Planning Strategy and Next Steps

A Future Roadmap

Section IV

13

Section IV

Section IV

Planning Strategy and Next Steps

Chapter 13: A Future Roadmap

Planning Strategy and Next Steps

79

Section IV

13

Planning Strategy and Next Steps

A Future Roadmap

“Then he ordered the crowds to sit down on the grass,
and taking the five loaves and the two fish,
he looked up to heaven and said a blessing.
Then he broke the loaves and gave them to his disciples,
and the disciples gave them to the crowds.
And they all ate and were satisfied.”

- Matthew14:19-20

13.1

Do More With Less

13.1.1

Based on the Preferred Development Option and results of the impact
assessments, a Recommended Development Pattern
(Figure 13.1) has been derived, embracing the overarching study goal
for sustainable development and the spatial planning concepts and
functions mentioned in Chapter 11.

13.1.2

Indeed, the HK2030 Study is tasked to formulate a planning
framework that takes Hong Kong towards a more sustainable form of
development.  That means ensuring better quality of life for everyone,
now and in the future.  Other than balancing social, environmental
and economic considerations, an important sustainable development
principle is good resource management.  This implies more efficient
use of, among others, land and infrastructure – that we should
carefully re-assess the capacities of our developed land and existing
infrastructure to avoid unnecessary wastage; that a more innovative
approach should be adopted to manage our needs; that we should
be prepared and therefore plan for growth while ensuring that
provision is made in a timely manner.  

13.1.3

In the light of the trend for slower population growth, and in keeping
with sustainable development principles, the direction for Hong
Kong’s future development is clearly to do more with less – to strive
at better quality, higher efficiency while being prudent on resource
utilisation and cautious about embarking on massive construction
programmes on greenfield sites.
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Figure 13.1  Recommended Development Pattern
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13.2

Placing Quality Over Quantity

13.2.1

Huge development pressure in the past few decades have compelled
us to focus on opening up new land to meet housing and economic
needs.  Fulfilling quantitative requirement was indeed necessary to
sustain the rapid economic growth and satisfy various social needs
generated by a fast-growing population.

13.2.2

Nonetheless, community aspirations for provision in the public domain
have changed.  Meeting demand in quantitative terms alone is no
longer sufficient as quality is seen to be as important as quantity, if not
more.  The trend for slower population growth and reduced housing
pressure offers a good opportunity for us to gear towards improving
the quality of provision.

13.2.3

However, the perception of quality differs among people and at
different times.  While it would be difficult to work out a definition
acceptable to all, quality should be about the provision of products
and services, and the establishment of a process of providing such
that is continuously meeting the changing needs of users, with a
standard beyond their expectations.

13.2.4

Applying this definition in the planning context, provision of a
quality living environment could entail improving design, enhancing
accessibility, respecting the environment, appreciating nature
and heritage, encouraging good practice, boosting efficiency and
augmenting co-ordination across policy areas, and such like.

13.3
13.3.1
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A Structured Strategy
The HK2030 Study is not meant to provide quick-wins or band-aid
solutions to immediate issues.  Rather, it serves to formulate a holistic
and cohesive planning strategy that could lead ultimately to our vision
and long-term objectives.  In the absence of instant results, this
strategy must be set out as a pathway with clear signage to indicate
where it is taking us; milestones (or checkpoints) to monitor progress;
and escape routes (or response plans) to allow us to slide easily into
an alternative path when needed.  The latter two will be discussed in
Chapter 15.  This chapter focuses on a roadmap that shows signage.
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To provide clear signage, the strategy would best be expressed in a
stratified format of several levels: directions, themes and measures.  
The broad directions provide a succinct and easily comprehensible
description of the major proposals to achieve our vision to strengthen
our position as Asia’s world city; the themes point more explicitly to
areas of attention; and the measures describe the possible actions.  
Many of the proposals may not be innovative or even new.  
The importance is to lay them out in a cohesive manner to allow
better understanding of the full picture.
Figure 13.2  Strategy Structure

Asia’s World city

Vision

Directions

Quality
Environment

Economic
Competitiveness

Links with
the Mainland

Themes
Measures

13.3.3

At the highest level, the HK2030 Study, taking forward the
recommendations of the Commission on Strategic Development1
which were re-affirmed by the community through public
consultations of the HK2030 Study, proposes that the planning
strategy should focus on three broad and interlocking planning
directions:
• Providing a quality living environment
• Enhancing economic competitiveness
• Strengthening links with the Mainland
These are further explained below.

