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Section 1 INTRODUCTION 

1.1 Background 

1.1.1 On 7 September 2006, the Security Bureau announced its proposal to 

release some 2,000 ha of land from the original Frontier Closed Area 

(FCA) in phases.  On 11 January 2008, the Security Bureau further 

announced that an additional 400 ha of land would be released, thus 

totalling about 2,400 ha of land to be released from the original FCA.  

These areas are rural in character, comprising mainly hilly terrain, 

wetlands, agricultural land and a number of village settlements, some of 

which contain features of cultural heritage value.

1.1.2 The Study on “Land Use Planning for the Closed Area” was commissioned 

by the Planning Department (PlanD) to examine the future use of the 

areas to be released from the FCA.  The findings of this Study will provide 

a reference for the statutory town plans to be prepared for the Study Area 

before the new FCA boundary comes into effect.

1.1.3 The 2-stage comprehensive community engagement programme for the 

Study aims to allow  active public participation in the planning process and 

seek consensus on the land use proposals:

· Stage 1 Community Engagement: Draft Concept Plan (DCP); and 

· Stage 2 Community Engagement: Draft Development Plan (DDP). 

1.1.4 Stage 1 Community Engagement was launched in May 2008.  The main 

objectives were to seek public comments on the visions of the future land 

use planning for the FCA, the development themes and the DCP.  The 

Stage 1 Community Engagement activities, which were met with 

enthusiastic responses from the public, ended in August 2008.  Public 

comments/suggestions were collected and our responses were set out in 

the Stage 1 Community Engagement Report, which had been uploaded 

onto the study website for easy reference.  In addition to valuable public 

views, we had also established a basis for on-going communication with 

the public and stakeholders for the planning and development of the FCA.  

Having taken into account relevant public comments, studies and projects, 

a DDP was formulated while a series of preliminary broad technical 

assessments were also undertaken.  The DDP was presented to the 

public during Stage 2 Community Engagement whereby their comments 

on the land use proposals were invited. 

1.2 Stage 2 Community Engagement Activities: Draft Development Plan 

1.2.1 The Stage 2 Community Engagement was launched on 30.10.2009 and 

completed on 31.12.2009.  It aimed at gathering comments on the DDP 

from the public, relevant organizations/groups and stakeholders through a 

process allowing open exchange of views to build consensus on the 

general land use planning framework of the FCA. The comments served 

as inputs for the preparation of the Recommended Development Plan 

(RDP).

1.2.2 To facilitate public discussion on the DDP, we issued the Stage 1 

Community Engagement Report, the Stage 2 Community Engagement 

Digest and Posters (in both English and Chinese).  Relevant background 

information, community engagement materials, details of the activities, 

and executive summaries of the working papers (in both English and 
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Chinese) including the Broad Technical Assessments, DDP, Strategic 

Environmental Assessment (SEA), and Stage 1 Community Engagement 

Report were promulgated  via the study website.

1.2.3 Two Public Forums were held respectively in San Tin and Fanling, to 

present the DDP and its land use planning proposals to the public and for 

questions and responses. At the same time, exhibition panels, PowerPoint 

presentations and computer-generated animations were employed to 

facilitate discussions.

1.2.4 Apart from Public Forums, the public views could also be expressed via 

completion of a comment form downloadable from the study website or 

online discussion forum.

1.3 Community Engagement Activities 

1.3.1 During the Stage 2 Community Engagement, various activities were 

conducted to solicit views and suggestions from different sectors of the 

community:

(a) Two half-day public forums were held respectively at Tun Yu 
School in San Tin on 7.11.2009 and Luen Wo Hui Community Hall 
in Fanling on 28.11.2009. Attendees of the forums included 
representatives of local villages, professional bodies, non-
governmental organizations (NGOs), environmental groups, 
residents and general public. The forums provided a face-to-face 
communication platform between the Study Team and the public, 
and were successful in soliciting views/opinions from various 
participants.  Video footages of the public forums were posted on 
the study website.

(b) More than 10 briefings/presentations on the DDP were given to 
various committees/boards, relevant district organisations and 
professional bodies including relevant District Councils, Rural 
Committees, Heung Yee Kuk, Advisory Council on the 
Environment, Town Planning Board, Legislative Council Panel on 
Development, Country Parks Committee, Planning Sub-committee 
of the Land and Building Advisory Committee, Hong Kong Institute 
of Planners, Green Groups, and Shenzhen Planning Unit.

(c) A list of the activities convened during the Stage 2 Community 
Engagement is provided in Annex I and a list of the moderators, 
panel members, registered speakers and floor speakers for the two 
Public Forums are provided in Annex II.  Photos of the community 
engagement activities, including public forums, district council 
briefings, and rural committee briefings are provided in Annex III.

ACKNOWLEDGEMENT: The Study Team is very grateful to the 

following Moderators and Panel Members of the Public 

Forums who have contributed greatly to the success of these 

public events. 

· Mr. HAU Chi-keung, Vice-President, North District Council 

· Dr. Alan LEUNG, Senior Conservation Officer, World Wide 
Fund of Hong Kong 

· Mr. K.Y. LEUNG, BBS, JP, Town Planning Board Member 

· Mr. MAN Fu-wan, BBS, Chairman, San Tin Rural Committee 
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· Dr. NG Cho-nam, BBS, Associate Professor, Department of 
Geography, University of Hong Kong 

· Dr. TANG Bo-sin, Associate Professor, Department of Building 
and Real Estate, the Hong Kong Polytechnic University 

· Mr. WONG Kam-sing, Vice President, Hong Kong Institute of 
Architects 

· Mr. A. Donald YAP, JP, Vice-Chairman, Rural and New Town 
Planning Committee of the Town Planning Board 

(d) Exhibitions panels were set up at the venues of public forums to 
introduce the background of the Study, development constraints 
and opportunities in the Study Area, and various proposals of the 
DDP.

(e) Over 30 written representations were received by PlanD. The 
submissions came from different sectors of the community 
including local residents, Rural Committees, Heung Yee Kuk, 
chambers of commerce, district organizations, professional 
associations, green groups and individuals. Their views and 
concerns had been taken into account in the Study analysis. An 
index of the written comments received is attached at Annex IV. 
The written submissions are available for inspection at PlanD’s 
Planning Enquiry Counters at 17/F, North Point Government 
Offices, 333 Java Road, North Point and at 14/F, Sha Tin 
Government Offices, 1 Sheung Wo Che Road, Sha Tin as well as 
the study website.

1.4 Purpose of this Report  

1.4.1 The main purpose of this report is to summarise the public comments 

collected during the Stage 2 Community Engagement period and to 

provide responses where appropriate. Views and suggestions have been 

analysed upon consultation where necessary with relevant departments 

and adopted as appropriate during the subsequent Study process.
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Section 2 OVERVIEW OF KEY COMMENTS

2.1 Introduction and Structure

2.1.1 Different views on the DDP were expressed by the public during the Stage 

2 Community Engagement period.  They were mainly related to the 

balance between conservation and development, the rights of indigenous 

villagers and land owners, and infrastructure provisions. There were also  

comments related to specific land use planning and development 

proposals. 

2.1.2 This Chapter provides responses to the comments received, including 

written submissions, verbal comments/suggestions provided at public 

forums and briefing sessions, comment forms collected and online 

discussion forums.  

2.1.3 Apart from major views and suggestions relating to the DDP as a whole, 

the public comments and suggestions are categorised according to their 

geographical location, i.e. Western Portion, Middle Portion, and Eastern 

Portion of the Study Area, and other more general issues. 

2.2 Draft Development Plan 

Balance of Development and Conservation 

Comments Received 

2.2.1 On the overall planning of the FCA, it was generally agreed that the 

proposals of the DDP were in the right direction in endeavoring to achieve 

a proper balance between development and conservation under the 

principle of sustainable development. A number of respondents pointed 

out that taking into consideration of the Pearl River Delta and Shenzhen-

Hong Kong, both of which are highly urbanised, the existing character of 

the FCA should be conserved with appropriate development and long-

term planning for rural development.  The “Green Buffer” concept would 

enhance the uniqueness of Hong Kong and Shenzhen and also promote 

environmental awareness, thus benefiting the future development of the 

two cities. 

2.2.2 Some respondents expressed concerns that the DDP placed too much 

emphasis on conservation and that designation of only 2% of land for 

development is insufficient to support the future growth of Hong Kong.  

They suggested an “economic development, people-oriented, balanced” 

approach for better planning of the FCA.  More land should be released 

for commercial uses with adequate provision of infrastructure to create 

more business opportunities, especially for innovative technology and 

educational uses.  To capitalise on its boundary location, the integration 

between Hong Kong and Shenzhen should be enhanced.  The FCA 

should also be compatible with the New Development Areas (NDAs), 

provided with more “New Town Elements”, or a majority of land should be 

designated for development. 

Our Responses 

2.2.3 Based upon the outcomes and long-term planning strategy of the “Hong 

Kong 2030: Planning Vision and Strategy Study” (the HK 2030 Study), this 

Study has adhered to the principles of sustainable development.  The HK 

2030 Study recommended that priority will be given to the development of 

the North East New Territories (NENT) “3 in 1” NDAs, to cater for future 
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population growth and housing and employment needs; the FCA, on the 

other hand, is not considered as a strategic development area. 

2.2.4 Due to its historical background, the extensive areas of natural and rural 

environment within the FCA have remained undisturbed.  The rich 

varieties of ecological, environmental and cultural heritage resources are 

of high values and highly sensitive. With quite a number of development 

constraints, for instance, over 75% of the area comprises fishponds of 

high ecological value, hilly terrains, fung shui woodlands, burial grounds, 

rivers/streams, rural villages, and cemeteries, the developable area is 

relatively small. Any development proposal would have to take these 

constraints into consideration to avoid damage to the natural and 

ecological environment.  Detailed technical assessments of the aforesaid 

issues have been undertaken under the Study, while communications with 

local villagers have been maintained to get a fuller understanding of their 

expectations.  Moreover, there were extensive consultations with relevant 

business sectors and stakeholders about their views on the future 

development of the FCA through community engagement activities.  

Based on the principle of sustainable development, it is recommended 

that the unique characters of the Study area should remain intact in the 

foreseeable future, while allowing for appropriate levels of development. 

The Study Area will function as a “Green Area” between Shenzhen and 

Hong Kong to maintain a balance in the midst of the highly urbanised 

development in the NENT NDAs of Hong Kong and Shenzhen city centre. 

Areas connected by major transport routes to the boundary control points 

(BCPs) and of low ecological value could be proposed as “Development 

Corridors” with an appropriate scale of development to capitalise on its 

locational advantages and to support boundary crossing facilities.  Larger 

scale or higher density development in other areas is considered 

undesirable. 

