in the text box below.  

The performance of a Development Option from a financial perspective is measured 

using: 

 The Financial Internal Rate of Return (FIRR) of each of the development options.  

The FIRRs are compared to each other and to the chosen hurdle rate of 4% 

 The NPV of each of the development options at the chosen discount rate of 4%.  

The NPVs are compared to each other and to zero 

 The NPV of each of the development options at alternative discount rates of 2%, 

6% and 8%.  Again the NPVs are compared to each other and to zero. 

The performance of a Development Option from an economic perspective is measured 

using: 

 The Economic Internal Rate of Return (EIRR) of each of the development options.  

The EIRRs are compared to each other and to the chosen hurdle rate of 4% 

 The NPV of each of the development options at the chosen discount rate of 4%.  

The NPVs are compared to each other and to zero 

 The NPV of each of the development options at alternative discount rates of 2%, 

6% and 8%.  Again the NPVs are compared to each other and to zero 

Defining the Net Present Value and Internal Rate of Return 

The NPV is the current value of the investment stream at a chosen discount rate.  The higher the discount rate 
chosen, the lower the NPV will be.  If the net present value is greater than zero, the project is considered 
worthwhile.  If it is negative, it is not considered to be worthwhile.  If the NPV is equal to zero then the project is in 
between – neither viable nor non-viable.  

The IRR is the discount rate at which the NPV is zero.  The IRR can therefore be compared to a chosen hurdle rate 
to judge if the investment is worthwhile.  If the IRR is higher than the hurdle rate, then the investment is worthwhile 
and the NPV will also be positive.  If the IRR is less than the hurdle rate then the investment is not worthwhile and 
the NPV will also be negative.  The higher the IRR and NPV, the more worthwhile the investment and vice versa.  

In this way the IRR and NPV are just different methods of looking at the same thing – the investment stream – and 
turning it into a value that enables comparison between different programmes or projects or against a ‘standard’ 
project which is what the discount or hurdle rate represents. For clarification the Financial IRR will be referred to as 
the FIRR and the Economic IRR as the EIRR.

2.3 Qualitative Assessment 

The qualitative assessment methodology was developed later in WP2 to provide 

additional assessment of development options against economic and social criteria which 

could not readily be expressed in monetary terms.  For each of these criteria a series of 

qualitative indicators and respective yardstick measurements were identified: 

There are four economic criteria: 

 Sustain and enhance economic growth 

 Strengthen the economic base 

 Optimise the use of land and water resources 
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 Provide employment opportunities for the population 

And seven social criteria (including environmental “quality of life” factors): 

 Conservation of natural resources and heritage 

 Improving the quality of life (five sub criteria are identified) 

 Addressing the need for resettlement (two sub criteria are identified) 

 Community building 

 Urban vibrancy 

 Shorten journey to work 

 Enhance the linkages with the mainland  

2.4 Interpretation of Stage 3 and Stage 4 Results  

This assignment addresses the economic and financial performance of different possible 

design options for the future planning of Hong Kong. The development options for 

assessment were formulated by Planning Department and comprise two elements: 

 A Scenario – which describes the economic fundamentals of Gross Domestic 

Product (GDP), population and employment in terms of total numbers and type of 

activity.  Scenarios are based on a view of the future economic and demographic 

growth and development of Hong Kong 

 A Development Option – which describes the spatial strategy or spatial allocation 

of economic activity under a given Scenario.  A Development Option is the 

planning response to a set of economic conditions in terms of the nature, scale, 

implementation timing and location of land releases and associated infrastructure 

Appreciating the distinction between these two elements becomes important when 

interpreting the results of the economic and financial assessments.  In particular, the 

Stage 3 assessment compared the performance of two different development options 

under the same economic and demographic assumptions.  By contrast, the Stage 4 

assessment analysed the economic and financial performance of the Preferred 

Development Option under the RS and considered the implications of alternative 

economic and demographic scenarios through use of a ‘What If’ Scenario sensitivity test.  

Thus at Stage 3 the choice is between two different spatial strategies, whereas at Stage 4 

a preferred spatial strategy is assessed to see how well it would be able to accommodate 

alternative economic and demographic growth rates.  Results should therefore not be 

compared between Stage 3 and Stage 4, or even between the scenarios at Stage 4. 
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3 INITIAL OPTIONS ASSESSMENT  

3.1 Objective and Scope 

The objective of Task II was to provide a broad brush economic and financial assessment 

of the initial development options provided by Planning Department at Stage 3 of the 

HK2030 Study.  The assessments followed the methodology provided in Chapter 2 and, in 

conjunction with a number of concurrent studies, the results and subsequent advice were 

used by Planning Department to help formulate the Preferred Development Option 

considered in Chapter 4 of this report.  

3.2 The Initial Development Options under the Stage 3 Assumptions 

3.2.1 The Stage 3 Economic and Demographic Assumptions 

The initial development options proposed by Planning Department for assessment at 

Stage 3 of the HK2030 Study considered two alternative spatial allocations for a given set 

of economic and demographic assumptions.  In particular, the development options were 

based on the assumption of 3% real GDP growth a year to 2010 and 2.5% thereafter.  

The population of Hong Kong was assumed to increase from 6.72 million in 2001 to 9.16 

million in 2030 (1% pa) and employment, as defined by the number of jobs to be filled, 

was assumed to increase from 3.26 million in 2001 to 4.03 in 2030 (0.7% per annum).

Table 3-1:  Key Economic and Demographic Parameters at Stage 3 

Hong Kong 
GDP

Guangdong
2

GDP
Resident 

Population
3

(million) 

Employment
4

(million) 

Base year
1
 0.5% 9.5% 6.7 3.3 

Base year to 
2010 

3.0% 9.5% 7.6 3.6 

2011-2020 2.5% 7.5% 8.5 3.9 

2021-2030 2.5% Na 9.2 4.0 

1
 2001 

2
 Economic growth in Guangdong is used as medium term input into the employment land demand forecasts

3
 HK2030 Stage 3 Population Assumption 

4
 Employment as measured by demand, ie the number of jobs to be filled 

Source:  Planning Department 

The economic and demographic underpinnings of the Stage 3 development options also 

assumed that the trend in sectoral employment would continue with more people 

employed in finance and business services import and export, restaurants and hotels, 

community and personal services whilst manufacturing employment would decline further.  

Total employment floorspace was estimated to rise by about 27% from 2001 to some 52 

million square metres of GFA by 2030. 
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Table 3-2:  Employment Floorspace Assumptions at Stage 3 (GFA, million m²) 

CBD Grade A 
Offices

General
Business 

Special 
Industries 

Total 

Base year
1
 4.1 33.4 3.9 41.4 

2010 5.1 35.7 5.0 45.8 

2020 6.2 37.5 5.9 49.6 

2030 7.2 38.9 6.3 52.4 

1
 2001

Source:  Planning Department 

Stage 3 also made assumptions about strategic transport infrastructure and links with the 

mainland as well as new town development and reclamations, water supply, power 

supply, wastewater and solid waste management.  All of these were assumed to 

contribute to the overall economic performance of Hong Kong.   

3.2.2 The Development Options, Key Features 

Based on the above Stage 3 economic and demographic assumptions, two alternative 

development options were devised by Planning Department for how this future growth and 

development might be accommodated: 

 The Consolidation Development Option gave priority to making the best use of land 

and infrastructure facilities in the Metro area.  None of the New Development Areas 

(NDAs) in the New Territories were to be developed prior to 2020 under this option, 

rather population and employment would be accommodated through extensive 

urban renewal, the major development at SE Kowloon and other developments 

within the established urban fabric.  In the longer term between 2020 and 2030, five 

NDAs would be developed under the Consolidation Development Option and the 

existing development at Tseung Kwan O would be intensified.  Finally, under this 

option, container terminal 10 (CT10), was assumed to be built at Southwest Tsing 

Yi.

 The Decentralisation Development Option gave priority to the development of 

NDAs, three of which would be developed between 2010 and 2020, with less focus 

on urban renewal and only partial development of SE Kowloon.  In the longer term 

between 2020 and 2030, a further four NDAs would be developed, including two 

that were not part of the Consolidation Development Option at Kwu Tung South and 

San Tin/Ngau Tam Mei.  Urban renewal and the SE Kowloon development would 

have continued in the long term but the overall urban renewal programme was 

considerably reduced compared to the Consolidation Development Option.  CT10, 

was assumed to be built at Northwest Lantau under the Decentralisation 

Development Option. 

In practise, the two development options were not particularly different.  For example, in 

spite of their differences in terms of timing and quantum of NDA versus urban renewal 

activity, they both required the same level and timing of infrastructure development.  

Moreover of course, they were only concerned with additional activity and floorspace to 

2030, which whilst important, this additional activity is only a small part of overall activity 

and floorspace in Hong Kong.   

3.3 Quantitative Assessment  

3.3.1 Quantitative Economic Assessment 

The results of the economic analysis are shown in Table 3-3: 
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Table 3-3: Results of the Stage 3 Economic Assessment (2003 Prices) 

Results (NPV in HK$ billion) 

Consolidation Decentralisation 

EIRR 16.2% 15.9% 

NPV @ 2% 1,293 1,149 

NPV @ 4% 817 725 

NPV @ 6% 514 454 

NPV @ 8% 316 278 

The economic returns are largely driven by infrastructure development and land 

allocations which are the same under both options.  There was no difference in the 

transport network and very little difference between options in terms of overall costs and 

benefits:

 Both development options delivered positive economic returns.  The adopted 

discount or hurdle rate for economic analysis is 4%.  Both options exceeded that 

rate reasonably comfortably. 