1

Commission on Strategic Development, February 2000, Bringing the Vision to Life; Hong Kong’s Long-term Development Needs
and Goals
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13.4.1
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Direction I: Providing
a Quality Living Environment
A quality living environment
not only embraces social
and environmental objectives
but can help to attract and
retain workers, especially the
talented and skilled, needed
to sustain our economic
growth.  Under this broad
direction are four themes:
I-A

Create a sense of place2 which could in turn foster a sense
of identity and belonging, shared by all members of the
community

I-B

Smart use of space and the built fabric to better utilise our
limited resources so as not to compromise the ability of future
generations to meet their needs, and to conserve more of our
countryside areas

I-C

Improve the environmental quality for healthier, greener and
more pleasant surroundings in which to live and work, and also
as part of the global effort for the protection of the environment

I-D

Ensure adequate and timely provision of housing land and
supporting infrastructure and widen housing choices – while
quality is important, addressing quantity demand is still also
an important requirement.  This should tie in with the Preferred
Development Option described in Chapter 11.

Sense of place has been discussed in Chapter 4.
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Create a Sense of Place

Measure I-A-i    Strengthen Local Character and Identity
13.4.2

A sustainable planning strategy is also a people-oriented strategy.  
Recognising that certain places hold special meaning to particular
people or peoples, planning must aim to foster a sense of place to
be meaningful.  Places said to have a strong sense of place have a
strong identity and character
that is deeply felt by local
inhabitants and by many
visitors.  Sense of place is
a social phenomenon that
is dependent on human
engagement for its existence.  
Such a feeling may be
derived from the natural
environment, but is more often made up of a mix of natural and
cultural features in the landscape, and generally includes the people
who occupy the place.   

13.4.3

Fostering a sense of place requires attention on two aspects
– process and scale.   The planning process should follow the
sequence of “Communicate – Understand – Interpret – Plan”.  This
begins with engaging the local people to get their views, thereby
understanding their needs and aspirations.  Then, such thoughts are
translated into spatial planning terms before being put together in a
plan.

13.4.4

The scale of the plan is also important.  A sense of place is generally
identified for small neighbourhoods, although it could also be, though
less often, associated with larger areas.   Hence, a cellular approach
with a local-area focus could ensure that a sense of place would be
cultivated more effectively.  In this regard, it is recommended that
we should continue to undertake further local area improvement
schemes, with the primary aim of creating a sense of place, among
other objectives.  This sense of place should not only apply to
individual local-area schemes, but should be a theme that permeates
across planning at all levels.
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Measure I-A-ii    Plan for Diversity and Inclusivity

13.4.5

With a diverse and multi-cultural population, consideration should
be given to diversity and inclusivity in the planning for services and
facilities.  For instance, the ageing population phenomenon may call
for a review of the Hong Kong Planning Standards and Guidelines
(HKPSG) to ensure adequate attention is given to people with
different abilities and needs in the setting of provision standards and
planning criteria of different public facilities.  In line with government’s
policy of promoting integration of people with disabilities into the
community, we would need to incorporate provision of suitable
access and rehabilitation services and facilities for people with
disabilities into the planning
process for development and
redevelopment.  Moreover, in
the design of buildings and
public places, consideration
needs to be given to applying
universal design concepts to
cater for a diversity of users,
regardless of ability and age.