2.2.5 In terms of overall quality of urban development and living environment, 

maintaining a “Green Area” between the built clusters of two metropolises 

will be a plus.  While the planning concept of Development Corridors 

combining with a highly efficient cross-boundary transport network along 

major transport linkages to the BCPs will enhance connectivity between 

and facilitate economic activities of Shenzhen and Hong Kong. Moreover, 

lands to cater for various degrees and types of development were 

recommended, such as the Comprehensive Development Area (CDA) at 

Kong Nga Po, and the agricultural and recreational areas around Ta Kwu 

Ling and Heung Yuen Wai. These proposals coupled with the Lok Ma 

Chau (LMC) Loop and the NENT "3 in 1" NDAs development, will create 

significant development opportunities. Since there is no urgency to 

develop areas of rural character, a gradual approach to development 

should be adopted.  Regarding proposals for strengthening commercial, 

innovative technology and educational uses, they could suitably be 

considered in connection with the proposed "Development Corridors" and 

the “NENT NDAs Planning and Engineering Study”.  In the long term, a 

flexible approach will be adopted and the functions of the FCA will be 

continuously monitored and reviewed in order to ensure appropriate land 

uses to suit changing circumstances. 
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Development Impact on the Environment 

Comments Received 

2.2.6 Many academics and members of the public regarded FCA as being 
environmentally and ecologically sensitive, vulnerable to impacts from 
water and air pollution. They agreed that nature conservation is necessary 
as it would be beneficial to the living environment of the FCA and its 
surroundings, as well as to the future development of Shenzhen and Hong 
Kong.  Nevertheless, members of the Green Groups were concerned that 
the existing ecological environment would be impacted upon release of 
the FCA and requested to preserve its natural environment.  Under the 
presumption that priority is given to conservation, some members of 
Green Groups considered that unauthorised developments (e.g. open 
storage) should be prevented upon release of the FCA to ensure no 
adverse impact on the natural ecology and the rural living environment.  
Besides, cultural heritage conservation should also be taken into account. 

Our Responses 

2.2.7 In order to optimise the use of land resources within the Study Area, the 
DDP strives to balance conservation and development based on the 
principle of sustainable development.  Areas of high ecological, 
environmental or landscape value, such as wetlands, fishponds, fung shui 
woodlands, and Sites of Special Scientific Interest (SSSIs) will be 
protected from damage and nuisance.  A SEA has been conducted to 
assess and mitigate development impacts on the environment and 
ecology.  Since majority of the FCA is not currently covered by any 
statutory plan, prevention of unauthorised activities such as illegal 
conversion of agricultural lands and fishponds, and illegal dumping 
activities currently hinges on the cooperation of land owners.  It is the 
intention of PlanD to incorporate the area to be released from the FCA into 
Development Permission Area (DPA) Plans to be prepared under the 
Town Planning Ordinance as soon as possible before the new FCA 
boundary comes into effect so that land uses in the area could be brought 
under planning control. 

Integration and Linkage between Shenzhen and Hong Kong 

Comments Received 

2.2.8 Some respondents were concerned that the DDP was not in tune with the 
development scenarios of the LMC Loop, the Pearl River Delta, and the 
neighbouring Futian District in Shenzhen. An increase in the percentage of 
commercial and residential uses was proposed to conglomerate with the 
existing Shenzhen business cores to form a large commercial nucleus.  
While not objecting to conservation, some considered the overall planning 
perspective of the Pan-Pearl River Delta region of relevance, hence the 
role of Shenzhen and Hong Kong as megalopolis should be taken into 
account. 

Our Responses 

2.2.9 The Study Team has taken initiative to communicate and exchange views 
with counterpart authorities in Shenzhen. Several briefings have been 
given to the Shenzhen authorities.  Considering the rapid development of 
Shenzhen over the past decades and the new town developments to the 
south of the FCA, the Study Area can serve as a “Green Area” between 
the two highly urbanised cities.  However, this does not mean that the 
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area is a barrier to development. The DDP aims to balance development 
and environmental concerns and provide development opportunities at 
appropriate locations, such as Development Corridors in the vicinity of the 
BCPs, while some agricultural lands are proposed as recreation areas to 
help stimulate the local economy. 

Rights of Land Owners 

Comments Received 

2.2.10 Many local residents were concerned about the rights of land owners, and 
considered that the Government should respect private property rights but 
the development proposals of the DDP failed to take into account 
landowners’ interests. The development potential of privately owned lands 
should not be deprived and landowners should not suffer loss for the sake 
of conservation. The Government should therefore provide compensation 
to owners of private lands proposed for conservation through land 
resumption or exchange to balance the interests of stakeholders. 
Meanwhile, they suggested that property owners should be encouraged to 
take part in development and that small-scale development, such as 
hostels, Bed & Breakfast accommodation (B&B), and tourist-oriented 
services, etc, should be permitted on privately owned land. 

2.2.11 In regard to development opportunities, local residents considered it unfair 
that development was concentrated on government lands, whilst private 
lands were mainly designated as “Green Belt” (“GB”). 

Our Responses 

2.2.12 Diverse views were received from the community on the scope and extent 
of conservation and development.  Although the Study Area spans more 
than 2,000 hectares of land, there are quite a number of development 
constraints. Thus an orderly development approach has been adopted to 
optimise the use of land resources within the Study Area.  The DDP 
endeavours to balance conservation and development based on the 
principle of sustainable development.  Areas of high ecological, 
environmental or landscape value will be protected. On the other hand, we 
have proposed to designate Development Corridors at suitable locations 
and to utilise vacant lands or fallow agricultural lands for developments of 
various scales and natures. Village development will be promoted with 
shops and retail uses. Agri-tourism and eco-tourism will also be promoted 
to support outdoor recreational activities. The Study recommends that 
development may be permitted in ecologically and environmentally less 
sensitive areas subject to stringent planning control mechanisms and that 
the proposed development has no adverse ecological and environmental 
impact. This allows for conservation with suitable development. Eco-
lodges, low-density residential developments or other uses could be 
proposed by the private sector or organisations at appropriate locations.  
In general, the Study proposes to optimise the use of land resources while 
conserving the surrounding rural environment.  Land resumption or land 
exchange for conservation purpose has wide policy and resources 
implications, and hence should be considered with caution. 

2.2.13 In formulating the DDP, consideration has been given to land supply and 
demand, local circumstances, development constraints, social needs, and 
availability of resources, etc.  As to the alleged focus on government lands 
relating to the proposed CDA and residential development, the proposed 
CDA at Kong Nga Po has taken into consideration the relatively lower 



 
 
 

 Page 8 
 

 

 

ecological value of the site, the presence of formed platforms and the 

existing road access, coupled with the future development of Fanling 

North NDA.  The proposed residential development at Hung Lung Hang, 

which is largely occupied by privately owned land, aims to provide 

incentives to phase out the existing open storage use to improve the rural 

environment. 

Village Development 

Comments Received 

2.2.14 Many local residents were concerned about the lack of land for indigenous 

villagers to build small houses (New Territories Exempted Houses/NTEH). 

They hoped that the Government could expand the areas for “village type 

development” (“V”) in the Study Area and review the current practice of 

designating the village environs by considering to take account of the 

small house demand for the next 20-year-or-above rather than the current 

10-year demand.  Some villagers suggested that suitable developments 

should be permitted within the “V” zones, while others suggested that eco-

lodges, eco-parks and museums of indigenous villages could be 

established in villages to help promote sustainable development.  

Meanwhile, some local residents suggested that the Government should 

provide support for the operation of hostels/B&B in village houses in terms 

of regulations, policies and comprehensive guidelines. 

Our Responses 

2.2.15 During the planning and evaluation of applications for small houses, the 

current Government practice is to take into account the outstanding and 

future 10-year small house demand. In preparing the statutory boundaries 

for the "V” zones, demand is one of the key considerations, as are existing 

village environs, topography, environmental constraints, provision of public 

services, etc. Similarly, demand is one, but not the only decisive factor in 

considering small house applications.  PlanD will make reference to the 

forecast of 10-year demand provided by the Village Representatives via 

the District Lands Officers.  Nevertheless, as planning is a continuous 

process, reference will be made to the latest data provided by the Village 

Representatives when assessing small house demand and reviewing the 

“V” zone boundaries. 

2.2.16 Land within the ”V” zone is mainly for the development of small houses by 

indigenous villagers.  Many types of commercial and community uses are 

always permitted within the ground floor of small houses to accommodate 

villagers’ needs and rural development.  Other business, community and 

recreational uses may also be permitted upon application to the Town 

Planning Board.  Based on the Hotel and Guesthouse Accommodation 

Ordinance, the Study also proposes to add "Holiday Flat" use to the ”V” 

zone for villages where there are suitable tourism, recreation or tourist 

attributes nearby to encourage and facilitate leisure, agriculture and 

tourism development.  According to the existing Hotel and Guesthouse 

Accommodation Ordinance, holiday flats (B&B) may be permitted in small 

houses subject to application to the appropriate authority and compliance 

with relevant requirements and conditions.  There is a set of mechanisms 

under the existing ordinance to monitor hotel operations.  Meanwhile, the 

land use planning framework recommended by the Study will strengthen 

local economic and employment opportunities.  Leisure and recreation-

related proposals, such as hiking trails, cycle tracks and leisure farming, 
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are expected to attract tourists and complement the potential land uses 

in ”V” zones (such as cafes, shops, B&B, market and etc.).  Rehabilitation 

of traditional farming, tourism and recreation proposals in agricultural 

areas will also provide more opportunities to land owners and residents.  

Private institutions or organizations can also propose eco-lodge, low-

density residential or other developments at appropriate locations. 

Investing More Resources to Increase Community/Infrastructural 
Facilities 

Comments Received 

2.2.17 Many local residents opined that the Government did not invest sufficient 

resources for items such as local facilities, road networks and transport to 

improve the living environment. They wanted comprehensive planning and 

detailed road arrangements.  They recommended that the Government 

should enhance the drainage systems, sewage treatment systems and 

road networks, as well as increase local recreational and cultural facilities 

and small-scale business opportunities to cope with future population 

growth.  There were suggestions to expand the existing North District 

Hospital to provide more services, and to construct public clinics and other 

medical services in the three NDAs.  Some villagers raised the need for 

elderly homes or service centres, in addition to showing concern about 

education in village schools, expanding the existing primary schools, or 

increasing the number of secondary school classrooms.  They hoped that 

population and traffic flow would be increased to support the development 

of uses such as markets and local recreation/gathering places to enhance 

the cohesion of local communities. 