 The economic returns, as measured by the EIRR, were higher under the 

Consolidation Development Option at 16.2% compared to the Decentralisation 

Development Option at 15.9%.  However the difference is marginal.  

 Both options had negative annual net revenue in the early years to 2007.  This was 

due to the high level of infrastructure expenditure and the incremental additions to 

rateable value as property development occurs.  By the end of the period, 

incremental rateable value was about HK$150 billion per year.  

3.3.2 Financial Assessment 

The results of the financial analysis are shown in Table 3-4: 

Table 3-4: Results of the Stage 3 Financial Assessment (2003 Prices) 

Results (NPV in HK$ billion) 

Consolidation Decentralisation 

FIRR 19.2% 10.0% 

NPV @ 2% 110 77 

NPV @ 4% 70 41 

NPV @ 6% 45 19 

NPV @ 8% 29 7 

The financial returns were largely driven by infrastructure development and land 

allocations which are the same under both options. There was no difference in the 

transport network and very little difference between options in terms of overall costs: 

 Both development options delivered positive financial returns.  The adopted 

discount or hurdle rate for Government is 4%.  Both options exceeded that rate 

reasonably comfortably 

 The financial returns, as measured by the Financial Internal Rate of Return, were 

higher under the Consolidation Development Option at 19.2% compared to the 

Decentralisation Development Option at 10.0%  

 Both options had negative annual net revenue in the early years.  This was due to 

the high level of infrastructure expenditure 

 The Consolidation Development Option had a positive net annual revenue from 

2010 onwards 
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 The Decentralisation Development Option had a positive net annual revenue from 

2019 onwards  

3.3.3 Interpretation of Results   

The results of the initial assessment showed that: 

 Both development options were both financially and economically viable.   

 Under the economic assessment, the Consolidation Development Option 

marginally outperformed the Decentralisation Development Option.  This was 

largely because the incremental increase in ratable value through new development 

and lease modification in the Metro area is greater than in the non-Metro area and 

this differential outweighed the higher costs (in terms of land premia foregone) of 

urban renewal relative to the cost of NDA development.   

 Under the financial assessment, the Consolidation Development Option 

outperformed the Decentralisation Development Option, and by a greater degree 

than in the economic assessment.  This was largely because the relative prices and 

thus tax revenues resulting from development in the Metro area are higher than in 

the non-Metro area and this differential outweighed the higher costs of urban 

renewal relative to the cost of NDA development. 

The consolidation option showed higher returns primarily because property development 

in the metro area is worth more in terms of value and thus rateable value than in the 

decentralisation option.  Economically, usually this advantage is set against environmental 

considerations, but no additional environmental or other mitigation measures were 

identified under the environmental studies.  Given that the transport options are the same 

under both scenarios it was no surprise therefore that the consolidation option provides 

better returns that the decentralisation option.   

3.4 Qualitative Assessment 

On the economic criteria of sustaining and enhancing economic growth as well as 

strengthening the economic base of Hong Kong in the priority growth sectors of logistics, 

knowledge based industries and tourism, the Decentralisation Development Option 

outperformed the Consolidation Development Option.  This was because the greater NDA 

development under the Decentralisation Development Option provided greater flexibility in 

land allocation to meet the particular development and clustering needs of the economic 

sectors.  It also enabled the co-location of housing and employment areas to promote 

easier travel to work patterns using less congested infrastructure, although the greater 

integration of transport services under the Consolidation Development Option would have 

provided greater support to business and financial services if they continued to cluster in 

the CBD.  Economic downsides to the Decentralisation Development Option included the 

use of scarce green field land resources while the Consolidation Development Option 

performed better at higher densities and through the reuse of brown-field land.  Both 

options were found to be generally similar with respect to the fourth economic criteria – 

the requirement to optimise the use of waterfront resources and water access. 

In terms of conservation of the environment and the quality of life criteria, both options 

were considered to bring significant new benefits.  For most of these social indicators, the 

Consolidation Development Option enabled key improvements to be made such as urban 

renewal, reuse of heritage assets, pedestrianisation and greater access to the highest 

quality cultural and urban recreational facilities.  By contrast, under the Decentralisation 

Development Option quality of life improvements were considered to arise from the 

reduction of development densities, relief of congestion and access to the countryside. 
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Of the remaining social criteria each option performed better on different aspects.  In 

terms of social disturbance and displacement, the Decentralisation Development Option 

was deemed to have less impact and provide better capacity to resettle displaced 

populations – particularly those requiring affordable, public housing.  The Decentralisation 

Development Option also had greater potential to enhance linkages with the mainland by 

providing employment and housing close to the boundary and facilitating the integration of 

economic and social activity.  However, on the important criteria of promoting urban 

vibrancy, the Consolidation Development Option had clear advantages since it sought to 

maximise investment in the regeneration, development and integration of activity in the 

urban area. 

The overall qualitative assessment therefore suggested that on the economic and social 

criteria, the two options were relatively evenly balanced, both performing well on different 

key criteria. This reflected the results of the quantitative economic analysis which returned 

very similar EIRR and NPV results for both options. On the economic and social criteria 

used in the qualitative analysis, the overall balance of the economic criteria assessment 

was in favour of the Decentralisation Development Option because of the benefits to 

strengthening of the economic base and the potential for growth of GDP – achieved 

mainly by the development flexibility which decentralisation provides.    On the social – 

including environmental quality of life – criteria, the Consolidation Development Option 

performed slightly better, mainly as a result of the greater efficiency of higher 

development densities and shorter journey times and costs.   

Perhaps most significantly, however, the assessments found that significant benefits 

could be expected from either option, again reflecting the positive NPV and relatively high 

EIRRs achieved in the quantitative assessment. In this sense the qualitative analysis 

helped to inform the results of the quantitative analysis. 

3.5 Recommendations on Options Refinement 

The final element of Task II used the results of the relative quantitative and qualitative 

evaluation of the two options to provide recommendations on how Planning Department 

might refine the development options and move towards the formulation of a Preferred 

Development Option.  The recommendations included advice on the approach to refining, 

modifying and combining the options for better economic and financial performance. 

The first consideration was that the initial development options as proposed by Planning 

Department both performed relatively well with positive financial and economic NPVs and 

high EIRRs and FIRRs.  Moreover, the differences between their performances were very 

limited since the timing and quantum of the major infrastructure investment was assumed 

to be common to both options.  Since both options performed well and similarly well, this 

suggested that in terms of options refinement, wholesale changes to the development 

options would not be necessary.  Instead, it was recommended that the option refinement 

should instead focus on two more strategic matters: 

 Firstly it was recommended that attention be paid to those factors that overall 

performance was most sensitive to.  For example, it was recommended that 

Planning Department consider linking the investment in the strategic infrastructure 

network more closely to the option as that would have improved the returns to both 

options.  

 Secondly, it was recommended that the options refinement should also consider 

possible exogenous factors which might affect the content or performance of the 

final Preferred Development Option.  While these should be structured around 

either or both of the existing options, it was suggested that they should have 

specific ‘what if’ variations to reflect either policy changes or external events, and 
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should be identified as a result of working group and other consultations.  For 

example, it was recommended that some of the more significant factors for 

consideration in the ‘what if’ alternatives might include: 

o The impact of different possible locations for CT10 – Southwest Tsing Yi 

or Northwest Lantau 

o The impact of lowering development densities in the urban area and 

NDAs 

o The impacts of additional cross boundary and boundary area 

development – examining the costs of boundary development areas and 

the infrastructure serving boundary development areas and cross 

boundary movements compared with the uplift in land values, linkages 

with the Mainland, economic development, transport time and cost 

benefits.

Finally it was advised that the results of the assessment were not considered to be 

sensitive to the spatial disaggregation of options.  Thus for example disaggregation of the 

strategy in terms of PVS Zones was not thought to make any significant difference to the 

analysis, since the broad estimate of uplifts is only appropriate to district level analysis.  

3.6 Moving from Stage 3 to Stage 4: The Design of the Preferred Development 

Option

Considering the results of all of the assessments undertaken as part of Stage 3 of the 

HK2030 Study (including the results of the economic and financial, social, environmental 

and transport appraisals) and the public consultation exercise, Planning Department 

revised the underlying economic and demographic forecasts and developed a Preferred 

Development Option for consideration under Stage 4 of the HK2030 Study.   

Development of the Preferred Development Option included: 

 Updating and revising the economic and demographic assumptions made at Stage 

3, including GDP growth, population, employment by industrial sector, land 

requirements for various types of use such as housing, economic uses, transport, 

as well as strategic infrastructure.  The resultant updated and revised Stage 4 

assumptions, (hereafter referred to as the Stage 4 Reference Scenario or RS) 

represents how Planning Department envisages the future growth and development 

of the Hong Kong economy, based on broad trends and vision targets and taking 

into account existing policies and known commitments 

 Preparation of ‘What If’ Scenarios to cater for different GDP growth, population and 

employment assumptions for the purpose of sensitivity testing: the High Population 

Growth – High Economic Growth ‘What If’ Scenario (HG Scenario); and the Low 

Population Growth – Moderate Economic Growth ‘What If’ Scenario (LG Scenario) 

 Defining in detail the Preferred Development Option i.e. the spatial pattern of 

development under the RS - outlining where, what type and how much 

development would take place at different planning horizons 

Under Stage 4 population growth is assumed to be lower than under Stage 3 (some 0.8 

million less persons by 2030), there is consequently less pressure on existing areas and 

less requirement for NDAs to accommodate additional domestic floorspace and 

associated travel demands.  Not only is there less population pressure adopting Stage 4 

assumptions, but considerably less, since the 0.8 million persons represented about a 

third of the net additional persons to 2030.   
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Under Stage 4, the Preferred Development Option needs to accommodate the same 4.0 

million jobs, as was the case for the Development Options under Stage 3.  However, the 

GFA requirement for different types of economic floorspace
3
 is slightly different with less 

Grade A office required and more GFA for special industries. 