13.4.6

The provision of public housing is another area of concern.  We
are committed to providing affordable rental housing to families
in need.  Besides, public housing is generally viewed as having a
function of enhancing social mobility and integration.  The Hong
Kong Housing Authority now operates over 680,000 public rental
units and the number is on the rise.  The continual demand for public
housing creates a heavy financial burden on the public coffer and
mounting pressure for identifying suitable land for new public housing
development.  Further studies will therefore be required in order to
arrive at a resolution.
Measure I-A-iii    Enhance Harmony and Balance of the Built Environment

13.4.7
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Achieving harmony and balance of the built environment is an ancient
art that seems to be receding from modern urban forms.  Today, we
still see silhouettes of Chinese cities built by emperors of the dynastic
period who chose to have their capital laid out in adherence to the
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principles of feng shui – the art of living in harmony with nature.  
Similarly, the Golden Section was widely used in European built
forms, as demonstrated in the Greek architecture of the Parthenon,
the Renaissance architecture of Leon Battista Alberti’s Santa Maria
Novella in Florence, and Le Corbusier’s various projects in his quest
for modular designs of modern architecture, to name only a few.  
This Golden Section reveals that there could be a simple, yet
fascinating, way to create building proportions that are balanced and
harmonious with the surrounding environment.
13.4.8

In Hong Kong, years of rapid development has transformed our urban
landscape many times in the general absence of stringent controls on
the built form, other than the allowance provided under the Building
(Planning) Regulations, and planning/lease restrictions which are
only specified for certain sites.  Such a process has contributed to
issues like “sore-thumb buildings” in a low-density area, “wall effect”
especially of waterfront developments, “flat-top” built masses
(large-scale development with uniform building height and design),
as well as the lack of view corridors and breezeways.  

13.4.9

Many of these issues have been identified in the study on the
“Urban Design Guidelines for Hong Kong” completed in 2003 and
the “Feasibility Study for Establishment of Air Ventilation Assessment
System” in 2005.  As a follow-up of these two studies, new urban
design guidelines were formulated for incorporation into the HKPSG
in 2006, setting out ways of improving our physical environment in
aesthetic and functional terms, at both macro and micro levels.  
Our strategy stresses the importance of observing these urban design
guidelines in new developments as well as in the re-planning of old
urban areas.
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13.4.10

Another attributing factor to the incongruous built form of
developments could be the method of calculating permissible gross
floor area (GFA) for a development.  While the granting of bonus GFA
(mainly for the dedication of public passage, capped at 20% of the
permissible GFA), non-accountable GFA (mainly for ancillary facilities
such as club houses, plant rooms, parking spaces), and the more
recent allowance of exempted GFA for green features are all well
justified in their own right, the cumulative effect could result in a large
increase in building bulk.  A proper balance is called for.

13.4.11

Buildings aside, attention should also be given to improving our
overall urban landscape through enhancing of the open space
network.  An “urban ecology concept” could be considered by
providing green links to connect existing parks and other public
spaces through e.g. landscaped pedestrian walks and sitting-out
areas.
Measure I-A-iv    Respect Heritage and Cultural Characteristics
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13.4.12

Our heritage helps define our cultural identity.  Heritage resources can
add variety to our cityscape, make our city a more attractive place
and contribute to the development of cultural tourism.  

13.4.13

While the heritage conservation policy may encompass the wider
consideration of identification/categorisation of resources, the finance
of conservation projects as well as educational programmes and
such like, in spatial planning terms, three aspects require our special
attention.  First, to respect heritage and cultural characteristics we
do not only preserve individual buildings, but should create heritage
precincts that integrate protected buildings with its surrounding
environment, thereby enhancing coherence, accessibility and visibility
of the heritage items.  This may not necessarily imply preserving a
whole area or neighbourhood as a declared monument.  Rather, it is
purported that a compatible setting for the heritage buildings could be
created through the application of appropriate planning measures.

13.4.14

Second, we also need to think of innovative ways of putting heritage
buildings into adaptive re-use to enhance their social, cultural and
economic benefits while not diminishing their conservation value.  
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Recent projects of this kind include the Dr Sun Yat-sen Museum at
Kom Tong Hall on Castle Road, and the Ping Shan Tang Clan Gallery
and Heritage Trail Visitors Centre at the old Ping Shan Police Station.  
Such opportunities should continue to be identified.
13.4.15

Third, we need to consider preservation not only of the built
structures, but streets and other urban elements of special character
for the activities they hold, e.g. Lan Kwai Fong and Tai Yuen Street.
Measure I-A-v    Cherish Our Natural Endowments

13.4.16

Stated as our nature
conservation policy is
“to regulate, protect and
manage natural resources
that are important for the
conservation of biodiversity
of Hong Kong in a
sustainable manner, taking
into account social and
economic considerations,
for the benefit and enjoyment of the present and future generations
of the community.”  To better protect Hong Kong’s rich biodiversity,
further efforts are needed, including the efficient management of our
development footprint and sensible use of non-urbanised land for
development.  This is further discussed under Measure I-B-iii.