Our Responses 

2.2.18 Future community and infrastructural needs have been assessed based 

on the future population, with road improvement and ancillary facilities to 

be provided as appropriate.  In view of the dispersed population in the 

FCA and making reference to the future population and present 

guidelines, this Study recommends that the provision of relevant 

government, institution or community facilities would be centralised in the 

NENT NDAs. Rural roads would also be improved based on traffic needs 

and road safety. Selected commercial and community uses serving the 

needs of villagers and in support of village development are always 

permitted on the ground floor of small houses.  Applications for other 

commercial, community and recreational uses may be permitted by the 

Town Planning Board.  With respect to health care services, the 

Government is continually and closely monitoring health care needs 

throughout Hong Kong in order to cope with population growth. Provision 

for health care services will be considered where necessary. Proposals in 

relation to the NENT NDAs will be considered within the context of the 

NENT NDAs Study. 
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2.3 Western Portion – Mai Po to Lo Wu 

Balance between Wetland Conservation and Development 

Comments Received

2.3.1 There were diverse views on the planning of the western portion among 

environmentalists and local communities.  Environmental groups 

considered that the area has a complete wetland ecosystem with high 

conservation value, which is rare in the Pearl River Delta.  They worried 

that if San Tin and Hoo Hok Wai are zoned "Other Specified Uses" 

annotated "Comprehensive Development and Wetland Enhancement 

Area" (“OU-CDWEA”), land owners/developers would ruin the fishponds 

and wetlands which contribute an important part of the Deep Bay Ramsar 

Site, and large scale construction within or on the periphery of wetland 

areas would block the flight paths of migratory birds.  They recommended 

land exchange or land resumption for fishponds of high ecological value, 

in addition to zoning the land as "Conservation Area" (“CA”) and 

categorizing it as a "wetland conservation/buffer zone".  Besides, they 

were concerned that the roads connecting to LMC Loop, as well as road-

related infrastructure such as lighting, may cut across the ecological link 

between San Tin and Hoo Hok Wai and lead to negative ecological 

impact.

2.3.2 Many locals generally shared the view that the western portion of the 

Study Area has insufficient land allocated for development in view of the 

prosperity of Shenzhen City. As the FCA has been closed for decades, 

development opportunities should be granted.  Currently, a large 

proportion of private lands are designated as “GB” or “CA“, while a 

majority of wetlands in the Study Area are abandoned fishponds which are 

not natural. These areas should be zoned as CDA instead to complement 

the development of the LMC Loop Area.  The locals opined that the area 

adjacent to the LMC Loop is suitable for logistics development and would 

be a more appropriate use than “GB”.  Besides, there is insufficient scope 

for development within the LMC Development Corridor. They 

recommended extending the development area beyond the Loop Area, in 

order to provide development opportunities to land owners and villagers.  

Furthermore, some local residents opposed the provision of ecological 

corridors in the San Tin area, which is adjacent to the Loop Area, and 

called for the provision of development opportunities.  If development is 

prohibited due to conservation, they opined that the Loop Area should also 

be zoned as part of the ecological corridor.  Conservation can only be 

effected with land owners’ consent and relevant compensation. Local 

communities also pointed out that there is a lack of detailed information 

about the location and definition of ecological corridors.  They worried that 

the present proposals are not congruent with the development of the Loop 

Area and the rapid growth in Futian District, Shenzhen. Thus, there should 

be balance between conservation and land development.

Our Responses 

2.3.3 The contiguous fishponds in Hoo Hok Wai connect with the fishponds and 

wetlands in San Tin and Mai Po; they altogether constitute the Deep Bay 

wetland ecosystem and are particularly important to wetland birds.  The 

area between San Tin and Hoo Hok Wai and south of LMC Loop Area is 

an important route for migratory waterfowls flying between feeding 

grounds (Hoo Hok Wai) and habitats (Mai Po/San Tin). Hence, it is 
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recommended that the "CA" in the present San Tin Outline Zoning Plan 

(including the area to the south of LMC Loop Area) be retained to avoid 

impacts on the flight path of migratory birds due to  development. 

2.3.4 According to the "New Nature Conservation Policy", wetlands in Mai Po, 

San Tin and Hoo Hok Wai are listed as "priority sites for enhanced 

conservation."  This Study has made reference to the current planning 

intention of the “OU-CDWEA” zone covering the fishponds in San Tin (to 

the west of LMC Loop) to promote preservation and strengthening of the 

ecological value and functions of existing fishponds or wetlands.  It is also 

recommended to zone Hoo Hok Wai as “OU-CDWEA” to allow for the 

consideration of development proposals under a "Private-Public 

Partnership Approach". Through appropriate planning and management, 

restricted development with minimal or beneficial impact on the ecological 

environment or natural resources and landscape will be considered on the 

ecologically less-sensitive portions of lands, in exchange for long-term 

conservation and management of fishponds or wetlands by 

proponents/developers.  Thus, the “OU-CDWEA” zone can provide 

greater flexibility than a "CA" zone and the planning proposal is intended 

to achieve a proper balance between conservation needs and private 

interest. 

2.3.5 The prevailing conservation measures have been able to protect a number 

of important habitats in the area, including those on private lands.  

Resumption of land for conservation purpose would have wide policy and 

resource implications, and hence should be considered with caution. 

2.3.6 The western portion of the Study Area comprises mainly hilly terrains and 

wetlands with limited land for development. We agree that socio-economic 

integration between Hong Kong and Shenzhen is the future trend of 

development and the Study Team has proactively liaised with counterparts 

in Shenzhen to exchange views and cooperate with its development.  For 

instance, the proposed main road connections with the BCPs allow cross-

boundary economic activities, and will become Development Corridors.  

The "Lok Ma Chau Loop Area Development Planning and Engineering 

Study" ("LMC Loop Study") covers most of the land within and around the 

Loop Area.  The Loop development, including its road connections and 

infrastructure facilities within the LMC Loop will be considered in the LMC 

Loop Study.  Moreover, assessments will be taken according to the 

Environmental Impact Assessment Ordinance.   

Implementation and Cost-efficiency of the Eco-lodge 

Comments Received

2.3.7 The public generally supported the proposed eco-lodge concept.  Some 

professionals considered that the key principle behind eco-lodges or eco-

villages development is not about degrading the local environment, but 

preserve local culture, promote green living, as well as protect local 

livelihoods.  For instance, using natural materials for construction; 

adopting low-carbon or public transport travelling for tourists; and 

avoidance of piling and road construction would help minimise damage to 

the environment.   Employment of local people intimately familiar with the 

local culture and lifestyle as tour guides would be in tune with the view of 

some of the villagers.  Eco-lodges also offer visitors opportunity to 

experience green living.  Submissions from industry associations such as 

the Hong Kong Youth Hostels Association (HKYHA) suggested that 
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families are not the only target of eco-lodges, but also individuals, youths, 

students, groups, budget travellers, and those from outside of Hong Kong.  

HKYHA also expressed interest in joint venturing with other NGOs or 

environmental groups to operate eco-lodges in Ma Tso Lung or other 

suitable locations.

2.3.8 Environmentalists and local communities expressed different views on the 

implementation of the eco-lodge in Ma Tso Lung.  Many environmentalists 

were concerned that the construction of the proposed eco-lodge in Ma Tso 

Lung may lead to adverse impacts on nearby areas of high ecological 

value.   Eco-tourism based on market-led developments would likely be a 

contradiction in itself, as noise, traffic and other negative environmental 

impacts might result.  Hence, they look forward to a well-thought out 

implementation program with strict/clear guidelines or measures to ensure 

proper control of the development.  For instance, restrictions on vehicle 

access to avoid large numbers of tourists from entering by coaches, 

encouraging walking as the mode of transportation for eco-lodge guests 

during their visit, applying for international environmental certification in 

order to assist promotion and recognition of the environmental standards.  

Some environmentalists suggested that the eco-lodge could contribute to 

wetland conservation in Hoo Hok Wai as part of its operation expenses.  

Moreover, eco-lodges should incorporate environmental education, as well 

as programmes to enhance or restore the environment in the vicinity. The 

construction of eco-lodges may also be considered in other parts of the 

FCA.  A small portion of local communities opined that the development 

density of the eco-lodge is too low given its high construction costs, which 

is not cost-effective to drive the economy.

 Our Responses

2.3.9 The eco-lodge in Ma Tso Lung will be the first of its kind in Hong Kong, 

which will set a benchmark for future projects.  According to relevant 

international eco-tourism organizations, eco-lodges can have a variety of 

forms as long as they conform to environmental, ecological and 

sustainable criteria in terms of siting, design and operation.  It is thus 

anticipated that through architectural design and energy-saving measures, 

this proposal will minimise impact on the environment in the surrounding 

areas, and set forth a model for future eco-lodges.  In the course of the 

Study, references have been made to international examples on site 

selection, design, management and operational guidelines. Ecological and 

traffic impacts have also been assessed under relevant technical 

assessments.  The reason in siting the eco-lodge to the south of Hoo Hok 

Wai was because it is farther away from Deep Bay and of lower ecological 

value.

2.3.10 A low-density design scheme for the eco-lodge would allow better 

integration of the development with the adjacent natural ecological 

landscape, and enhance visitors’ appreciation of the natural scenery of the 

wetlands and fishponds at Hoo Hok Wai.  This being the major eco-

tourism facility in the area will be complemented with activities such as 

hiking, cycling, ecological/cultural tours, bird-watching, etc. The eco-lodge 

will have suites on stilts, viewing decks, administrative and reception 

centre and golf carts trails, and its development will employ natural, 

domestic and recyclable resources together with energy efficient 

measures, such as solar energy, recycling of waste water, and waste 

recycling.  In line with the idea of eco-tourism, the design will avoid 
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adverse impact on the adjacent environmentally sensitive fishponds and 

wetlands.  With a developable area of 14 hectares, a plot ratio of 0.1 to 

0.2, and a building height restriction of not more than 6m, the proposed 

development intensity for the eco-lodge is reasonably low, and should be 

able to prevent excessive development.  Standards and guidelines for the 

siting, design, and facilities will also be prepared.  Apart from the 

government land at Ma Tso Lung, the private sector is welcome to submit 

proposals at suitable locations in accordance with the relevant guidelines.

2.3.11 The proposed eco-lodge will likely be the first of its kind in Hong Kong.  

The purpose of this Study is to establish a land use planning framework. 

The proposal for international environmental certification could be further 

discussed at the implementation stage.  This Study has already 

undertaken preliminary ecological, traffic impact and SEAs, as well as 

financial assessment, to establish the technical and financial feasibility of 

the eco-lodge.

Road Enhancement and Bicycle Links 

Comments Received

2.3.12 Some locals suggested connecting the areas surrounding LMC Loop with 

Lo Wu and Sheung Shui by road infrastructure, as well as to intensify and 

enhance infrastructure planning.   With tourists travelling via LMC Road to 

the Loop, some suggested that the increase in traffic load along Border 

Road would be an issue that the Government should consider.

2.3.13 Some green groups worried that a viable connection of the Loop Area to 

the boundary as well as the Kwu Tong North NDA would pose a threat to 

the ecological link of the wetland corridor.  If the existing Border Road 

near Hoo Hok Wai was to be extended, the ecology of wetlands would be 

affected, while the flow of people and vehicular traffic would cause 

disturbance to the wetland birds.  It is recommended that the Government 

should cautiously assess any adverse impact on the birds brought about 

by the increased flow of people due to construction projects.  Reference to 

road control measures in Tung Chung Road is suggested, where only 

bicycles, visitors and vehicles with permit are allowed access.