Planning Department provided the consultants with data for the Preferred Development 

Option by PVS zone and by district for population, employment, living quarters, hotel 

rooms and floorspace gains for four use types: retail, office, business I/O and industrial as 

well as on urban renewal projects, public housing and major new developments. Data was 

provided for the design years 2010, 2020 and 2030.  This data was used as the basis for 

the next stage of the economic and financial assessments as described in the following 

Chapter. 

                                                     

3
 Economic floorspace excludes retail and government, institutional and community uses.
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4 ASSESSMENTS OF THE PREFERRED DEVELOPMENT OPTION 

4.1 Objective, Approach and Scope 

The objective of the economic and financial assessments under Stage 4 (reported in 

WP3) was to provide quantitative economic and financial assessments and a qualitative 

assessment of the Preferred Development Option.  Alternative ‘What If’ Scenarios were 

also included in the analysis to test the implications of key planning and policy 

parameters, primarily different economic and population growth rates as well as the 

number of cross boundary workers
4
.

The same methodology was adopted for the assessments under Stage 4, with 

modification to the quantitative and qualitative assessment to accommodate the difference 

between the options prepared for Stage 3 and Stage 4, as highlighted in Section 2.4.   

4.2 Key Assumptions 

4.2.1 The Stage 4 Reference Scenario (RS) 

One of the key features of RS was that economic growth was higher than under the 

assumptions made at Stage 3.  Despite the slightly higher GDP growth, resident 

population and employment assumptions were slightly lower compared to Stage 3.  

Population and employment assumptions were modified based on: 

 Revised base-year population (2003) and projection trends to tally with Census 

and Statistics Department (C&SD) projections
5

 A higher but still relatively small intake of talented and skilled workers than under 

the C&SD projections  

 Higher growth in ‘pillar industries
6
’ and higher worker participation rates of the 

upper end age groups 

 An increase in the number of cross boundary workers (CBW) and an expectation 

that as cross boundary transport links improve, more people will opt for this mode 

of living.  However, this number is not significant when compared to total 

employment 

                                                     

4
 A summary of the major planning parameters and development proposals and assumptions on the key 

infrastructure facilities, road networks and rail projects assumed under the RS and the ‘What If’ Scenario is 
provided in Planning Department’s data Annex, attached at the back of this report. 

5
 The population assumptions at Stage 3 were slightly higher than C&SD projections. 

6
 Pillar industries are Financial Services; Trade and Logistics, Tourism and Producer and Professional 

Services.
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Table 4-1:  Key Economic and Development Parameters at Stage 4 

Hong Kong 
GDP

Guangdong
2

GDP
Resident 

Population
3

(million) 

Employment
4

(million)

Base year
1
 3.1% 13% 6.8 3.0 

Base year to 2010 4.0% 10% 7.2 3.5 

2011-2020 3.5% 8% 7.8 3.7 

2021-2030 3.0% na 8.4 4.0 

1
 2003 

2
 Economic growth in Guangdong is used as a medium term input into the employment land demand forecasts 

3
 HK2030 Stage 4 Population Assumption  

4
 Employment as measured by demand, i.e. the number of jobs to be filled.   

Source:  Planning Department 

As at Stage 3, the RS assumed continued (and indeed faster) growth in the ‘pillar 

industries’.  Total employment floorspace was estimated to rise by marginally less than 

under Stage 3, by about 26% from 2001 to some 52 million square metres of GFA by 

2030, reflecting what were considered to be more realistic growth rates in CBD Grade A 

Offices for example.  

Table 4-2:  Economic Floorspace Assumptions under Stage 4 (GFA, million) 

CBD Grade A 
Offices

General
Business 

Special 
Industries 

Total 

Base year
1

4.1 33.0 4.0 41.1 

2010 5.1 35.5 5.5 46.2 

2020 5.8 36.2 6.0 47.9 

2030 6.7 38.2 6.7 51.6 

1
 2003 

Source: Planning Department 

The Preferred Development Option under the RS was developed from the bottom up, 

allocating population and employment on a site by site basis according to the known 

development and redevelopment proposals and the assumed developments under the 

HK2030 Study at the time of data compilation.  

For the allocation of population, the Preferred Development Option prioritised: 

 The Metro Area – in line with the key feature of the Consolidation Development 

Option with some 600,000 persons (35%-40% of the anticipated growth) 

accommodated at redevelopment/infilling sites and at West Kowloon and Kai Tak 

 The new towns of Tseung Kwan O and Tung Chung with some 500,000 persons 

(some 30-35% of the anticipated growth) 

 The NDAs of Kwu Tung North, Fanling North and Hung Shui Kiu, about 350,000 

persons (some 20-25% of the anticipated growth) 

For employment, the Preferred Development Option prioritises: 

 CBD Grade A offices accommodated through vacated government, institutional and 

community sites, undeveloped office sites and redevelopment, West Kowloon and 

Kai Tak development sites 

 General business space through redevelopment of existing industrial areas 

 Special industries accommodated at Ping Che/Ta Kwu Ling and Hui Shui Kiu NDAs  
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For the location of the new container terminal (CT10), the Preferred Development Option 

under the RS does not prioritise but instead includes two sub-options for comparative 

assessment: 

 RS1 – the additional container terminal, CT10, at Northwest Lantau 

 RS2 – the additional container terminal, CT10, at Southwest Tsing Yi 

4.2.2 The Stage 4 ‘What If’ Scenarios 

Two alternative economic and demographic scenarios to the RS were prepared by 

Planning Department at Stage 4 to test the possible planning implications of alternative 

economic futures for Hong Kong.  One scenario described a situation in which economic 

growth and other parameters were higher than under the RS: the High Population 

Growth – High Economic Growth ‘What If’ Scenario (HG Scenario); and the other 

described a situation in which economic growth was assumed to be the same as the RS 

and other parameters are lower: the Low Population Growth – Moderate Economic 

Growth ‘What If’ Scenario (LG Scenario)
7
.

Both the RS and the ‘What If’ Scenarios described a similar positive economic future, one 

in which Hong Kong moves towards a more knowledge-based, higher-value added 

economy.  The key differences between the scenarios reflected assumptions concerning 

the rate of economic and population growth, and specifically how this impacts on the 

labour force as shown in Table 4-3.  In particular: 

 Under the RS, by 2030 population was anticipated to total some 8.4 million and 

employment was anticipated to total some 4.0 million jobs.  The workforce by 2030 

was assumed to comprise some 3.8 million indigenous workers, the immigration of 

about 100,000 talented and skilled workers and some 45,000 cross boundary 

workers (CBW).  The RS also assumed a slight rise in the job to worker ratio to 

account for the slight shortfall in the daytime labour force versus employment.   

 Under the LG Scenario by 2030, GDP and employment were assumed to be the 

same as under the RS, but the population was lower.  Population was lower 

because the LG Scenario assumes the relocation of some Hong Kong residents 

and retirees to the Mainland.  The lower population would have meant a smaller 

indigenous workforce but the shortfall was assumed to be met by a commensurate 

rise in the number of CBWs.  Unlike the RS, the LG Scenario assumed no 

immigration of talented and skilled labour and no increase in the job to worker ratio.   

 Under the HG Scenario, GDP growth was assumed to be slightly higher than under 

the RS, by 0.5 percentage points per annum between 2011 and 2030.  In addition, 

Hong Kong’s population and employment under the HG Scenario were both also 

assumed to be some 0.4 million people higher than the RS by 2030.  The higher 

population assumptions reflected greater immigration of talented and skilled 

workers, totalling some 450,000 by 2030.  As per the RS, the HG Scenario 

assumed some 45,000 CBWs by 2030 and an increase in the job to worker ratio
8
.

                                                     

7
 Planning Department chose these two scenarios for analysis because they considered them most likely to 

arise.  Their formulation has therefore been designed to reflect changes in variables of key importance to 
planners and to the Hong Kong 2030 Strategy, such as population and the number of cross-boundary trips for 
employment purposes.  The Scenarios are not the product of a macro-economic model but instead offer a 
policy-determined interpretation of Hong Kong’s future population, employment and workforce. 

8
 It should be noted that by 2030 the RS and HG workforces are identical apart from the additional 350,000 

talented and skilled workers assumed under the HG Scenario.   It would be expected that such workers would 
be of above average productivity but marginal labour productivity is actually lower than under the RS.  Marginal 
labour productivity is also lower under the LG Scenario than under the RS, although the difference is less. 
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Table 4-3: RS and ‘What If’ Scenarios Labour Force Assumptions in 2030 (million) 

Population 

Adjusted 
Endogenous 

Labour Force
1

Talented and 
Skilled

Workers 

Resident 
Working 

Population
2

Cross 
Boundary 
Workers 

Working 
Population

3
Employment

RS 8.40 4.01 0.10 3.91 0.05 3.96 3.97 

LG  8.00 3.88 - 3.68 0.29 3.97 3.97 

HG 8.80 4.01 0.45 4.26 0.05 4.30 4.37 

1
 Endogenous labour force, adjusted for increased participation rates 

2
 Resident Working Population = Adjusted Endogenous Labour Force*(1-Unemployment Rate

9
) + Talented and 

Skilled Workers 

3
 Working Population = Resident Working Population + Cross Boundary Workers  

Source:  Planning Department.  