13.4.17

The Victoria Harbour is another important natural asset of Hong
Kong.  Other than refraining from further reclamation unless there
is an overriding need, we should continue to plan for an attractive,
vibrant and accessible harbourfront that is symbolic of Hong Kong
and worthy of its title as Asia’s world city.   
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Theme I-B

Smart Use of Space and the Built Fabric

Measure I-B-i    Practise Three-Dimensional Planning
13.4.18

Traditional land use planning has largely been conducted on a
two-dimensional basis, resulting in insufficient appreciation of the
three-dimensional outcome of development proposals.  Efforts in
improving urban design of recent years (through undertaking various
studies and preparation of guidelines) and developing computer tools
have helped to foster a stronger sense of appreciation on this aspect
among the community and practitioners, but conflicting objectives
(such as the wish of developers to maximise the number of units
with a good view) have frustrated actual application of the urban
design concepts.  We need to continue to foster a stronger sense
of appreciation on good urban design among private developers,
engender wider community awareness on its merits and promote
good practice among professionals.

13.4.19

Apart from the visual angle, three-dimensional planning is also
applicable to the use of buildings.  Hong Kong is already a forerunner
in providing mixed-use developments (e.g. the development of
residential towers on a retail/utility podium separated by a landscaped
deck is permissible under the “Residential (Group A)” (“R(A)”)3 zone
on outline zoning plans), which is increasingly replicated in many parts
of the world.  Mixed-use developments help to promote a livelier
ambience compared with areas which are homogeneously of office or
residential uses prevalent in many overseas cities.

13.4.20

The advancement of information technology brings new
ways of conducting business, e.g. through e-commerce and
telecommunications, resulting in a new “work-live” relationship and
lending support to the demand for a new form of
residential-cum-work environment.  While developers would likely

3

172

The “R(A)” zone is intended primarily for high-density residential developments.  Commercial uses are always permitted on the
lowest three floors of a building or in the purpose-designed non-residential portion of an existing building.
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prefer seeing maximum flexibility in zoning to accord with the swing of
market demand, the downside of providing too much flexibility would
be the possible result in incompatible land uses (e.g. the inability to
protect residential uses from disamenities) and uncertainty in the
planning for infrastructure.
13.4.21

The “Commercial/Residential” (“C/R”)4 zone is not a zoning tool best
designed to achieve mixed-use development, nor is it a suitable
mechanism to facilitate the “new style” of integrated mixed-use
development mentioned above.  Moreover, the differential plot ratio
entitlement of domestic and non-domestic use under the Buildings
Ordinance may also have influenced the choice of development under
this zoning.

13.4.22

These issues which seem to be at odds require a new approach in
planning.  Perhaps a possible way out is to maintain control on the
provision quanta of individual uses while allowing maximum flexibility
in the design and layout of buildings to accommodate the various
uses to suit different user needs.  To this end, a new zoning for “mixed
use” development has been introduced and first applied in the latest
draft Kai Tak outline zoning plan.  Should this concept turn out to be
successful, it could be replicated in other localities as appropriate.
Measure I-B-ii    Encourage Re-cycling of Land and Buildings

13.4.23

4

Economic restructuring in the past two decades has generated a
substantial amount of surplus industrial floorspace.  In response, we
introduced the “Business” zone and relaxed the uses permissible in
the “Industrial” zone in order to allow greater flexibility in the use of
the surplus industrial buildings.  We should continue to encourage
re-cycling of developed land and re-use of buildings, and some new
ideas have been explored under the HK2030 Study.

The “C/R” zone allows either a pure residential, pure commercial, or combination of uses of any proportion in a building.
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13.4.24

In the earlier rounds of public consultation under the Study, some
members of the public suggested that the existing industrial buildings
could also be re-used for residential uses.  The concept of conversion
of industrial buildings for loft apartments5, which are common in many
overseas cities, was floated for further examination.