Our Responses

2.3.14 The Study has already recommended appropriate road improvements on 

the basis of needs and road safety.  The Study on the Development of 

LMC Loop, which has been commenced, will review the land uses along 

the access roads of the LMC Loop and the surroundings, and the public 

will be consulted in due course.  The Loop Study will analyze the technical 

feasibility of the future increase in traffic load on Border Road due to the 

use of LMC Road for tourists to gain access to the Loop.  Apart from the 

road improvement works proposed in this Study, the Transport 

Department (TD) will consider implementing appropriate traffic 

management measures based on traffic conditions and road safety.  We 

have examined the relevant links and carried out SEAs, including impact 

on the environment arising from an increase of visitors upon opening up of 

the area, to avoid or mitigate any undesirable environmental or ecological 

impact.
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Lok Ma Chau Development Corridor 

Comments Received

2.3.15 Majority of the public agreed that the LMC Development Corridor seems 

befitting in driving development of the FCA with the dense population of 

Futian, Shenzhen and the nearby cross-boundary passengers flow.  Some 

locals considered that the LMC Development Corridor should expand its 

coverage on both sides of San Sham Road, along the infrastructure, as 

well as to the front of the LMC Loop, to meet the needs of cross-boundary 

travel and LMC Loop.  Some research groups proposed that the LMC 

Development Corridor could be developed into a high-tech industrial 

corridor for high value-added services, such as security data centres, 

information technology, biotechnology, pharmacological researches, and 

other high-tech, knowledge-based, and high value-added economic 

development activities, in order to help upgrade the industrial resource 

base.  Some professionals opined that the Study has not explained in 

detail the planning of the LMC Development Corridor; they suggested that 

the building density and details of Development Corridors be handled with 

care.

Our Responses

2.3.16 This Study has initially suggested that the LMC Development Corridor 

could be developed for commercial, shopping and entertainment uses of 

an appropriate scale that is compatible with the character of the area to 

complement the development of the LMC Loop.  The future land use of 

the LMC Development Corridor will be determined in connection with the 

development proposals of the LMC Loop Area and the Kwu Tung North 

NDA.  Due to the close proximity of the LMC Development Corridor with 

the LMC/Huanggang BCP and LMC Spur Line, it is easily accessible for 

neighbouring residents and from Huanggang BCP.  Therefore, this Study 

recommended that business-related and other supporting uses could be 

considered.  Since the LMC Loop Study has included the LMC Loop and 

the surrounding areas (including the LMC Development Corridor) in its 

scope, the usage of roads along the LMC Loop and the vicinity will be 

subject to further investigation in the Loop Study.  

2.4 Middle Portion – Lo Wu to Heung Yuen Wai 

Man Kam To Development Corridor 

Comments Received 

2.4.1 The public generally agreed that the “Man Kam To Development Corridor” 

could facilitate cross-boundary trade and logistics activities, and that 

development of low-density buildings suitably in the FCA could promote 

development and help enliven the area.  To increase economic activities, 

some locals opined that the area to the south of Man Kam To should be 

considered for the long term development of Hong Kong, playing a part in 

supporting the six main industries. In this respect, a larger area for cross-

boundary trading and commodity exhibitions (e.g. furniture and gardening) 

was suggested.  A “High-tech Development Corridor” was also suggested 

for development such as security data centres, information technology, 

biotechnology, and medical research.  It was also suggested taking 

advantage of Man Kam To, currently being the main channel for importing 

mainland food; hence land should be reserved for inspection certification 

and related services. 
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Our Responses 

2.4.2 The Study recommended the development of 40 hectares of land to the 

south of Man Kam To Road as a Development Corridor due to its 

proximity to the Man Kam To BCP, the cross-boundary transport hub as 

well as Man Kam To Road, which is the main regional road.  The land 

would be used for the development of logistics and cross-boundary 

ancillary services, as well as exhibition venues and promotion of industrial 

and other products.  The intended uses include non-polluting warehouses 

and distribution centres that are located near the boundary area.  

Wholesale services for local retail/commercial activities, such as 

convenient stores, eating places, fresh agricultural products and 

commercial product markets would be allowed to serve the needs of local 

residents and cross-boundary tourists.  Moreover, high value-added 

economic activities such as new technological industries, inspection 

certifications, etc., as well as cultural creative industries can also be 

incorporated to expand the function and use of the Man Kam To 

Development Corridor to support industry functions and to support the 

development of cross-boundary services.  Development of the Closed 

Area should be done step by step and land use review can be considered 

at appropriate time. On the other hand, the proposed Special Industries 

Area in the NENT NDA is in line with the proposed high-technological and 

knowledge-based developments in the area. 

Low Density Residential Development 

Comments Received 

2.4.3 The proposed CDA at Kong Nga Po and low density residential 

development in Hung Lung Hang received support from the majority of the 

public, and some agreed that the developments with high-rise buildings at 

the town centre surrounded by green areas are in line with the world trend 

for a green environment.  However, some locals were worried that the 

density of 3-6 storeys in Kong Nga Po is too high, which may affect the 

surrounding rural environment.  They were also concerned that the land 

use would be incompatible with burial grounds on nearby hillsides. 

2.4.4 Most respondents from professional bodies agreed that the residential 

development at Kong Nga Po could be a showcase for green architecture 

and design, but suggested that more elaboration is needed to establish a 

good model for future development.  Some suggested that the 

development should not be for luxury residences, and that the flat size and 

the number of car parking spaces for low density residential developments 

should be further restrained.  Furthermore, some commenters were 

concerned that there is a lot of open storage and large-scale vehicle 

parking around Hung Lung Hang which may affect the environmental 

quality of the future low density residential area.  Hence, an integrated 

approach should be adopted in dealing with compatibility issues, for 

example, relocating the container yards in the first instance to avoid 

uncoordinated development. 

Our Responses 

2.4.5 The currently proposed development intensity is preliminary, nevertheless, 

based on the strategic environmental, traffic impact and other 

assessments, the development is considered technically feasible.  The 

development proposals however may be subject to further technical 

assessment at the implementation stage. The Hung Lung Hang area is 
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now occupied by a mix of uses including open storage yards, large vehicle 

parks, rural industrial uses and pig farms, which have adverse impacts on 

the surrounding rural environment.  Residential development is therefore 

proposed in the area to provide development incentives to remove these 

undesirable uses.  The implementation of the proposed residential 

development hinges on the timely removal of these uses, such as pig 

farms, firing range, open storage yards, large vehicle parks, and rural 

industrial uses.  Successful relocation of the open storage uses is subject 

to private initiatives and market circumstances. The proposed plot ratio 

and building height not higher than 0.75 and 4 storeys respectively were 

intended to encourage private participation in shaping the local 

environment. 

2.4.6 Government will actively promote sustainable living concept in the Kong 

Nga Po CDA by encouraging energy-efficient and green design measures 

to achieve low consumption, recycling, waste disposal and conservation of 

water and electricity. In order to facilitate private participation and to 

ensure that the development principles of green and sustainable 

environment are adhered to, appropriate planning and design guidelines 

can be incorporated into land sale conditions; statutory plans and 

explanatory statements; development briefs, etc., so that sustainable and 

environmentally conscious development principles can be implemented by 

the private sector. Through the proposed CDA zoning, any use or 

developments would require permission from the Town Planning Board.  

Since this Study only aims to formulate a land use planning framework, 

the current scheme is only a conceptual illustration - details will be further 

investigated by the project proponents at the implementation stage and 

will be subject to appropriate planning control. 

Liantang/Heung Yuen Wai Boundary Control Point and its 
Surrounding Areas 

Comments Received 

2.4.7 In terms of transportation and infrastructure support, some locals 

considered that development of the FCA would rely on Shenzhen.  Roads 

within the FCA should connect with the Liantang/Heung Yuen Wai 

(LT/HYW) BCP to allow residents to travel conveniently to/from Shenzhen 

to promote overall economic development.  There are currently no 

pedestrian facilities between Man Kam To and LT/HYW.  Many residents 

of the FCA were concerned about how to get access to the boundary upon 

the opening of the FCA; it would be inconvenient for them to interchange 

vehicles in Sheung Shui.  If feasible in planning terms, they look forward to 

have an access road linking the FCA with the BCP so that residents from 

either sides of the boundary could walk to the customs area hence 

strengthening regional connection. 

2.4.8 Individual residents proposed that the new BCP in Liantang and its 

surrounding areas could be comprehensively developed for facilities to 

include a public transport interchange, open space, low-density residential 

area, commercial area and public car park, etc., providing local job 

opportunities and satisfying the needs of local residents.  Moreover, a 

shopping/retail centre to service short-stay cross-boundary or day-trip 

visitors could be provided. 
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Our Responses 

2.4.9 In formulating the land use plan for the FCA, we have already taken into 

account the LT/HYW BCP and its proposed road connections. 

Compatibility will be ensured amongst the three studies proposals relating 

to the future developments of the NDAs, the FCA and the new BCPs.  In 

April 2009, the investigation and preliminary design studies for the 

LT/HYW BCP project were conducted; the scope of the studies include 

preliminary planning of the BCP and the alignment design of its 

connecting roads, and related realignment and improvement works of the 

Lin Ma Hang Road and its impacts. However, the suggestion on 

pedestrian access to the BCP for custom clearing was an issue 

concerning security policies; hence it needs consideration from security 

and technical aspects and cooperation between the Security Bureau and 

relevant enforcement departments. 

2.4.10 The large piece of agricultural land near the LT/HYW BCP is proposed as 

“Recreation” (“REC”) zone in addition to agricultural uses, the area can 

also be used for outdoor recreation such as horse riding, pet training, 

adventure games and camping areas.  Subject to planning approvals, 

public transport interchange, open space, low-density residential use, car 

park, shops or retail uses may also be allowed.  Besides, the area to the 

south of the new BCP possesses the long-term potential as a 

Development Corridor to take advantage of its strategic location in 

proximity to the BCP. 

NENT Landfill 

Comments Received 

2.4.11 Some locals opined that with the beautiful environment of the FCA, the 

extension of the landfill area would be contradictory to the conservation 

objectives.  They worried that upon opening of the FCA, the expansion of 

the landfill area would pose environmental impacts on the hiking trails and 

country park, and hoped that planning would address these problems. 