In terms of infrastructure development, compared with the RS the additional economic 

and population growth under the HG Scenario were assumed to require the development 

of three additional NDAs and two new highways
10

.  Construction of CT10 under the HG 

Scenario was assumed to be at Northwest Lantau as per RS1.  

However, in terms of testing the impact of these ‘What If’ Scenarios, development options 

that set out the spatial allocation of population and employment were only prepared by 

Planning Department for the RS and the HG Scenario.  The LG Scenario therefore could 

not be included in the assessments. 

4.3 Quantitative Economic Assessment 

4.3.1 Explaining the Differences in Net Economic Benefit 

Figure 4-1 shows the annual net economic benefits for the Preferred Development Option 

under the RS and the ‘What If’ HG Scenario over the period to 2030. 

                                                     

9
 Planning Department have assumed an unemployment rate of 5%. 

10
 The two new highways refer to the Eastern Highway (NENT to Kowloon) and the Tsing Yi Lantau Link.  The 

need, scope and timing of these two highways remains a long-term uncertainty so under this assessment they 
were assumed to be necessary only under the HG Scenario because of the likely additional traffic demand 
which may arise from the population and employment growth in the New Territories during 2021 to 2030.  The 
inclusion of these two highways in the RS rather than the HG Scenario would not threaten the economic and 
financial viability of the RS but could change the rankings, namely whether RS1, RS2 or HG delivers the 
highest returns. 
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Figure 4-1: Comparison of Annual Net Economic Benefits 

Economic Analysis: Net Benefits
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The main considerations for net economic benefit were: 

 The net economic returns profile reflected the common cash flow profile for an 

investment with costs exceeding benefits initially but with the benefits then 

outweighing the costs from 2009 onwards under all scenarios.  

 Total net economic benefit (the sum of each annual net benefit before discounting) 

was highest under RS2 then RS1 then HG. 

The differences in net economic benefits over the analysis period reflected: 

 From the base year to 2010: the costs and benefits were the same for all scenarios 

except in the final year 2010 where, relative to the total benefits, the difference 

between scenarios was small.  The difference was due to the location of CT10, 

which the scenarios assumed would start construction in 2010: construction costs 

were estimated to be higher at Southwest Tsing Yi under RS2 than at Northwest 

Lantau under RS1 and HG. 

 From 2011 to 2020: relative to the total net benefits, differences under the 

scenarios were small.  Some of the differences between RS1 and HG and RS2 

could be explained by the different location of CT10, with construction costs higher 

at Southwest Tsing Yi but operational costs higher at Northwest Lantau.  On the 

benefit side, the location at Southwest Tsing Yi was found to have a higher 

economic benefit through uplift in property values.  Both total annual economic 

costs and benefits were higher under HG than either RS1 or RS2 because of more 

living quarters and employment floorspace provision but the net economic benefit 

was broadly the same. 

 From 2021 to 2030: the net benefits were higher under RS1 and RS2 than under 

HG.  This was mainly the result of economic costs: the economic benefits were 

higher under HG but were outweighed by the costs associated with the HG-specific 

NDA development and highway projects.  Finally, the differences between RS1 and 

HG compared to RS2 were because of the location of CT10 but were negligible 

compared to the infrastructure differential.    
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4.3.2 Economic Assessment Results 

Table 4-4 shows the results of the economic assessment and Figure 4-2 shows the NPV 

curve.  The NPV curve is the NPV of the annual economic net benefit over the analysis 

period at different discount rates.   

Table 4-4: Results of the Economic Assessment (2003 Prices) 

Results (NPV in HK$ billion) 

RS Option 1 RS Option 2 HG Scenario 

EIRR 14.7% 14.6% 14.3% 

NPV @ 2% 1,118 1,192 1,108 

NPV @ 4% 733 735 680 

NPV @ 6% 446 446 410 

NPV @ 8% 262 262 238 

Source:  GHK 

Figure 4-2: Economic Assessment, Net Present Value Curve 

Economic Analysis, NPV at increasing discount rates
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The results showed that: 

 Measured by NPV, both the RS and the HG Scenario delivered very positive 

economic returns and exceed the adopted economic discount or hurdle rate of 

4%. At the chosen discount rate of 4%, the RS outperformed the HG Scenario.   

 Of the RS sub-options, RS2 had the higher EIRR and the higher NPV at the 4% 

hurdle rate.  RS2 performed better at discount rates below about 6.5% reflecting 

its slightly higher returns in the final decade.  

 Thus at discount rates up to about 6.5%, RS2 had the greater economic NPV. At 

discount rates between about 6.5% and 14.7%, Option 1 had the greater 

economic NPV. At discount rates above 14.7%, none of the scenarios had a 

positive economic NPV. 
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4.4 Quantitative Financial Assessment 

Figure 4-3 shows the annual net financial revenues for the Preferred Development Option 

under the RS and the HG Scenario over the period to 2030. 

Figure 4-3:  Comparison of Annual Net Financial Revenues  

Financial Analysis: Net Revenue
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The main considerations for net revenue were: 

 The fluctuating cash flow profile: RS1, RS2 and HG all showed positive annual net 

revenues to 2010, negative net annual cash flows between 2011 and 2020 (with the 

exception of a slight positive in 2013 under HG), then positive net annual cash 

flows again between 2021 and 2030.  The negative annual net revenues in the 

period 2011 to 2020 reflected the considerable infrastructure and major 

development work anticipated to take place during this decade. 

 Total net revenue (the sum of each annual cash flow before discounting) was 

highest under RS1 then RS2 then HG. 

The differences in net financial revenues over the analysis period reflected: 

 From the base year to 2010: expenditure was identical under RS1, RS2 and HG.  

Revenues under RS1 and RS2 were the same but revenues were slightly higher 

under HG over the period 2008-2010 as a result of land premia payments 

associated with greater floorspace development in the middle decade. 

 From 2011 to 2020: again expenditure was the same under all scenarios so all the 

differences reflected differing revenues.  Differences in revenues between RS1 and 

HG compared to RS2 were attributable to the location of CT10 at Northwest Lantau 

whilst additional floorspace under HG meant that revenues were higher than under 

both RS1 and RS2 and particularly in the years 2018 to 2020 as a result of land 

premia payments associated with greater floorspace development in the final 

decade.

 From 2021 to 2030: net revenues were higher under RS1 and RS2 compared to 

HG.  This was primarily because the greater expenditure associated with HG 



Hong Kong 2030 Study:  Economic and Financial Assessments 

    

J791 FR 22

specific development and infrastructure outweighed the greater revenues 

associated with additional living quarters and employment floorspace types under 

HG.

4.4.1 Financial Assessment Results 

Table 4-5 shows the results of the financial assessment and Figure 4-4 shows the NPV 

curve.  The NPV curve is the NPV of the annual cash flow over the analysis period at 

different discount rates.  The NPV curve shows that for the financial assessment there 

was no discount rate at which the NPV hit zero.  This meant that it was not possible to 

calculate an IRR for this particular cash flow.   

Table 4-5: Results of the Financial Assessment (2003 Prices) 

Results (NPV in HK$ billion) 

RS Option 1 RS Option 2 HG Scenario 

FIRR n/a n/a n/a 

NPV @ 2% 78 75 65 

NPV @ 4% 53 51 47 

NPV @ 6% 38 37 36 

NPV @ 8% 29 28 29 

Source:  GHK 

Figure 4-4: Financial Assessment, Net Present Value Curve 

Financial Analysis, NPV at increasing discount rates
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The results showed that: 

 Measured by NPV, all scenarios delivered positive financial returns at all discount 

rates.   

 At the adopted discount or hurdle rate of 4%, RS1 delivered the greater financial 

returns.  
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 The HG Scenario outperformed the RS at discount rates greater than about 9%.  

This was because annual net financial revenues were only higher under the RS 

than under the HG Scenario in the third decade and it is this period that would be 

discounted the most as the discount rate rises. 

 Of the RS sub-options, RS1 had a higher NPV than RS2 at all discount rates.   

4.5 Key Drivers of the Quantitative Economic and Financial Assessments  

4.5.1 Identifying Drivers and Assessment of Components of 2030 Strategy 

The financial and economic assessments provided estimates of the overall return from the 

HK2030 strategy relative to the baseline year and allowed a comparison between options 

and scenarios.  These results were then interrogated further to attempt to identify key 

drivers and to provide greater insight into the impacts of key components of the HK2030 

Strategy as identified by Planning Department: 

 NDAs 

 Location of the CT10 

 CBD Grade A offices 

 General business use 

 Land use of special industries 

 Transport infrastructure 

However, it should be stressed that the methodology was designed to measure the long 

term, strategic performance of the proposed development options as a whole, rather than 

to determine the viability of its individual components and projects for which the costs and 

benefits could not be isolated or which may have individual features or intangible 

elements that could be better addressed through specific methodologies.  The strategic 

nature of the HK2030 Study, and hence the methodology adopted, meant that 

components acted together to achieve benefits that would accrue to the Territory as a 

whole and thus could not be assigned to any particular individual component
11

.

That said, further breakdown of the results was able to provide pointers as to what were 

the main drivers of financial and economic returns of the strategy as a whole, what the 

overall impact of the HK2030 strategy would likely be, what drove the difference between 

options and scenarios and what could make a difference if those options and scenarios 

were not realised and alternative strategies needed to be put in place.  Where 

appropriate, proxies were used to attempt to provide Planning Department with greater 

insight into the impact of their chosen components but this reflected the outer limit of what 

could be ascertained or should be drawn from this strategic assessment
12

.