13.4.25

We subsequently carried out a study to explore the feasibility, with
the assistance of case studies, of the concept.  The case studies
generally confirmed that conversion of industrial buildings to lofts is
feasible in Hong Kong, but individual cases may be subject to issues
related to the building regulations, industrial/residential interface and
financial viability which need to be properly addressed.

13.4.26

Following the same philosophy, we also undertook another case
study on the conversion of industrial buildings for elderly flats together
with other facilities for old people.  As elderly housing is residential
in nature, the recommendations and development issues identified
were similar to those for lofts.  Apart from the above, the case study
also concluded that the identification of the operating agency and
the availability of tailor-made financial options in the market to help
liquidise assets of the elderly would be critical to the success of the
scheme.

13.4.27

The idea of providing lofts or elderly housing at disused industrial
buildings through conversion was generally welcome by the
community.  However, for both products, it would best be left to the
private sector to identify suitable opportunities, with Government
maintaining its facilitating role.
Measure I-B-iii    Contain Urban Growth

13.4.28

5
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At present, only about 21% of Hong Kong’s total land area is
developed or urbanised, with another 2% occupied by rural
settlements.  The rest are mainly woodland, scrubland, grassland,

“Lofts” are units used for both domestic and work studio purposes in buildings originally constructed for industrial use.  The
key features are “home-cum-studio” style with large, free, open-plan living space, which provides the maximum flexibility for the
occupants to create their own living spaces.  Whilst lofts are usually occupied, in overseas cities, by special classes of people
like artists, designers, writers or academics, it is proposed that lofts should be developed to suit the local context of Hong Kong,
say, for one to two person-households, rather than families with occupants being able to work and live at the same time in a
single space.
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farmland, reservoirs, barren land and other rural uses, including
over 400 km2 of protected country parks.  Strict limitations on urban
sprawl over the years have helped us maintain our city’s growth in
a sustainable manner.  We should continue to contain our urban
growth with prudent use of undeveloped land and avoid intrusion
onto “no go areas”.  Under the level of growth currently assumed,
we would recommend that the development of NDAs and major new
infrastructure planned for the next 20 to 30 years should take up
greenfield land of no more than 2% of Hong Kong’s total land area.

Theme I-C

Improve the Environmental Quality

Measure I-C-i    Co-ordinate with Environmental and Other Policies
13.4.29

Sound environmental policies are the key to improving our
environmental conditions especially with respect to air quality,
quality of our various water bodies, the noise environment as well
as waste management.  These are in turn related to other policies
such as transport, power supply and air and marine services.  
Moreover, we need to strike a proper balance to ensure that our
development needs are met without doing unacceptable damage
to the natural environment.  Whilst good physical planning can
contribute substantially to environmental enhancement, it certainly
requires a comprehensive environmental strategy to fully address the
identified environmental problems.  The requirement of sustainability
assessment (SA) for all major decisions of Government and the
statutory requirement of environmental impact assessment (EIA)
for designated projects (listed out in Schedules 2 and 3 of the EIA
Ordinance) have been a major step in ensuring consideration of
environment issues at the planning stage.
Measure I-C-ii    Practise Good Land Use Planning

13.4.30

Our public transport system handles some 11 million passenger trips
per day, 36% of which are taken by rail.  As rail generally creates a
lower environmental impact than road-based transport modes,
it should continue to form the backbone of our public transport
system, as recommended in the Territorial Development Strategy
Review (TDSR) and the Third Comprehensive Transport Study
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(CTS-3).  To encourage wider use of rail, we would encourage a
development pattern with more development around the rail stations.  
This should be complemented by a feeder network of pedestrian and
cycling paths as well as inter-modal changing facilities to enlarge the
catchments of the rail stations.  Moreover, the planning for mixed-use
(“home-cum-work”) developments/areas could help to reduce trip
demand and relieve congestion in the peak-flow direction.

13.4.31

Indeed overall speaking, decentralisation of employment-generating
land uses could help to address some of our traffic problems.
At present, some 77% of our employment is concentrated in the
Metro Area6, while about 41% of the working population are residing
in the New Territories.  This necessitates long journeys to work and
exerts heavy pressure on our domestic transport network, especially
the cross-harbour routes.  Apart from pursuing more
rail-based developments, we should aim to, through various planning
measures, bring more jobs to Kowloon and New Territories, in order
to minimise traffic generation.  For a start, relocating some of the
current government offices to Kowloon or the New Territories could
be considered.