Our Responses 

2.4.12 According to Appendix 3 of the “Environmental Impact Assessment (EIA) 

Ordinance”, the extension of the North East New Territories Landfill 

project is a “designated project”.  The Environmental Protection 

Department (EPD) has already conducted a detailed and stringent EIA 

and public consultation on the potential environmental impact of the 

project (e.g. air, odour, noise etc.), to ensure the feasibility of the project in 

terms of environmental impacts.  As the EIA for the extension project was 

completed in 2007, this Study has already made reference to the EIA 

report in formulating the proposals for the hiking trails and country park, 

and environmental impact should not be an issue. The Agriculture, 

Fisheries and Conservation Department (AFCD) will further study and 

discuss with relevant parties on the potential country park boundary and 

carry out appropriate arrangements, including relevant logistics and 

management of the hiking trails within the country park to avoid conflicts 

with the surrounding environment. 
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2.5 Eastern Portion – Heung Yuen Wai to Sha Tau Kok 

Robin’s Nest Country Park 

Comments Received 

2.5.1 The designation of Robin’s Nest as a potential country park was fully 

supported by the general public.  Some members of the public even 

suggested setting up the Robin’s Nest Country Park before the release of 

land from the FCA.  They also suggested that the Government should 

provide ancillary facilities, such as hiking trails to connect to the 

surroundings, and install safety devices in dangerous areas like the lead 

mine.

2.5.2 The local community urged the Government to ensure that private lands 

would not be included in the potential country park.  They were worried 

that the nearby villages would be included into the country park, which 

would result in a reduction of area for village development.   They hoped 

that this study could protect important water sources for the nearby 

villages which are within the country park.  Most of the trees in the 

mountains were planted by villagers of generations who were issued with 

Forestry Licences ( ) by the Government for ease of management. 

However, the subsequent confiscation of licenses has undermined the 

interests of the villagers.  In addition, green groups pointed out that the Lin 

Ma Hang Lead Mine in the potential country park possesses special 

scientific interest and thus should not be disturbed by human activities.

Our Responses 

2.5.3 The potential Robin’s Nest Country Park aims to protect the important 

flora and fauna, ecological landscape, shrubland and woodland between 

Robin’s Nest and Wutongshan, whilst the adjoining landscape areas and 

secondary woodland will be designated as a country park in order to 

preserve the area comprehensively.  As a result, the public can access 

and enjoy the natural environment, while the establishment of 

tourism/recreation spots can attract visitors.  AFCD will conduct a detailed 

study to decide on the boundaries of the country park and make 

appropriate arrangements. It will follow statutory procedures to carry out 

public consultation in the implementation process.  The Study suggests 

that this area can be first given an appropriate zoning to retain its current 

natural environment until the Country Park Ordinance comes into effect 

after the opening of the FCA.  The Lin Ma Hang Lead Mine is not allowed 

to have any development in principle, and appropriate measures will be 

recommended to restrict tourists from entering the Lin Ma Hang Lead 

Mine in order to minimise human disturbances, whilst ensuring the safety 

of visitors. 

2.5.4 The potential Country Park does not involve any private land and will not 

change the existing use of the area. Rather, it can protect special 

attributes including existing water sources and rivers.  Relevant 

departments have been referred to the issues of water source and 

Forestry Licence ( ).  AFCD would conduct regular patrolling and 

monitoring of all current SSSIs, including the Lin Ma Hang Lead Mine 

SSSI.  Any unusual circumstances will be referred to the departments 

concerned which will take appropriate actions.  It is proposed to include 

the Lin Ma Hang Lead Mine SSSI into the potential Robin’s Nest Country 
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Park.  Human activities, which might disturb the Lin Ma Hang Lead Mine 

SSSI, will be considered and evaluated.

Conservation of Lin Man Hang Stream 

Comments Received 

2.5.5 Green groups pointed out the high ecological value of Lin Ma Hang 

Stream and proposed the estuary area of Lin Ma Hang Stream to be 

designated as "CA" with a buffer area on both sides of the Lin Ma Hang 

Stream zoned as "GB".  They were concerned about the environmental 

impacts on the stream from the development of small houses and farming 

activities.  Some villagers said that the locals are also aware of the 

importance of environmental protection for the Lin Ma Hang Stream, 

hence they would avoid the construction of small houses near the stream.  

But they strongly object to designate such private land for conservation 

purpose. Green groups believed that AFCD should actively carry out the 

conservation duties, such as cleaning up litter and reducing sewage 

discharges.  Through working with EPD and the Drainage Services 

Department, the Government should process the present and future 

discharge of sewage at Lin Ma Hang in order to maintain and/or enhance 

the ecological value of the stream. 

Our Responses 

2.5.6 As reflected on the DDP, the Study has confirmed the high ecological 

value of the Lin Ma Hang Stream being a SSSI.  The lands surrounding 

Lin Ma Hang Stream will be zoned "V" and "Agriculture" use in view of its 

present uses.  In view of its ecological importance, we agree that there is 

a need to consider a buffer area on both sides of the stream or through 

existing mechanism in order to protect the stream.  In general, any 

proposed development projects should comply with the Town Planning 

Ordinance, the Buildings Ordinance or any other relevant regulations on 

land and development control.  For further protection of the Lin Ma Hang 

Stream, a 20m buffer zone is also recommended for the Lin Ma Hang 

Stream for consideration to be included in the Statutory Town Plans.  

Local Transportation Facilities 

Comments Received 

2.5.7 The local communities proposed to reserve sufficient land for the 

construction of cross boundary facilities for the Sha Tau Kok BCP.  They 

also suggested enhancing transportation facilities, adding transport 

interchanges and roundabouts to facilitate car parking and cross boundary 

visitors, as well as to strengthen the surrounding road networks. New 

roads should be constructed to extend from Sha Tau Kok to LT/HYW BCP 

or a transport interchange should be set up in Sha Tau Kok to facilitate 

boundary-crossing between Hong Kong and Shenzhen to boost 

overall economic development.  Moreover, the local communities 

proposed to extend the service hours of the Sha Tau Kok BCP to 24-hour 

customs clearance in order to ease the cross-boundary flow in the east 

and the west.  They also pointed out the need for parking spaces for 

cross-boundary travelers and for travelers who enter the Sha Tau Kok 

Town to visit the north-east offshore islands (i.e. Ap Chau, Kat O, Lai Chi 

Wo, etc.). 

2.5.8 Villagers pointed out that the heavily trafficked Shau Kok Road and high-

speed vehicles may be dangerous, considering a fair number of elderly 
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and children travelling around the area (for example, Tong To Village).    

They proposed to install pedestrian crossing facilities (such as zebra 

crossings or pedestrian walkway lines) near Tong To Village. 

Our Responses 

2.5.9 The Study has undertaken a Traffic Impact Assessment for this area.  We 

have proposed improvement works for relevant roads as necessary, as 

well as recommended traffic management measures according to traffic 

demand and road safety.  The on-going "Study on the Enhancement of 

the Sha Tau Kok Rural Township and Surrounding Areas - Feasibility 

Study" will also examine tourism and the resulting traffic demand and 

make appropriate recommendations.  In order to facilitate cross-boundary 

travel between Hong Kong and Eastern Shenzhen, the Sha Tau Kok BCP 

service hours have been extended for two additional hours until 22:00 

from 1 July 2009.  The Government is closely monitoring the traffic flow 

during the extended service hours in order to ensure the smooth operation 

of cross-boundary traffic.  The Sha Tau Kok Town and Sha Tau Kok BCP 

will remain in the FCA.  Entry permits are still needed for both vehicles 

and pedestrians. 

Development Opportunities of Sha Tau Kok 

Comments Received 

2.5.10 Local communities suggested developing the Sha Tau Kok Farm near 

Tong To Village to the south-east of Robin’s Nest Country Park, and 

proposed to zone the south of Sha Tau Kok Road (except Nga Yiu Tau in 

San Tsuen) “REC” to encourage the development of recreational facilities, 

such as open-air cafes and barbecue sites.  Also, some local residents 

suggested introducing creative industries and high-tech industries to Sha 

Tau Kok and to develop tourism as minor industry.  Hence, environmental 

protection and high-technology could be integrated.  Although Sha Tau 

Kok is to remain closed for security reasons, it was suggested that some 

small-scale developments, should be allowed in the area as a matter of 

fairness. 

Our Responses 

2.5.11 Implementation of the Sha Tau Kok Farm proposal is underway.  The 

proposal is in line with the vision of this Study and the land use framework.  

After consultation with relevant departments and upon the Study’s 

analysis, we have revised the DDP to include some areas near Sha Tau 

Kok for recreational purpose in order to actively support the future 

development of recreation in the area.  As there is a lack of infrastructure 

in the FCA and Sha Tau Kok is located relatively far away from the NENT 

NDAs and existing New Towns, it does not show competitive advantages 

for the development of creative or high-tech industries in terms of its 

geographic location or community resources.  Although we have not 

proposed such uses in Sha Tau Kok, they can be accommodated in areas 

designated for innovative technology or special industrial development 

under the “NENT NDAs Study”.  Sha Tau Kok Town will still be retained 

within the FCA.  Yet, the on-going “Study on the Enhancement of the Sha 

Tau Kok Rural Township and Surrounding Area - Feasibility Study” will 

examine its potential for tourism development and local area 

enhancement. 
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2.6 Other Issues 

Planning Implementation 

Comments Received 

2.6.1 There were public concerns about whether DPA Plans would be first 

formulated, and then followed by consultation prior to formulating the 

Outline Zoning Plans.  Some worried that the recommendations on the 

DDP would lack adequate support and hence implementation would be 

difficult.  It was recommended to increase appropriate ancillary facilities in 

the implementation stage.  Some commenters proposed to set up a task 

force to deal with the future development of the area.  They worried that if 

there is no management by a special economic development liaison 

group/committee, the proposal could not be implemented successfully.  

Some environmentalists believed that the planning intention of the “REC” 

zone is to encourage outdoor activities to tie in with the surrounding 

natural environment.  They proposed that the remarks of the "REC" zone 

should specify the maximum development density and require the 

submission of landscape impact assessment, impact assessment for 

digging and filling of ponds, as well as austerely restrict the activities in 

"REC" zone. 

Our Responses 

2.6.2 The present stage of the Study is mainly to consult the public on the DDP 

and to amend and consolidate the plan based on comments from the 

public.  PlanD will prepare DPA Plans based on the RDP to effect 

planning control before the implementation of the new FCA boundaries.  

Although the main objective of this Study is to formulate a land use 

planning framework, we have considered the viability of the proposals and 

implementation options, and relevant feasibility studies and assessments 

have been done for the Study’s proposals.  Appropriate mitigation 

measures have been recommended as necessary.  Relevant policy 

bureau and departments have taken part in the planning process including 

the formulation of proposals and implementation mechanisms.  

Furthermore, the Development Bureau has set up the Development 

Opportunities Office in July 2009 to facilitate private sector and NGOs to 

put forward their proposed land development projects, to co-ordinate the 

views and recommendations of all relevant government departments, and 

to provide advice to project proponents.  The proposed "REC" zones are 

primarily intended for recreational development, and similar to other “REC” 

zones, any residential development would require planning approval and 

be subject to a plot ratio of 0.2 with a maximum building height of two-

storeys (6m).  The planning intention will be clearly spelt out in the 

statutory plans. 

Effectively Conserve Important Natural and Cultural Heritage 

Resources 

Comments Received 

2.6.3 Apart from ponds and wetlands in Hoo Hok Wai and San Tin, green 

groups pointed out that there are many fishponds with high ecological 

value scattered in Fu Tei Au, Man Kam To and Sha Tau Kok in the FCA.  