4.5.2 Economic Assessment, Drivers of Costs and Benefits 

The largest component of economic costs were private sector construction costs, 

accounting for some 58% by NPV over the entire analysis period.  Over three quarters of 

these costs were for the construction of domestic floorspace, with the highest private 

sector domestic construction costs arising in North Lantau and the Rural NWNT (both 

                                                     

11
 The reason why the analysis could not provide economic and financial assessments of each of the individual 

components is that for most of these components, individual costs and benefits could not be isolated. 

12
 The exception was land use of special industries where no appropriate proxy could be identified given the 

employment floorspace breakdown of the inputs to the EFA model, namely office, I/O and industrial. 
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accounting for some 10% of domestic construction costs) reflecting the remaining 

development of Tung Chung and the additional NDAs.  Construction costs for all 

floorspace types were highest in North Lantau, Kwun Tong, Tseung Kwan O and Rural 

NWNT. 

Domestic floorspace was not only the main driver of costs but also accounted for 74% of 

economic benefits by NPV over the entire analysis period.  Central and Western, Kowloon 

City and Kwun Tong were the districts providing the most benefit because they had the 

most existing floorspace, in terms of either volume or value, or the most additional 

floorspace/uplift and as such the greatest increase in rateable value.  In Central and 

Western, office and retail were found to drive significant economic benefits but in the other 

districts, benefits were almost all driven by domestic floorspace.   

4.5.3 Financial Assessment, Drivers of Expenditure and Revenue 

Infrastructure works accounted for the majority of financial expenditures over the analysis 

period with rail in particular responsible for 35% of expenditures by NPV.  The largest rail 

projects were the KCRC West Rail from Nam Cheong to Tuen Mun, included in the list of 

infrastructure assumed to be completed by 2010 at a cost of some HK$46.4bn in 2003 

prices, and the Shatin to Central Link, included in the list of infrastructure assumed to be 

completed by 2020 at a cost of some HK$35.7bn in 2003 prices. 

Revenue from land premia accounted for over four fifths of total revenue over the analysis 

period by NPV, with almost two thirds of all land premia revenue coming from new grants 

reflecting again the importance of new floorspace to the results.  As with the economics, 

domestic floorspace was by far the most important floorspace type for revenue.  The new 

towns generated the most revenue and the top three districts were Kwun Tong, Sham Sui 

Po and Kowloon City. 

4.5.4 Impacts of Planning Department’s Key Components 

Port Development 

The choice about where to build CT10, was the only component that could be analysed 

without cause to using proxies since it reflects the difference between RS1 and RS2.  At 

the adopted 4% discount rates the result was ambiguous, with Northwest Lantau 

outperforming Southwest Tsing Yi in the financial assessment but Southwest Tsing Yi 

achieved the better economic returns, as shown in Sections 4.3 and 4.4.  However, the 

higher financial returns at Northwest Lantau should not be considered final since the 

analysis so far undertaken on the two options does not include the results of an ongoing 

ecological study into the potential impacts of CT10 at Northwest Lantau, given the 

presence of ecologically sensitive habitats/species, such as the Chinese White Dolphins, 

near the proposed site.  The results also assumed construction of the Hong Kong-Zhuhai-

Macao Bridge, without which associated infrastructure costs at NWL would be much 

higher.  In the case of Southwest Tsing Yi, the assessment also assumed reprovisioning 

of displaced land-uses within Hong Kong’s boundary and is particularly sensitive to the 

high estimated costs of resumption.  CT10 is the subject of ongoing studies to determine 

its timing and location.  The eventual economic and financial impact of any future port 

development, a key component of the HK 2030 Strategy, will depend on prevailing market 

conditions.

NDAs

Returns to the additional NDAs were approximated by comparing the development and 

private construction (economic only) costs of the NDAs against the revenues/economic 

benefits in Rural NWNT and NENT and the impact of uplift in other affected districts after 

2010.  This overestimates the returns because revenues and benefits in the Rural NWNT 
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and NENT would include endogenous floorspace development as well as development 

specific to the additional NDAs.  However, despite this overestimation, both the economic 

and financial returns (as measured by the NPV) over the analysis period of the Three in 

One Scheme and Hung Shui Kiu NDA were negative at their respective discount rates.   

This negative result could be taken to simply reflect the timing and phasing the respective 

NDA developments, which assume one third of construction work at both sites will take 

place between 2011 and 2020 with the remaining two thirds to be built in the final decade.  

Since the benefits and returns will then take time to build up, if taken over a longer period, 

the performance is likely to improve although the eventual outcome will depend on future 

expenditure and revenue/benefits.   

4.5.5 General Business Use and CBD Grade A Offices 

The infrastructure costs associated with the provision of additional floorspace for 

employment and specialised uses could not be isolated because of the interdependency 

inherent in such a strategic model.  Instead, attention was directed to looking solely at the 

benefit (economic) and revenue (financial) side of the equation as the best measure to 

provide some insight into the relative importance of these components: 

 General business use comprises office, I/O and industrial floorspace.  These uses 

accounted for some 7% of the economic benefits and some 4% of financial 

revenues.  Interestingly, over half of all the economic returns from general business 

use came from offices in Central and Western.  Kwun Tong, Yau Ma Tei, Hong 

Kong Island East and Wan Chai were also districts with high economic returns.  For 

financial revenues, Central and Western, Kwun Tong, Yau Ma Tei and Hong Kong 

Island East provided the greatest contributions.   

 The possible economic and financial returns from Grade A Offices, considered 

using office floorspace in Central and Western as a proxy, were found to be highly 

positive.

4.6 Key Results and Interpretation of the Quantitative Economic and Financial 

Assessments 

The key results of the analysis included: 

 Both the financial and economic assessments showed positive returns within the 

chosen range of discount rates 

 The construction of new floorspace, particularly domestic floorspace, was the prime 

driver behind the economic and financial returns 

 RS1, with CT10 at Northwest Lantau, delivered a greater financial return than RS2 

with CT10 at Southwest Tsing Yi, all other things being equal, but the economic 

returns were higher at Southwest Tsing Yi 

 At the chosen hurdle rate of 4%, both RS1 and RS2 deliver a greater economic 

return than HG.  This is because a greater proportion of population and 

employment activity can be accommodated either in the existing Metro Area or 

existing new towns such that the need for additional NDAs is limited.  All other 

things being equal and given the quantum of activity to be accommodated, NDAs 

also have a lower incremental economic return than development within the Metro 

Area or existing new towns 

 Unless the discount rate adopted is about 9% or higher, RS1 delivers a greater 

financial return than HG.  As per the economic results, this is because NDAs have 

a lower incremental financial return than development within the Metro Area or 

existing new towns 



Hong Kong 2030 Study:  Economic and Financial Assessments 

    

J791 FR 26

 The additional NDAs at Hung Shui Kiu and the Three in One Scheme showed 

negative economic and financial returns over the analysis period to 2030 but future 

benefits could cover these initial deficits once a critical mass is achieved 

 General business use, proxied by office, I/O and industrial floorspace, accounted 

for some 7% of economic benefits and some 4% of financial revenues.  

Interestingly, the office stock in Central and Western accounted for more than half 

the economic returns and some 41% of all financial revenues accruing to the 

adopted proxy for general business use 

 The economic returns and financial revenues arising from Grade A Offices, as 

proxied by the office stock in Central and Western, were considerable 

Interpretation of these results suggests that, all other things being equal, to maximize 

financial and economic returns, the overall strategy should: 

 Aim to maximize development in existing areas before developing new NDAs and 

to consider the required critical mass of development needed to deliver additional 

financial and economic returns 

 Time any future port development taking into account port cargo forecasts.  Further 

investigate the issue of reprovisioning and incorporate the results of further 

assessments, before deciding on a preferred location for CT10  

4.7 Qualitative Assessment 

As noted in the methodology section, the qualitative assessment should not be viewed as 

a comparison between the Preferred Development Option under the RS versus the HG 

Scenario since they are not alternative spatial strategies but instead represent a spatial 

response to a given economic scenario.  The correct interpretation is to judge how well 

the Preferred Development Option under the RS and the HG Scenario accommodates

their respective alternative economic scenarios i.e. can it support the assumed economic 

activity and mitigate potential negative impacts?   

As also set out in section 4.3, as for WP2, the same 11 criteria - four economic and seven 

social - and 21 associated indicators / yardsticks - 7 economic indicators and 14 social 

indicators – were adopted for the analysis.  Performance was rated 1 to 5 with 1 being 

negative, 2 neutral, 3 moderately positive, 4 positive and 5 highly positive. 

Of the seven economic indicators, four showed the same performance for the Preferred 

Development Option under both the economic scenarios.  Of these, accessibility to 

workforce showed positive performance and the other three are moderately positive.  Only 

three indicators show any difference in performance between the Preferred Development 

Options under the two different economic scenarios.  For the indicators on provision of 

land and infrastructure to support economic growth and agglomeration economies, the 

HG scenario performed better against the baseline largely because its greater NDA 

development affords greater flexibility in land allocation and more opportunity for 

clustering and the establishment of specialised nodes for specific forms of economic 

activity.  For the Preferred Development Option under the RS, a lack of certainty over the 

potential location of an additional container terminal resulted in a poorer performance for 

against the water access indictor relative to the HG Scenario.  This is the only economic 

indicator which was awarded a negative score under one of the development options; all 

of the others show either neutral, moderately positive or positive performance. 
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Of the 14 social indicators, 11 of them showed the same performance for the Preferred 

Development Option under both the RS and HG Scenario: one was positive, five were 

moderately positive, four were neutral and one was negative
13

.  Three of the indicators 

show a difference in performance of the Preferred Development Option under RS and the 

HG ‘What If’ Scenario.  For the indicators reducing development density/ alleviating 

congestion through development of NDAs and integration of different uses, the Preferred 

Development Option under the HG Scenario showed a positive performance whereas 

under the RS the performance was only moderately positive.  By contrast, under the 

indicator displacement of population through urban development /redevelopment, the 

Preferred Development Option under the RS showed a moderately positive performance 

whereas under the HG scenario, performance was neutral. 