13.4.32

It is also necessary to constantly review the need for new transport
infrastructure.  The building of new infrastructure involves huge capital
and operating costs and may create environmental impacts.  As we
already have an extensive and sophisticated road and rail system, it
is important that there should be a robust transport strategy to cope
with different future circumstances while making best use of the
available infrastructure.  An integrated land
use-transport-environmental approach will continue to be adopted
in order to minimise the demand for travel and reduce the need for
additional transport infrastructure.

6
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Including Hong Kong Island, Kowloon, Tsuen Wan, Kwai Chung and Tsing Yi.

Section IV

13

Planning Strategy and Next Steps

A Future Roadmap

Measure I-C-iii    Encourage Better Urban/Building Design
13.4.33

With a high-density cityscape, together with a hot and humid
sub-tropical climate, Hong Kong fundamentally needs more air
movements for thermal relief and comfort and better hygienic
conditions within the built environment.  Following the completion of
the “Feasibility Study for Establishment of Air Ventilation Assessment
System” in 2005, we have promulgated a set of guidelines on
facilitating air ventilation, listing out the key principles that need to be
considered in planning for development at the district and site levels.

13.4.34

The guidelines are currently applicable to major government projects
and plan preparation at the macro level.  However, to encourage
better urban/building designs that facilitate air circulation, the private
sector is encouraged to observe the guidelines and undertake air
ventilation assessment when embarking on new projects.

13.4.35

Building design is closely associated with energy consumption and
sustainable living.  Permitting better air ventilation could reduce
the need for mechanised forms of ventilation and therefore energy
consumption.  While better building design conducive to sustainable
living largely relies on private initiatives, we could create the conditions
that foster a green and healthy living attitude/lifestyle, including the
promotion of environmentally friendly building designs, materials and
construction processes, provision of green roof-tops at government
buildings and structures (and encouraging the private sector to do
the same), provision of green landscape at public streets and places,
creating better pedestrian environments to promote walking and
planning of more cycling trails for short-distance travelling.

Theme I-D Ensure Adequate and
Timely Provision of Housing Land
Measure I-D-i    Consolidate Existing Development Opportunities
13.4.36

Although we have made assumptions on the long-term requirement
for housing land, they should not be taken as targets to be met,
as the actual demand in future will likely deviate from our current
assessments.  The crux is to maintain a good range of sources of
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land supply and closely monitor the demand and supply situation.   
A main source will come from development opportunities in the
urbanised areas, viz. the Metro Area and the existing new towns.
We need to tap the potential of unused sites, sites with obsolete uses
(e.g. government and industrial uses) and sites that are
under-developed – but careful consideration of their land use,
development intensity and conservation value would be required.  

13.4.37

Within the urbanised areas, apparent development opportunities
would come from Kai Tak (recycled land) as well as the remaining
areas of Tseung Kwan O (formed and serviced land), for which
elaborate studies have been carried out to establish appropriate
development densities and urban design concepts that could help to
achieve overall balance and harmony of the built environment.

13.4.38

Similar to Tseung Kwan O, Tung Chung is only developed at this
stage to about half its originally planned scale, but unlike the former,
the remaining areas of this latest new town have not been formed or
serviced.  While economy of scale and infrastructure efficiency may
seem to oblige further development of this new town, we need to
study carefully the implications of developing (or not developing) it to
its full scale, especially with regard to the environmental aspects and
other planning considerations.
Measure I-D-ii    Facilitate Urban Renewal

13.4.39

178

The Urban Renewal Authority will continue its role in facilitating urban
renewal in accordance with the Urban Renewal Strategy and the
“four Rs” (Redevelopment, Rehabilitation, Revitalisation and
Reservation).  Redevelopment projects should bring about a
general improvement in the urban fabric, local environmental quality,
and provision of government, institution or community facilities.  
More emphasis could also be placed on rehabilitation in order to
prolong the building lifespan and reduce the immediate need for
redevelopment.  Revitalisation, on the other hand, helps to enhance
vibrancy of degenerated localities without massive destruction of
the original built environment, and therefore could help to achieve
preservation objectives.
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13.4.40

Besides, consideration needs to be given to how to facilitate the
land assembly process for private redevelopment through the Land
(Compulsory Sale for Redevelopment) Ordinance.  In considering any
feasibility proposal, there is a need to strike a careful and fine balance
between facilitating private development and protecting private
property rights.