They suggested the Government to implement conservation policies to 

protect all fishponds from destruction.  The secondary woodland in Pak 

Kung Au and fung shui woodland in Muk Min Tau also have high 
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ecological value with rare plants and animals.  They suggested the fung 

shui woodland to be zoned "CA", which not only protects trees and animal 

habitats, but can also retain the traditional village context.  Some 

environmentalists were concerned about the proposed hiking trails, cycling 

tracks and heritage trails, as well as the conservation and management of 

the area’s cultural heritage and historical buildings.  Green groups 

believed that although there are more than 1000 ha of “GB” and “CA” on 

the DDP, the green area in the middle and western portion is not 

continuous, apart from the country park in the eastern portion.  It was 

recommended to connect the whole green area into a large conservation 

"surface” in order to conserve the area effectively. 

Our Responses 

2.6.4 Those resources with high ecological, environmental or landscape values, 

such as wetlands, fishponds, fung shui woodland, and SSSI will be 

protected through appropriate zonings.  Although the FCA is now bisected 

by roads and rails, the proposal includes linking the existing hiking trails 

and proposed cycling tracks with the natural ecological and cultural 

attractions in the area, in order to develop a natural and cultural heritage 

“conservation surface”. 

2.6.5 Regarding the implementation of the hiking trails, cycling tracks and 

heritage trails, we recommend that appropriate management and technical 

support should be provided by the relevant departments.  On the 

conservation of historic buildings, Government-owned historic buildings 

will be preserved and revitalised in line with the existing heritage 

conservation policy.  In addition, there are precedents where Government 

has discussed and agreed with the owners of historic buildings a set of 

appropriate measures for conservation and revitalization.  Within the 

Study Area, sites with cultural heritage value will be combined with other 

land use proposals, including leisure farming, recreational tourism and 

adaptive re-use of vacant schools.  The proposed hiking/heritage trails can 

also be linked with local traditional architecture to attract more visitors and 

enhance economic incentives. 

Community Engagement 

Comments Received 

2.6.6 Some members of the public believed that due to the need for a larger 

planning coverage, proposals within the peripheral areas (such as the 

NDAs and Shenzhen) and other ongoing studies within the Study Area 

(such as LT/HYW BCP) need to be properly reflected.  While supporting 

the community engagement activities, some felt that these activities based 

on a rather business-as-usual pattern were not able to reach out to the 

entire community.  It was recommended that the display panels should be 

set up in railway stations and more local organizations (e.g. all the District 

Councils) be consulted. 

Our Responses 

2.6.7 We understood the importance of community engagement in the planning 

process.  Following to the Stage 1 Community Engagement activities, this 

stage of community engagement lasted for more than two months to 

facilitate more public participation.  However, we also hope to prepare the 

statuary plans and put them into effect before the opening up of the FCA, 

so that the areas will be put under control of the “Town Planning 
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Ordinance”.  On the other hand, the public can express their views 

through the online discussion forum on the webpage of the Study.  PlanD 

will continuously communicate with local communities and stakeholders 

on the land use planning of the FCA. 

Co-ordination with the North East New Territories New Development 

Areas 

Comments Received 

2.6.8 Some commenters considered that the intention of this Planning Study to 

reserve a “Green Corridor” for Hong Kong is beneficial to residents of the 

North District and the whole of Hong Kong.   However, it is necessary to 

demonstrate clearly the integration of the planning of the FCA with the 

three NENT NDAs.  Some hope that through this Planning Study, the FCA 

could better integrate with the NENT NDAs, help boost the local economy 

and promote job opportunities, so that residents can enjoy the outcomes 

of development. 

Our Responses 

2.6.9 There is on-going communication and co-ordination among various 

studies including the FCA, the NENT NDAs, LT/HYW BCP, LMC Loop 

Area, enhancement of Sha Tau Kok Rural Township and Surrounding 

Areas which will set the foundation for the future planning of the Northern 

New Territories. 

2.6.10 The proposed eco-lodge and CDA can become a showcase to promote 

green designs and to boost the local economy.  The Study has already 

considered the development around the NDAs and their adjoining areas.  

For examples, the proposed Development Corridors are adjacent to or 

connected with individual NDAs; the low-density residential areas in Kong 

Nga Po and Hung Lung Hang are compatible with the development in the 

Fanling North NDA; and the proposed recreational and leisure farming 

development around Ta Kwu Ling and Heung Yuen Wai can also tie in 

with the NDA developments to the south to boost the local economy. 

Transport Facilities and Bicycle Trail/Hiking Trail 

Comments Received 

2.6.11 For transport facilities, the public pointed out that a more comprehensive 

and accessible road network is necessary to link the eastern, middle and 

western portions of the Study Area, the NDAs and the Development 

Corridors, as well as to link San Tin, Lo Wu, Sheung Shui, Ta Kwu Ling 

and areas in Sha Tau Kok. At the same time, the Northern Link and non-

polluting railways should be built to improve the connections between 

development areas. 

2.6.12 Regional development needs to be supported by roads. Some individual 

commenters suggested integrating the railway networks of Hong Kong 

and Shenzhen, to facilitate mobilization of people across the boundary 

and to promote communication between the two cities.  There were 

proposals to build an environmental-friendly light rail system across or 

around the Study Area to enhance regional development.  By linking the 

light rail to the Futian boundary, people can be brought to the LMC area to 

make this large-scale transportation system cost-effective. 

2.6.13 Some commenters proposed to restrict vehicles into the FCA for 

environmental protection reasons.  They worried that when the FCA 
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gradually opens, the increase in visitors will result in an increased demand 

for car parking, and negative impacts on the rural environment and 

ecology.  Their concerns were particularly on heavy vehicles.  They also 

suggested that electronic vehicles could be exempted from restriction. 

Some green groups considered it necessary to retain a 24-hour restriction 

on the border roads, only allowing vehicles with permits to enter.  Most 

people welcomed the proposed bicycle and hiking trail, and suggested 

linking up the current fragmented bicycle and hiking trails to form a 

complete network to promote bicycle/hiking eco-tourism. However, some 

environmentalists were concerned about the environmental impact from 

bicycle trails and recommended to make use of existing roads first. 

Our Responses 

2.6.14 During the preparation of the DDP, the Study Team has reviewed and 

suggested necessary road improvements.  For example, Lin Ma Hang 

Road will be widened/improved to two-lane.  TD will consider the 

implementation of appropriate traffic management measures taking into 

account the traffic conditions and road safety upon opening up of the FCA.  

2.6.15 The Study found that existing public transport services such as public light 

buses can satisfy the required services.  The planned population in the 

Study Area is not intensive and hence it is not cost-effective to implement 

a light-rail system.  Construction of a light-rail system would also result in 

inevitable damage to the rural environment. 

2.6.16 The road improvement works and road networks proposed to 

accommodate increased traffic flows after the opening of the FCA will be 

planned to avoid negative environmental impacts.  Strategic EIAs will be 

carried out for road improvement works (including bicycle trails) and other 

development proposals to assess and mitigate the negative impacts of 

proposed developments on the environment and ecology.  Nevertheless, 

road widening is not the only way to solve traffic problems; appropriate 

management is also necessary.  The current road improvement proposals 

are mainly targeted at certain important roads.  Large-scale road 

construction will require a large amount of land-resumption, and at the 

same time may do damage to the local rural environment.  Concerning the 

bicycle and hiking trails, some part of the trails are able to connect with 

existing or future bicycle/hiking trails outside the FCA, thus forming a 

complete network. 

Tourism 

Comments Received 

2.6.17 Some people considered LMC an important wetland for the feeding and 

resting of migratory birds, as well as a unique and advantageous feature 

of Hong Kong to promote eco-tourism for overseas tourists.  The Study 

Area is a unique area in the world, and there were suggestions to promote 

ecological/cultural/border tourism, and to develop hiking trails linking the 

east and west.  Nevertheless, it is necessary to avoid environmental 

damage in developing tourism.  In addition, some commenters suggested 

that the Hong Kong and Shenzhen governments could investigate the 

opportunity to make use of the Shenzhen River to promote border tourism 

as tourists could ride on a boat to enjoy the scenery on both sides of the 

river.  In the absence of conditions to develop the FCA in a 

comprehensive manner, some members of the public suggested 

developing the Shenzhen River and Sha Tau Kok area as tourist areas 
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first.  On the other hand, some locals opined that there is no major tourist 

attraction in the Study Area and worried that it cannot attract visitors.  

Some commenters pointed out that the western portion of the Study Area 

and its surroundings have resources to develop eco-tourism to 

accommodate the rising demands.  Apart from popular science and 

sightseeing based tourism, it was recommended to develop appropriate 

areas in the fishpond/wetland areas for eco-tourism activities such as 

ecological research, aquaculture, leisure vacations, family recreation and 

eco-experiences. 

Our Responses 

2.6.18 The history, unique cultural heritage resources, and internationally 

renowned wetlands of the FCA are its strengths and there is potential for 

developing sustainable tourism and recreation.  This will not only make 

better use of the conserved natural resources as  public tourism spots, but 

at the same time create commercial and job opportunities through, for 

example, the proposed eco-lodge on the hill of Ma Tso Lung, the outdoor 

recreational uses around Ta Kwu Ling and Heung Yuen Wai, adaptive re-

use of vacant school premises for tourist-related uses, hiking trails to link 

up Sha Tau Kok and LMC with natural resources such as fishponds and 

fung shui woodlands, cultural heritages such as historical buildings and 

cultural buildings, and two sections of bicycle trails to link with the 

existing/planned bicycle tracks in Sheung Shui, Fanling, Kwu Tung North 

and Ping Che/Ta Kwu Ling NDAs.  Individual community members have 

submitted proposals to reuse certain vacant school premises, and these 

are now under consideration by relevant government departments.  The 

Government has also undertaken assessments of the Shenzhen River 

and a restoration project will be conducted accordingly.  We understand 

the concerns of some community members to speed up to release the 

tourism potential of the FCA.  At present, there are various planning 

studies concerning different parts of the northern New Territories, 

including Sha Tau Kok, Lau Fau Shan, NENT NDAs and LT/HYW to 

comprehensively plan for the future development of the northern New 

Territories.  The Study on the Enhancement of the Sha Tau Kok Rural 

Township and Surrounding Areas will further examine tourism potential in 

the Sha Tau Kok Town.  Government certainly encourages private sector 

participation within the land use framework as indicated on the DDP, and 

as such Government welcomes the private sector, NGOs, and landowners 

to submit proposals concerning tourism developments. 