Overall, in the qualitative assessment, the Preferred Development Option under the RS 

performs reasonably well.  In economic criteria all but one indicator showed either neutral 

or better performance, although none were highly positive.  Performance against the 

social criteria was also reasonable: all but one indicator showed either neutral or better 

performance, although none were highly positive.   

Likewise, the qualitative assessment showed that measured by economic criteria, the 

Preferred Development Option under the HG Scenario would be able to adequately 

accommodate higher growth, with all indicators neutral or better.  Under the HG Scenario, 

the greater number of NDAs and strategic links would provide greater flexibility and 

integration although mitigating the impact of displacement of persons is more difficult.   

4.8 Summary and Conclusions 

The results of the financial and economic assessments of the returns to the Preferred 

Development Option under the RS over the analysis period to 2030 have shown the 

Preferred Development Option to be both financially and economically viable in that it 

generates a positive NPV within the chosen range of discount rates.  The prime driver of 

these returns has been identified as the development of new floorpsace, particularly new 

domestic floorspace. 

Through sensitivity testing and the use of proxies and estimations, the quantitative 

assessments were also able to provide indicative estimates of the returns and revenues to 

specific components of the HK2030 Strategy, as identified by Planning Department
14

.

This detailed investigation of the model found that: 

 The economic returns to the HK2030 Strategy would be higher if CT10 is built at 

Southwest Tsing Yi but the financial returns would be higher at Northwest Lantau.  

This ambiguity might be resolved when the results of the detailed environmental 

impact assessment study are made available 

 Domestic floorspace was the single, most important driver of returns 

 The additional NDAs at Hung Shui Kiu and the Three in One Scheme showed 

negative economic returns and financial revenues over the analysis period to 2030 

but future benefits could cover these initial deficits once a critical mass is achieved 

                                                     

13
 The only negative score reflected concerns over the ability of the Preferred Development Option under the 

RS and the spatial strategy developed for the HG Scenario to mitigate the negative impacts of pollution.  The 
HK2030 Strategic Environmental Assessment suggests a range of possible initiatives for improving 
environmental quality but since they are still under consideration, they have not been included in the economic 
and financial analysis. 

14
 However, the model was not designed to undertake analysis on a project by project basis so results should 

be treated as indicative only. 
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 The office stock in Central and Western accounted for more than half the economic 

returns and some 41% of all financial revenues accruing to the adopted proxy for 

general business use 

 The economic returns and financial revenues arising from Grade A Offices, as 

proxied by the office stock in Central and Western, were considerable 

The quantitative assessment also considered the possible implications of alternative 

economic and demographic futures on Hong Kong’s planning strategy.  In particular, both 

the economic and financial returns to Planning Department’s High Population Growth – 

High Economic Growth ‘What If’ Scenario were found to be positive at the chosen 

discount rates, although less positive than under the RS.  This difference reflected the 

greater infrastructure and NDA development costs under the HG Scenario as well as the 

greater benefits that can be achieved from focussing development in existing built-up 

areas where there is considerable sunk investment in infrastructure and where floorspace 

stock has already reach a critical mass.   

The qualitative assessment attempted to provide an indicative interpretation of how well 

the Preferred Development Option under the RS and the spatial strategy developed for 

the HG Scenario accommodate their respective economic and population assumptions 

according to a range of economic and social criteria.  This assessment was able to 

conclude that both scenarios performed reasonably positively, although neither scenario 

achieved full marks on any of the yardsticks.  The only negative mark reflected concerns 

as to whether the HK2030 Strategy as it stands could achieve reductions in both the 

pollution level and the exposure of the population to pollution.  Overall, the HG Scenario 

was found to score better on the qualitative assessment because more NDA development 

accords greater flexibility to meet changing circumstances and future demands, though it 

is the greater cost of this NDA development that meant the RS was able to deliver greater 

economic and financial returns over the analysis period as defined to 2030. 
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5 RECOMMENDATIONS TO THE PLANNING STRATEGY AND 

RESPONSE PLAN FOR THE HK2030 STUDY 

The Hong Kong 2030 Planning Vision and Strategy aims to allocate sufficient land to 

accommodate the future growth and development of Hong Kong without compromising 

the resources and needs of future generations.  Its key objective is to address “how much, 

what type and where land for development should be provided.”
15

 Key to the Strategy’s 

potential success is its role as a facilitator of growth, both in terms of identifying 

opportunities and removing constraints; failure to provide enough land to meet the 

increasing needs of a growing economy and/or an expanding populace could reduce 

Hong Kong’s long term competitiveness and have significant short term economic 

consequences as excess demand forces up prices and fuels inflationary expectations. 

Government therefore needs to monitor future economic and demographic growth so as 

to alleviate potential constraints before they arise.  To assist in this process, the HK2030 

Study incorporates a response mechanism to cope with unexpected circumstances 

through the use of indicators to determine whether growth in Hong Kong is diverging from 

the RS.  In particular, the response mechanism advocates biennial monitoring with the 

relevant response plan to be initiated should an indicator’s trend correspond with (or 

exceed) the curve of the LG or HG Scenario.  However, this is not a straightforward 

process since average annual population growth under the HG Scenario is only 0.2 

percentage points higher than under the RS but results in the requirement for an 

additional 205,000 living quarters by 2030.  In response to such additional domestic (and 

associated employment) floorspace demands, a further three NDAs are proposed under 

the HG Scenario than under the RS, but with each NDA requiring about ten years to 

develop, it is important to be sure that trends above or below those predicted under the 

RS reflect a true divergence in long term growth rates and not just a transient shift. 

To help monitor deviations from the development trend of the RS, Planning Department 

has identified the following key indicators, focussing on population/housing and the 

economy: 

Variable Key Indicators 

Population / Housing Usual residents 

Housing land supply and take-up 

Economy Average annual GDP growth 

Employment and the working population 

Supply/take-up of offices 

Traffic flows (domestic and cross-boundary) 

Cross-boundary person trips 

Additional statistics may prove useful: 

 Vacancy rate by floorspace type and grade would provide useful information as to 

the state of the property market.  This is published on a regular basis by leading 

real estate companies in Hong Kong 

 Employment in the pillar industries according to Standard Industrial Classification 

would provide a more informative assessment of labour and potential productivity  

                                                     

15
 Hong Kong 2030 Stage 3 Public Consultation  
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The consultants suggest that the above statistics be added to the range of evidence 

collected in considering growth patterns and the need for a response plan.    

Since the RS and the HG Scenario are not particularly different, particularly in terms of 

economic growth the consultants highlight the need for consideration of where each 

indicator is relative to its specific trigger point and the economic cycle.  For example, GDP 

growth in a particular year of 0.5 percentage points higher than under the RS could simply 

reflect the top of the economic cycle rather than divergence onto the HG Scenario.  The 

key is to determine around what long term trend the particular variable is oscillating, rather 

than the absolute value of that variable at any given time. 

The reader should also note that although the results of the Stage 4 assessment have 

shown the HG Scenario to yield lower economic and financial returns than under the RS, 

this result does not mean that Hong Kong would be better off under the RS by 2030; recall 

that the strategy is about accommodating growth not driving it.  Hong Kong would be 

better off in terms of GDP per capita if the HG Scenario were to arise.  What the 

assessments do tell us is that, the property market impacts and financial returns to 

Government are shown to be greater per dollar invested in infrastructure in a strategy 

which focuses on the Metro Area and existing New Towns than one which focuses 

development away from existing centres.   



ANNEX PROVIDED BY PLANNING DEPARTMENT 



ANNEX 
 
AN EXPLANATION OF THE REFERENCE SCENARIO AND “WHAT IF＂SCENARIO 

UNDER THE HK2030 STUDY 
 
Reference Scenario 

The following is a summary of major planning parameters and development proposals, 
assumptions on key infrastructure facilities, road network and rail projects assumed under the 
Reference Scenario of the HK2030 Study: 

 
I. GDP, Population and Employment 
 Hong Kong GDP Resident Population Employment 
Base Year (2003) 3.1% 6.8 3.0
Base year to 2010 4.0% 7.2 3.5
2011-2020 3.5% 7.8 3.7
2021-2030 3.0% 8.4 4.0
(GPD in annual percentage change, Population and Employment in million persons) 
 
Notes: 
 Assumes population will grow at a slower rate of about 0.7% per annum. 
 Employment as measured by demand, i.e. the number of jobs to be filled. 

 
 
II. Housing Land Requirement 
 Base Year (2003) 2010 2020 2030 
Housing Stock 2,394 2,642 2,948 3,319
Accumulative 
Requirement 

- 248 553 924

(in thousand units) 
 
 
III. Economic Land Requirement 
 Base Year 

(2003) 
2010 2020 2030 Demand 

2003 – 30 
Requirement 

2003 – 30 
CBD Grade A Offices 4.1 5.1 5.8 6.7 2.6 2.7
General Business 33.0 35.5 36.2 38.2 5.2 5.4
Special Industries 4.0 5.5 6.0 6.7 2.7 2.9
Total 41.1 46.2 47.9 51.6 10.5 11.0
(GFA in million m2) 
 
Notes: 
 ‘General Business’ land use covers private offices (excluding CBD Grade A offices), 

industrial / office uses, flatted factories and private storages. 
 ‘Special Industrial Uses’ involve high value-added, high-tech production and logistics 

activities such as industrial estates, science park and Cyberport, etc. 
 The floorspace requirement takes into account the existing surplus stock and the need to 

accommodate a ‘natural vacancy’ factor, a level of vacancy even under a normal healthy 
market situation. 
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IV. Strategic Infrastructure 
 
Port Development 
Our assumptions for future container throughput and terminal capacities are as follows: 
 Base Year 

(2003) 
2010 2020 2030 

Container Throughput 12.8 18.0 28.8 34.5
Terminal Capacity  
CT 1 – 8, CT9 (part) 13.1 - - -
CT 1 – 9 - 19.8 21.7 23.0
CT 10 - - 7.2 11.6
Total 13.1 19.8 28.9 34.6
(in million TEUs) 
 
Source: HKP2020. 
 
Notes: 
 The maximum capacity of the existing container port (CT 1 to 9) is around 18.6 million 

TEUs, with a potential for further increase by 1.7 million TEUs, and possibly more if 
additional land and other productivity measures are introduced.  If the projected demand 
is realized, there is likely to be a need for a new container terminal (CT 10) in the first 
half of the next decade. 

 To determine the optimum location for the new terminal, two locations, namely 
Northwest Lantau and Southwest Tsing Yi, have been examined under the Study on Hong 
Kong Port – Master Plan 2020 (HKP2020).  Whilst a decision on the preferred location 
for the new terminal is pending further assessment including the findings of the 
Ecological, Fisheries and Water Quality Impact Assessment Study for the Proposed Port 
Development at Northwest Lantau, the HK2030 Study has taken into account both 
possible container terminal locations in the Reference Scenario for the purpose of 
assessment. 

 
 
Airport 
 
In 2005, the Hong Kong International Airport (HKIA) provided services to 40.7 million 
passengers and handled 3.4 million tonnes of cargo.  The Airport Authority Hong Kong has 
recently published an update of the Airport Master Plan (known as the HKIA 2025) to guide 
the future development of the HKIA up to 2025.  It has projected that by 2025, HKIA will 
serve 80 million passengers, handle 8 million tones of cargo and 490,000 aircraft movements 
each year. 
 
Although it has proposed studies on the feasibility for the construction of a third runway at the 
HKIA, this proposal has not been taken on board under the Preferred Development Option 
formulated on the basis of the Reference Scenario for assessment or the “What If” Scenario 
for sensitivity testing for the purpose of the HK2030 SEA in the absence of any details on this 
proposal at this stage. 
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V. Strategic Road Network and Railways 
 
List of Committed and Assumed Major Transport Projects 
 
(i)   Railway Projects 

By 2010 (committed in addition to existing rail network) 
 Tseung Kwan O South Station 
 Kowloon Southern Link 
 ̂ ^Sheung Shui to Lok Ma Chau Spur Line 

 
By 2020 (in addition to 2010 network) 
 Shatin to Central Link  
 Kwun Tong Line Extension 
 Northern Link 
 Hong Kong Section of the Guangzhou-Shenzhen-Hong Kong Express Rail Link 
 West Island Line 
 South Island Line (East) 

 
By 2030 (in addition to 2020 network) 
 North Hong Kong Island Line 
 South Island Line (West) 

 
 

(ii)   Major Road Projects 
By 2010 (committed in addition to existing network)  
 New Territories 
 Route 8 (Shatin to Tsing Yi) 
 Castle Peak Road Widening (Tsuen Wan Area 2 to Siu Lam) 

 
 Cross Boundary 
 ̂ ^Hong Kong Shenzhen Western Corridor 
 ̂ ^Deep Bay Link 

 
 

By 2020 (in addition to 2010 network)  
Hong Kong 
 Central – Wan Chai Bypass 
 Island Eastern Corridor Improvement (Causeway Bay – North Point) 

 
Kowloon 
 Gascoigne Road Flyover widening 
 Central Kowloon Route 
 Trunk Road T2 (Kai Tak – Cha Kwo Ling) 

 
New Territories 
 Tolo Highway / Fanling Highway widening (Island House Interchange – Fanling) 
 Tseung Kwan O – Lam Tin Tunnel 
 Cross Bay Link at Tseung Kwan O 
 Hiram’s Highway Dualling (Clearwater Bay Road – Sai Kung Town) 
 Lantau Road P1 (Tung Chung – Sunny Bay) 
 *Strategic North-South Link between NWNT and North Lantau 

 
 Cross Boundary 
 ̂  Hong Kong-Zhuhai-Macao Bridge (HZMB) 
 HZMB’s North Lantau Highway Connection 
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By 2030 (in addition to 2020 network)  
Hong Kong 
 The Fourth Harbour Crossing 
 Route 4 (Kennedy Town – Aberdeen) as an alternative to South Island Line (West) 

 
New Territories 
 **Eastern Highway (NENT to Kowloon) 
 **Tsing Yi Lantau Link - with Coastal road and Chok Ko Wan Link Road (Pa Tau Kwu Section)

 
Notes: 
 *The Strategic North-South Link between NWNT and North Lantau stands for the 

possible alternative options being considered in the NWNT Traffic and Infrastructure 
Review, which cover candidate projects of Lam Tei Tunnel, Tai Lam Chung Tunnel, 
Tsing Lung Bridge, Tuen Mun Western Bypass, Tuen Mun-Chek Lap Kok Link, Tuen 
Mun Eastern Bypass, and Link Options between Tuen Mun and Lantau.  Lam Tei 
Tunnel, Tai Lam Chung Tunnel, Tsing Lung Bridge and Lantau P1 Road under Option 1 
were adopted in the EFA or evaluation purpose.  According to the latest LegCo Panel 
on Transport Paper No. CB(1) 2023/06-07(05) dated 9 July 2007, Tuen Mun Western 
Bypass and Tuen Mun – Chak Lap Kok Link corridor under Option 2 were 
recommended to cope with the long-term traffic demand (i.e. for year 2017 to 2022). 

 It should be noted that projects assumed are purely postulates for strategic transport 
assessments of the development scenarios under the Study.  The need, scope and timing 
of each of the assumed transport projects would be subject to further review. 

 ^ The Governments of Guangdong, Hong Kong and Macao have commissioned a 
consultant to conduct a study on the locations and arrangements of the Boundary 
Crossing Facilities (BCF) under the mode of “Separate Location of BCF” for the 
HZMB. 

 The proposed Liantang / Heung Yuen Wai control point and the connection to the 
Shenzhen Eastern Corridor, which is subject to further studies, has not been included in 
the preferred option for assessment. 

 ** The two highway projects were only included in the HG Scenario in the EFA because 
of its long term uncertainty in terms of need, scope and timing. 

 ^^ The Hong Kong Shenzhen Western Corridor and the Deep Bay Link were 
commissioned in July 2007, whereas the Sheung Shui to Lok Ma Chau Spur Line was 
commissioned in August 2007. 

 
VI. Demand for Cross-Boundary Road Traffic 
Under the Reference Scenario, the daily cross-boundary (two-way) vehicle traffic on a normal 
weekday is assumed as follows: 

 Car Bus / Coach Total 
Base Year (2003) 8,200 3,600 11,800

2010 34,900 4,800 39,700
2020 63,000 9,400 72,400
2030 96,400 12,900 109,300

 
 Goods Vehicle Container Truck Total 

Base Year (2003) 14,800 12,800 27,600
2010 24,400 23,100 47,500
2020 35,000 35,400 70,400
2030 39,400 39,900 79,300
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VII. Other Strategic Infrastructure 
 
Waste Management  The capacity of solid waste handling facilities could be enhanced by 

extension of existing landfills and planning of new landfills as well as 
development of integrated waste management facilities and the 
EcoPark. 

Sewage Treatment  Remaining stages of the HATS and sewerage master plan reviews 
will be completed before 2020. 

Power Supply  Gradual change from coal to gas power generation, supplemented by 
other forms of renewable energy such as wind power, solar energy 
(no major land implications) etc. 

Water Supply / Treatment  Dongjiang water will remain as one of the major sources of raw water 
and the supply quantity should be commensurate with the demand.  

 Desalination is one of the possible alternative water sources.  
Coastal site for such installation may be required subject to further 
study. 

 A feasibility study on the engineering strategy for the Total Water 
Management in Hong Kong is being conducted which will map out 
the long-term strategy on the distribution of water supply from 
various sources for meeting the water demand. 

Telecommunications  Extension of Teleport is envisaged to cater for long-term requirement.
 
 
VIII. Major Development Proposals / Projects 

The following major development proposals are assumed to take place or completed within 
the study timeframe of the HK2030 Study: 

Development Proposal By 2010 2011 - 2020 2021 - 2030
Central Reclamation III    
Cyberport    
Hong Kong Disneyland    
Hong Kong International Airport Developments    
Kai Tak Development    
Lantau Concept Plan proposals    
Logistics Park at Siu Ho Wan    
New Development Areas - Kwu Tung North, Fanling 
North & Ping Che / Ta Kwu Ling (Three-in-One 
Scheme) and Hung Shui Kiu 

   

Ngong Ping 360    
Ocean Park Redevelopment    
Recovery Park in Tuen Mun    
Science Park at Pak Shek Kok    
Tseung Kwan O Further Development    
Tung Chung Development    
Urban renewal projects (various)    
Wanchai Development II    
West Kowloon Cultural District*    
Container Terminal (CT10)    
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Note: 
 *According to the latest development programme as stated in the WKCD Consultative 

Committee Final Report, construction works for the Phase 1 is scheduled to be 
commenced and completed between 2010 and 2016 respectively.  For the Phase 2 
facilities, construction works will take place between 2022 and 2031. 