Agriculture 

Comments Received 

2.6.19 Some members of the professional institutes pointed out that green 

tourism is prevalent in Europe, the USA and Taiwan.  Tourist agents are 

promoting farm stays to tourists looking for a nature experience, and an 

increasing number of people are interested in voluntary work at organic 

farms.  It was suggested that farms in the FCA could make reference to 

these kinds of developments.  Some professionals suggested making 

reference to the existing economic model of country park activities centre, 

such as the Caritas Chan Chun Ha Field Study Centre to promote leisure 

farming.  Some opined that the development of Hong Kong has largely 

emphasised industry and commerce, and hence suggested reserving an 

appropriate amount of land in the FCA to develop hi-tech, high value-
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added, or/and ornamental agriculture to balance the development in the 

city.  Some locals pointed out that the agricultural industry in Hong Kong 

has already declined and rehabilitation is unlikely and they hoped that the 

Government could consider adding more tourist facilities, such as eating 

places and recreational facilities to attract visitors. 

Our Responses 

2.6.20 Leisure farming has grown in popularity in recent years. Commercial 

organizations, NGOs and social enterprises have made use of farmlands 

to develop “organic farming”, “rental farming”, “fruit-picking”, “farm village 

sightseeing” and “green living experience” to attract schools, enterprises, 

local tours and the public to participate.  Moreover, they accommodate 

those needs by developing farm stays, farm cuisine and farmer’s market 

to promote farm rehabilitation and leisure farming.  Farmlands in the FCA 

are relatively larger when compared to other parts of Hong Kong and there 

is an active farming culture (particularly the farmlands in the central part of 

Ta Kwu Ling).  Agriculture not only allows opportunities for more economic 

development through the promotion of agri-tourism, but can also preserve 

the rural environment and culture, and revitalise the community.  It is 

worth considering the development of hi-tech agriculture and this can be 

further investigated by private sector or NGO during the implementation 

stage. 

2.6.21 With regard to the revitalization of farming, we have already conducted 

several site visits and had discussions with existing agricultural 

practitioners (including production and leisure farming) to review the 

existing conditions and potentials. Although agricultural production faces 

fierce competition with the imported farm products from the mainland, 

leisure farming can still earn certain profits and its demand is growing.  

According to recent records, there is a growing trend in leisure farming in 

Hong Kong.  Nevertheless, leisure farming is only one of the tourism 

activities proposed in the Study Area and its development can integrate 

with agri-tourism, eco-tourism and cultural tourism, hiking, bicycle riding 

and other outdoor recreational activities. 

Livelihood Issues 

Comments Received 

2.6.22 Some members of the community considered that this Study has not fully 

addressed and resolved livelihood issues (e.g. housing needs and job 

opportunities). There were worries that the area would see a repeat of 

underemployment problems that occurred in Tuen Mun and Tin Shui Wai.  

Hence, in developing tourism and natural conservation, there is also a 

need to increase job opportunities in the area. 

2.6.23 Since existing squatter houses in the FCA are mainly constructed of weak 

materials, most of them are unsightly and structurally unsound.  Where 

there is no adverse ecological impact on the surrounding environment, it 

was suggested that the Government should consider granting permission 

to applications by villagers to rebuild their squatter houses with permanent 

building materials. 

Our Responses 

2.6.24 The purpose of this Planning Study differs from the nature of new town 

development. This Study aims at formulating a land use plan for the area 

to be released from the FCA with the provision of conservation and 
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development guidelines, rather than leading to the development of new 

towns.  The planning study of the NENT NDAs will be more focused on 

housing supply and employment opportunities.  On the other hand, PlanD 

has commissioned consultants (The University of Hong Kong) to evaluate 

the development of Tin Shui Wai New Town and to propose 

recommendations. The NDA study will make reference to these 

recommendations to avoid a similar situation.  The proposed Development 

Corridors in this Study, as well as the proposals to reuse vacant lands or 

abandoned farmlands for different scale and nature of developments, e.g. 

the Kong Nga Po CDA, the farming and recreational areas in Ta Kwu Ling 

and Heung Yuen Wai can help stimulate local economy and provide job 

opportunities in the region.  

2.6.25 Existing policies allow minor alterations to any lands or buildings existing 

before the gazettal of statutory plans (e.g. DPA Plans).  However, it is 

understood that the Lands Department does not usually allow the use of 

permanent building materials for the reconstruction of temporary 

structures. 

Demand for Burial Grounds/Columbaria and Funeral Arrangements 

Comments Received 

2.6.26 Concerns were raised about the increasing need for burial grounds and 

columbaria in Hong Kong.  It was suggested that land be identified in the 

FCA for burial ground/columbarium use, e.g. in the existing Sandy Ridge 

Cemetery.  Some environmentalists were worried that a burial ground as 

large as the one in Ma Shi Chau would appear in the FCA, and hoped that 

the Government would make regulations on land burials, while villagers 

hoped that there would be enough burial grounds for indigenous residents. 

Our Responses 

2.6.27 During the preparation of the DDP, we have already conducted 

preliminary assessments and considered that the Sandy Ridge Cemetery 

in the existing FCA possesses available land to accommodate facilities 

such as crematoria and columbaria.  With appropriate design, the impact 

on the surrounding rural environment and local residents can be 

minimised.  In order to implement this proposal, discussion is needed with 

the Food and Environmental Hygiene Department, and detailed technical 

assessment on environmental and transport impacts would be necessary. 

2.6.28 The FCA currently has many burial grounds for indigenous residents.  This 

Study recommended that the burial grounds could be included within the 

proposed “GB” areas. There is sufficient land for this purpose based on 

current circumstances. Hence there is no need to extend the existing area 

for burial grounds. 

Arrangement for Boundary Fences 

Comments Received 

2.6.29 Some Rural Council Members opined that the metal fences along 

Shenzhen River would cause environmental problems and suggested 

Development Bureau to discuss with the Security Bureau on how to 

improve the visual quality of the boundary areas, and to consider 

removing the boundary fences.  Some green groups pointed out that the 

boundary fences and BCPs in the FCA testified the history of boundary 

security in Hong Kong and suggested that the Government should 
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investigate the historical value for different levels of conservation sites or 

they could be linked up with other boundary security facilities in the FCA to 

enrich the contents of the heritage trails. 

Our Responses 

2.6.30 The boundary fence is used to support the FCA security. In order to 

facilitate the implementation of the new FCA boundary, a secondary 

boundary fence has been proposed to be built along the existing boundary 

patrol road, and to construct new fences and new parts of the boundary 

patrol road at specific locations.  The Shenzhen River is currently 

undergoing renovation works while beautification can be considered upon 

completion of the works. 

2.6.31 Features of cultural heritage and landscape value within the Study Area 

are recommended to be retained and incorporated into other land use 

proposals to improve the environmental quality. The proposal includes a 

hiking trail with a historical/heritage theme, which links up various 

buildings or features with traditional or historical value, so as to attract 

more tourists and to enhance conservation and revitalization. 

Unauthorised Development and Illegal Dumping Problems 

Comments Received 

2.6.32 Some local people were worried that once the FCA has been opened up 

and developed, the rural setting and development of the area will be 

adversely affected by the presence of open storage, container yards and 

illegal land filling activities.  Imposing strict restrictions on land use is 

proposed to avoid the proliferation of illegal garages, container yards and 

waste recycling yards that will damage the rural environment.  However, 

they agreed that there is a need in society for those industries and 

suggested relocating the existing open storages in the FCA. 

2.6.33 Some green groups suggested that before the opening up of the FCA, 

EPD should revise the Waste Disposal Ordinance to fight against 

unauthorised dumping through a substantial increase in the maximum 

penalty for unauthorised dumping and excavation. 

Our Responses 

2.6.34 Since most areas in the existing FCA are not covered by statutory plans, 

dumping and land filling activities are currently not subject to planning 

control under the Town Planning Ordinance. PlanD will prepare DPA 

Plans for the lands to be released from the FCA to ensure control under 

the Town Planning Ordinance before the new boundary comes into effect. 

2.6.35 Not many open storage yards are located within the existing FCA and 

hence there is no significant impact on the environment.  This Study 

recommended the existing open storage yards to be relocated to areas 

indentified for non-polluting open storage use to enable developments that 

are more compatible with the environment, and at the same time be 

congruent with the land use and infrastructure facilities such as the 

proposed Man Kam To Development Corridor. There are also lands 

reserved for supporting port back-up and logistics uses in other areas in 

the New Territories.  This Study aims to formulate a land use planning 

framework.  Apart from taking into account public gains, private land 

ownership should be respected and market flexibility should also be 

provided.  This Study has also considered the existing condition of Hung 
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Lung Hang, and recommended the provision of appropriate economic 

incentives to encourage development other than open storage uses.  

Whether the open storage yards in the area be relocated will be 

determined by market demands. 

2.6.36 EPD has proposed amendments to the Waste Disposal Ordinance to 

strengthen enforcement powers on the unauthorised dumping of 

construction materials on private lands under Section 16A of the 

Ordinance.  EPD is currently consulting the Panel on Environmental 

Affairs of the Legislative Council, relevant District Councils and Heung 

Yee Kuk with a preliminary proposal to amending the Ordinance. The 

potential impacts of the proposed amendments on relevant stakeholders 

will also be evaluated. The Government has agreed that the 

penalty/sentence for illegal filling and dumping should be an effective 

deterrent.  If a penalty/sentence is considered as too lenient or not 

adequate to reflect the seriousness of the offence, appropriate review will 

be conducted through the Department of Justice where there is 

justification and consideration on the circumstances of each case. 

2.7 Other Suggestions 

Comments Received 

2.7.1 Apart from the above suggestions, we have also received some other 

individual development concepts, proposals or ideas, which are 

summarised as follows: 

· Extension of Ling Ying Public School for adding secondary school 
classrooms 

· Sha Tau Kok farm and ecological garden 

· Ma Tseuk Leng Shek Kan Rock Climbing Activity Centre 

· Retaining the ruins of a bridge and railway track for narrow gauge 
steam locomotive in Ma Tseuk Leng as part of the Country Park   

· Proposal to promote war game activities in large areas of the FCA 

· Provision of a small-scale museum for the history and culture of the 
FCA, and serving as an information centre 

· Provision of an international cycling competition venue 

· Provision of a mountain bike trail 

Our Responses 

2.7.2 We are grateful to the public who provided various land use concepts and 

proposals during the study process.  Most of the proposals, such as 

extension of the Ling Ying Public School, Ma Tseuk Leng Shek Kan Rock 

Climbing Activity Centre, retaining the ruins of the railway bridge as part of 

the Country Park, the provision of an international cycling competition 

venue, Closed Area museum and mountain bike trail can be further 

investigated with relevant departments and organizations at the 

implementation stage.  According to the Antiquities and Monuments Office, 

the railway bridge and railway track at Ma Tseuk Leng are not declared 

monuments nor graded historic buildings, and are not protected under the 

Antiquities and Monuments Ordinance.  Whether they will be retained as 

part of the Country Park requires further investigation by AFCD during the 

implementation stage. The war game activity as suggested can be one of 
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the uses under the “REC” zone proposed in the Study.  The Study has 

suggested re-using existing vacant school premises in the region for eco-

tourism centres, green agriculture information centres and 

historical/traditional cultural museums.  Private or NGOs can submit 

proposals to implement such uses in accordance with the land use 

planning framework. 
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Section 3 COMMUNITY ENGAGEMENT REVIEW 

3.1 The Stage 2 Community Engagement has successfully solicited public 

comments and suggestions on the DDP.  Approximately 30 written 

submissions were received.  Apart from collecting a lot of valuable 

comments and suggestions, the community engagement activities also 

created an open process for the exchange of views on the planning of the 

FCA in order to seek consensus among the public and stakeholders 

during the planning process. 