 
 
“What If” Scenario 
 
Under the HK2030 Study, we have developed a number of “What If” Scenarios by varying 
key planning parameters under the Reference Scenario.  We have focused on the 
assumptions, which have direct and significant implications for the planning strategy and 
those that are more likely to happen in future, i.e. population and economic growth, and a set 
of Response Plans will be devised to respond to these alternative situations. 
 
For the purpose of sensitivity testing under the HK2030 EFA, the scenario of high population 
growth and high economic growth (HG Scenario) has been selected.  The following is a 
summary of key development parameters and planning assumptions: 
 
 
I. Population and Employment 
 Base Year (2003) 2010 2020 2030 
Resident Population 6.8 7.2 8.0 8.8
Employment 3.0 3.5 3.9 4.4
(in million) 
 
Notes: 
 It is assumed that the importation of more talent and professional workers to Hong Kong 

will make up a larger population, hence an additional increase of 0.4 million up to year 
2030 than the Reference Scenario. 

 We have assumed a 0.5% GDP growth rate higher than that assumed under the Reference 
Scenario for the mid- and long-term (see table below). 

 
 To 2010 2011 – 2020 2021 – 2030 
GDP growth per annum (RS) 4.0% 3.5% 3.0%
GDP growth per annum (HG Scenario) 4.0% 4.0% 3.5%
 
 
II. Housing Land Requirement 

Cumulative Housing Requirement  
2010 2020 2030 

Reference Scenario 248 553 924
HG Scenario 248 626 1,129
Difference - +73 +205
(in thousand units) 
 
Note: 
 Since the population assumptions under this scenario will only start to deviate from the 

trend of the Reference Scenario from 2020 onwards, divergence in cumulative housing 
requirement will start to arise in the similar timeframe. 
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III. Economic Land Requirement 
 Base Year 

(2003) 
2010 2020 2030 Demand 

2003 – 30 
Req’t 2003 –

30 
CBD Grade A Offices 4.1 5.1 6.0 7.4 3.3 3.5
General Business 33.0 35.5 38.0 42.0 9.0 9.6
Special Industries 4.0 5.5 6.3 7.4 3.4 3.6
Total 41.1 46.2 55.7 56.8 15.7 16.7
(GFA in million m2) 
 
Note: 
 As a result of the accelerated economic growth, the total economic land requirement will 

increase to 16.7 million m2 GFA by 2030, representing an increase of 5.7 million m2. 
 
 
IV. Demand for Cross-Boundary Road Traffic 
Under a higher level of economic activity, it may induce more cross-boundary traffic made by 
private cars for business or travelling purposes.  We assume that there will be an additional 
of 13,800 daily vehicular trips made by private cars by 2030.  For the same reason, there will 
also be a higher volume of cross-boundary traffic made by goods vehicles and container 
trucks.  A comparison of the daily cross-boundary (two-way) vehicle traffic on a normal 
weekday is shown in the following tables: 

 Car Bus / Coach Total 
Base Year (2003) 8,200 3,600 11,800

2010 34,900 4,800 39,700
2020 70,400 9,600 80,000
2030 110,200 13,200 123,400

 
 Goods Vehicle Container Truck Total 

Base Year (2003) 14,800 12,800 27,600
2010 24,400 23,100 47,500
2020 37,800 38,300 76,100
2030 42,400 43,000 85,400

  
 
V. Major Development Proposals/Projects 
The following major development proposals are assumed to take place in addition to those 
under the RS: 
Development Proposal By 2010 2011 - 2020 2021 - 2030
New Development Areas – San Tin/Ngau Tam Mei, 
Kam Tin/Au Tau and Hung Shui Kiu North 

   

 
 
 

- END - 



<<
  /ASCII85EncodePages false
  /AllowTransparency false
  /AutoPositionEPSFiles true
  /AutoRotatePages /All
  /Binding /Left
  /CalGrayProfile (Dot Gain 20%)
  /CalRGBProfile (sRGB IEC61966-2.1)
  /CalCMYKProfile (U.S. Web Coated \050SWOP\051 v2)
  /sRGBProfile (sRGB IEC61966-2.1)
  /CannotEmbedFontPolicy /Warning
  /CompatibilityLevel 1.4
  /CompressObjects /Tags
  /CompressPages true
  /ConvertImagesToIndexed true
  /PassThroughJPEGImages true
  /CreateJDFFile false
  /CreateJobTicket false
  /DefaultRenderingIntent /Default
  /DetectBlends true
  /ColorConversionStrategy /LeaveColorUnchanged
  /DoThumbnails false
  /EmbedAllFonts true
  /EmbedJobOptions true
  /DSCReportingLevel 0
  /EmitDSCWarnings false
  /EndPage -1
  /ImageMemory 1048576
  /LockDistillerParams false
  /MaxSubsetPct 100
  /Optimize true
  /OPM 1
  /ParseDSCComments true
  /ParseDSCCommentsForDocInfo true
  /PreserveCopyPage true
  /PreserveEPSInfo true
  /PreserveHalftoneInfo false
  /PreserveOPIComments false
  /PreserveOverprintSettings true
  /StartPage 1
  /SubsetFonts true
  /TransferFunctionInfo /Apply
  /UCRandBGInfo /Preserve
  /UsePrologue false
  /ColorSettingsFile ()
  /AlwaysEmbed [ true
  ]
  /NeverEmbed [ true
  ]
  /AntiAliasColorImages false
  /DownsampleColorImages true
  /ColorImageDownsampleType /Bicubic
  /ColorImageResolution 300
  /ColorImageDepth -1
  /ColorImageDownsampleThreshold 1.50000
  /EncodeColorImages true
  /ColorImageFilter /DCTEncode
  /AutoFilterColorImages true
  /ColorImageAutoFilterStrategy /JPEG
  /ColorACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /ColorImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000ColorACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000ColorImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasGrayImages false
  /DownsampleGrayImages true
  /GrayImageDownsampleType /Bicubic
  /GrayImageResolution 300
  /GrayImageDepth -1
  /GrayImageDownsampleThreshold 1.50000
  /EncodeGrayImages true
  /GrayImageFilter /DCTEncode
  /AutoFilterGrayImages true
  /GrayImageAutoFilterStrategy /JPEG
  /GrayACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /GrayImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000GrayACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000GrayImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasMonoImages false
  /DownsampleMonoImages true
  /MonoImageDownsampleType /Bicubic
  /MonoImageResolution 1200
  /MonoImageDepth -1
  /MonoImageDownsampleThreshold 1.50000
  /EncodeMonoImages true
  /MonoImageFilter /CCITTFaxEncode
  /MonoImageDict <<
    /K -1
  >>
  /AllowPSXObjects false
  /PDFX1aCheck false
  /PDFX3Check false
  /PDFXCompliantPDFOnly false
  /PDFXNoTrimBoxError true
  /PDFXTrimBoxToMediaBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXSetBleedBoxToMediaBox true
  /PDFXBleedBoxToTrimBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXOutputIntentProfile ()
  /PDFXOutputCondition ()
  /PDFXRegistryName (http://www.color.org)
  /PDFXTrapped /Unknown

  /Description <<
    /FRA <>
    /ENU (Use these settings to create PDF documents with higher image resolution for improved printing quality. The PDF documents can be opened with Acrobat and Reader 5.0 and later.)
    /JPN <FEFF3053306e8a2d5b9a306f30019ad889e350cf5ea6753b50cf3092542b308000200050004400460020658766f830924f5c62103059308b3068304d306b4f7f75283057307e30593002537052376642306e753b8cea3092670059279650306b4fdd306430533068304c3067304d307e305930023053306e8a2d5b9a30674f5c62103057305f00200050004400460020658766f8306f0020004100630072006f0062006100740020304a30883073002000520065006100640065007200200035002e003000204ee5964d30678868793a3067304d307e30593002>
    /DEU <>
    /PTB <>
    /DAN <>
    /NLD <>
    /ESP <>
    /SUO <>
    /ITA <>
    /NOR <>
    /SVE <>
    /KOR <FEFFd5a5c0c1b41c0020c778c1c40020d488c9c8c7440020c5bbae300020c704d5740020ace0d574c0c1b3c4c7580020c774bbf8c9c0b97c0020c0acc6a9d558c5ec00200050004400460020bb38c11cb97c0020b9ccb4e4b824ba740020c7740020c124c815c7440020c0acc6a9d558c2edc2dcc624002e0020c7740020c124c815c7440020c0acc6a9d558c5ec0020b9ccb4e000200050004400460020bb38c11cb2940020004100630072006f0062006100740020bc0f002000520065006100640065007200200035002e00300020c774c0c1c5d0c11c0020c5f40020c2180020c788c2b5b2c8b2e4002e>
    /CHS <FEFF4f7f75288fd94e9b8bbe7f6e521b5efa76840020005000440046002065876863ff0c5c065305542b66f49ad8768456fe50cf52068fa87387ff0c4ee563d09ad8625353708d2891cf30028be5002000500044004600206587686353ef4ee54f7f752800200020004100630072006f00620061007400204e0e002000520065006100640065007200200035002e00300020548c66f49ad87248672c62535f003002>
    /CHT <FEFF4f7f752890194e9b8a2d5b9a5efa7acb76840020005000440046002065874ef65305542b8f039ad876845f7150cf89e367905ea6ff0c4fbf65bc63d066075217537054c18cea3002005000440046002065874ef653ef4ee54f7f75280020004100630072006f0062006100740020548c002000520065006100640065007200200035002e0030002053ca66f465b07248672c4f86958b555f3002>
  >>
>> setdistillerparams
<<
  /HWResolution [2400 2400]
  /PageSize [612.000 792.000]
>> setpagedevice