3.2 This report has summarised the collected comments and suggestions, and 

listed out the responses by the study consultant and relevant government 

departments.  From the comments gathered during the Stage 2 

Community Engagement, the public generally agreed that the proposals of 

the DDP were in the direction to achieve a proper balance between 

conservation and development under the principle of sustainable 

development.  Nevertheless, certain organizations and individuals 

expressed concerns on the following issues: 
• Although there was agreement on conservation, there were also 

concerns that there are too few development areas proposed on the 

DDP, which would hinder integration and connection with Shenzhen. 
Some people suggested injecting more high-tech and commercial 
developments. Some considered that putting “GB” or “CA” zones on 
private land is unfair and asked for compensations or more 

developments; 

• There was agreement on the release of the FCA but were concerns 
on the invasion of unauthorised development and environmental 

impact upon commencement. It was suggested to restrict vehicles 
from entering to the region to avoid illegal filling and dumping 
activities.  Some opined that the proposed public-private partnership 

approach is not effective for conservation.  Instead, they suggested 
using land resumption and non in-situ land exchange to carry out 
conservation on private lands; 

• Some community members considered it necessary to devote more 

resources to improve the basic road facilities. Indigenous villagers 
opined that it is necessary to extend the village development areas 
based on a 20-year-or-above Small House demand, instead of the 

current 10-year demand. 
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Section 4 WAY FORWARD 

4.1 The comments collected during the Stage 2 Community Engagement 

have already been analysed and considered.  Public views will be 

incorporated for further study to improve and strengthen the DDP to 

ensure a balance of views.

4.2 The next phase of the Study is to formulate an RDP based on the public 

comments, proposals received, as well as relevant strategic environmental 

and other technical assessments, in order to set a foundation for the 

formulation and revision of relevant statutory plans. 
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ANNEX I List of the Community Engagement Activities during the Stage 2 
Community Engagement 

 
The following activities and events were undertaken in the Stage 2 Community Engagement: 
 

Activities Date (D/M/Y) 

Publicity Activities: 

Publication of the  Stage 2 Community Engagement Digest and 
Information Pamphlets  

29/10/2009 

Wide Distribution of Invitation Letters and Posters  30/10/2009 

Two Public Forums with Exhibitions, Presentations and “Q&A” 
Sessions 

07/11/2009 & 
28/11/2009 

Updates to the study website 10/2009 

Public Events- Public Forums: 

Public Forum 1 (San Tin, New Territories) 07/11/2009 

Public Forum 2 (Fanling, New Territories) 28/11/2009 

Engagement Meetings/Briefings: 

Town Planning Board 30/10/2009 

Planning Sub-committee of the Land and Building Advisory 
Committee 

02/11/2009 

Visit to the FCA with the Shenzhen Institute of Planners 15/11/2009 

Town Planning and Development Committee, Yuen Long District 
Council 

18/11/2009 

Ta Kwu Ling Rural Committee 19/11/2009 

Legislative Council (Panel on Development) 24/11/2009 

Sheung Shui Rural Committee 25/11/2009 

San Tin Rural Committee 26/11/2009 

Hong Kong Institute of Planners 02/12/2009 

Country Parks Committee 03/12/2009 

Green Groups 07/12/2009 

North District Council 10/12/2009 

Heung Yee Kuk New Territories 11/12/2009 

Advisory Council on the Environment 14/12/2009 

Participation in the seminar  jointly organised by the Hong Kong 
Baptist University and the Heung Yee Kuk, New Territories  

14/12/2009 

Visit to the FCA with Green Groups 23/12/2009 
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ANNEX II A list of the Moderators, Panel Members, and Floor Speakers 
 
Public Forum 1 
 

Role Name Organization/Background 

Moderator Mr. LEUNG Kong-yui, 
BBS, JP 

Town Planning Board Member 

Panel Member Mr. MAN Fu-wan, BBS Chairman, San Tin Rural Committee 

Panel Member Dr. Alan LEUNG Senior Conservation Officer, World 
Wide Fund of Hong Kong 

Panel Member Dr. TANG Bo-sin Associate Professor, Department of 
Building and Real Estate, The Hong 
Kong Polytechnic University 

Floor Speaker Mr. K.K. Lau* - 

Floor Speaker Mr. MAN Luk-sing, MH Councillor, Yuen Long District (San 
Tin Constituency) 

Floor Speaker Mr. K.T. Man* San Tin Village Representative 

Floor Speaker Mr. C.W. Cheung* President, Lok Ma Chau China-Hong 
Kong Freight Association 

Floor Speaker Mr. W.K. Wong* Vice-President, Lok Ma Chau China-
Hong Kong Freight Association 

Floor Speaker Mr. C.S. Man* Vice-President, San Tin Rural 
Committee 

Floor Speaker Mr. C.K. Ngai* Ha Wan Tsuen Village Representative 

Floor Speaker Mr. Cheung* Lok Ma Chau Village Representative 

Floor Speaker Mr. K.F. Cheung* Lok Ma Chau Village Representative 

Floor Speaker Mr. Man* One of the owners of D.D.99 Lot.733 

Floor Speaker Unidentified San Tin Village Residents 

Floor Speaker Unidentified - 
Note: 

* Translation of Chinese Name 
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ANNEX II A list of the Moderators, Panel Members, and Floor Speakers 
 
Public Forum 2 
 

Role Name Organization/Background 

Moderator Mr. A. Donald YAP, JP Vice-Chairman, Rural and New Town 
Planning Committee 

Panel Member Mr. HAU Chi-keung Vice-Chairman, North District Council 

Panel Member Dr. NG Cho-nam, BBS Associate Professor, Department of 
Geography, University of Hong Kong 

Panel Member Mr. WONG Kam-sing Vice-Chairman, The Hong Kong 
Institute of Architects 

Floor Speaker Mr. K.F. Lau North District Councillor 

Floor Speaker Mr. C.Y. Lo* Consultant, Sheung Shui Rural 
Committee  

Floor Speaker Mr. Y.O. Tsang* Sha Tau Kok Village Representative 
(Chairman, Sha Tau Kok Chamber of 
Commerce) 

Floor Speaker Mr. W.C. Yip* Lin Ma Hang Village Representative/ 

Floor Speaker Mr. C.Y. Chau* Fanling Resident 

Floor Speaker Mr. K.K. Law* - 

Floor Speaker Mr. Liu* Sheung Shui Resident 

Floor Speaker Mr. F.S Liu* Sheung Shui Heung Indigenous 
Village Representative 

Floor Speaker Mr. K.L. Hau, MH, JP North District Councillor  

Floor Speaker Mr. K.W. Liu North District Councillor 

Floor Speaker Mr M.L. Cheung* Tong To Village Representative 

Floor Speaker Ms. K.S. Fong Sai Kung District Councillor 

Floor Speaker Mr. K.K. Yip* Lin Ma Hang Indigenous Villager/ 
Lecturer, Division of Building Science 
and Technology, Hong Kong City 
University  

Floor Speaker Mr. Ng* - 

Floor Speaker Mr. Y.S. Cheung* Frontier Closed Area Development 
Concern Group* 

Note: 

* Translation of Chinese Name 

 

 

 
 

 

Annex III 

Photos of the 
Community Engagement 
Activities 

 



 

 

 AIII/1 
 

 

 

ANNEX III Photos of the Community Engagement Activities

Public Forum 1 – 07/11/2009

 
 

 
 

Sheung Shui Rural Committee – 25/11/2009
 

 
 

 

Visit to the FCA with the Shenzhen Institute of 
Planners – 15/11/2009

 
 

Visit to the FCA with Green Groups – 
23/12/2009
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Public Forum 2 – 28/11/2009

 
 

 

Green Groups – 07/12/2009

 
 

 
  

Heung Yee Kuk New Territories – 
11/12/2009

 
 

 

North District Council - 10/12/2009 
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ANNEX IV Index of Written Submission Received 

No. Name Organization 

1 Marlon Cheung - 

2 Ng Kai Wang* - 

3 Cheung Chung Man* - 

4 - Sha Tau Kok Farm (Organic) Company Limited 

5 Cheung Kwai Fong* Lok Ma Chau Village Office, San Tin 

6 Mr. Yuen* - 

7 Confidential - 

8 To Jik Sung* Muk Wu Village, Ta Kwu Ling 

9 Liu Ka Sing* - 

10 Yau Tin Yan* San Tsuen, Sha Tau Kok  

11 John Lo Sheung Shui Rural Committee 

12 Tsang Yuk On* Sha Tau Kok Chamber of Commerce 

13 Anonymous - 

14 
Yip Chau Ping* 
(with 9 signatories) 

Lin Ma Hang Village, Sha Tau Kok 

15 Roger Ng - 

16 To Shue Hoi* Chau Tin Village, Ta Kwu Ling 

17 Ngai Chi Kin * Ha Wan Village Office, San Tin 

18 
Villagers of Lok Ma Chau Tsuen (32 
signatories)  

- 

19 Fung Wai Fat* Liu Pok Village Office, Sheung Shui 

20 
Villagers of Lin Ma Hang Tsuen (11 
signatories)  

- 

21 
Cheung Kwai Fong* 
(with 46 signatories) 

Lok Ma Chau Village, San Tin 

22 Cheung Bing Jung* 
Lok Ma Chau Indigenous Villagers Association 
in United Kingdom* 

23 - The Conservancy Association 

24 Louis Loong 
The Real Estate Developers Association of 
Hong Kong 

25 
Yu Kam Kei, Lee Chi Leung, Fung 
Kai Pun and Wong Hon Wang* 

Mai Po Eco-tourism Project Development Team* 

26 - Heung Yee Kuk New Territories 

27 Cheng Luk Ki Green Power 

28 Wong Fuk On* Mai Po Village, San Tin  

29 Hung Ming Loon* - 

30 Michael Y.K. Wong Hong Kong Youth Hostels Association 

31 
Fong Chau, Cheung Nam Dik Yeung 
and Chan Chun Ning* 

One Country Two Systems Research Institute 

32 Alan Leung World Wide Fund Hong Kong 

33 Confidential - 

34 Regina Ip  Savantas Policy Institute Limited 

35 L. C. Wong Kadoorie Farm and Botanic Garden Corporation 

36 Clive Noffke Green Lantau Association 

37 Winnie Wong - 
Note: * Translation of Chinese Name 