13.4.41

Improving the accessibility (e.g. expand the urban rail network, identify
further projects similar to the Mid-Levels Escalators) of a locality
could serve as catalysts for urban renewal through private initiatives.  
Proposed rail extension projects like the West Island Line and the
Kwun Tong Line Extension are expected to provide impetus for
renewal and gentrification of the old urban areas of Sai Ying Pun/Shek
Tong Tsui and To Kwa Wan/Hung Hom respectively.   
Very often, enhancing the street environment through area
improvement schemes/pedestrianisation projects, too, may also
achieve a similar effect.

13.4.42

Urban renewal is not only about restoring/replacing derelict built
structures in form, but may also concern reconsideration of the use
of the buildings.  For example, industrial buildings rendered obsolete
in use by economic restructuring and government/institutional/
community buildings which no longer serve their original purpose but
are still structurally sound could be considered for a change of use
through conversion and renovation without reconstruction.  Planning
efforts in rezoning and relaxing controls on industrial land in the past
have helped to expedite transformation of a number of old industrial
districts to office/business areas.

13.4.43

Other than conversion of old industrial buildings to loft apartments
and elderly housing schemes mentioned above under Theme I-B,
conversion to uses related to creative industries could be another
option.  In this regard, the on-going project of the renovation of the
former Shek Kip Mei Flatted Factories to a creative arts centre will
serve as an important milestone towards innovative reuse of obsolete
industrial buildings.
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Measure I-D-iii    Plan for New Development Areas (NDA)

13.4.44

To ensure a more balanced development pattern and provide
a choice of living other than the high-density urban mode, it is
recommended that low to medium-density nodal clusters should be
developed in the New Territories around rail stations.  This proposal
could also help to optimise use of rail and other infrastructure, provide
housing land (for public and private housing), upgrade the rural
environment, revive the rural economy, create boundary/gateway
towns, and introduce employment.  New development areas should
be comprehensively planned for a mixture of land uses, emphasising
both the creation of a quality living/working space as well as resident/
user convenience.

13.4.45

Such development opportunities have been identified in previous
planning studies including the Territorial Development Strategy Review
and the consequential planning and engineering studies for North
East New Territories and North West New Territories.   We have
reviewed the various NDA proposals under these studies and have
prioritised Kwu Tung North, Fanling North and Ping Che/Ta Kwu Ling
(the Three-in-One Scheme) and Hung Shui Kiu for implementation
(see Chapter 11 for details).  In view of new circumstances and
planning requirements, a planning and engineering review (including
an environmental impact assessment) on the Three-in-One Scheme
(the earlier of the two schemes) is recommended to be carried out as
soon as possible, with a similar study for Hung Shui Kiu to start at a
later stage.  

13.5
13.5.1
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Direction II: Enhancing
Economic Competitiveness
The planning strategy will provide a spatial framework to co-ordinate
with our economic policies to make Hong Kong a more prosperous
city with robust and sustainable economic growth.  Four themes have
been developed under this direction:
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II-A

Reinforce hub functions by ensuring adequate land and
infrastructure are available in time to support the growth
of various economic sectors, especially high-value-added
activities

II-B

Revitalise degenerated urban and rural areas to foster
development of small businesses and encourage growth of
creative enterprises

II-C

Provide an environment conducive to human capital
development, both home-grown and imported

II-D

Leveraging on our links with the Mainland is still our “sure bet”
in sustaining competitiveness of our economy

Theme II-A

Reinforce Hub Functions

Measure II-A-i     Ensure Adequate Supply of Land for Grade A Offices
at Strategic Locations
13.5.2

Adequate supply of land for Grade A offices at the Central Business
District (CBD) is needed to support the finance and business services
sectors and to enhance Hong Kong’s attraction as a choice location
for corporate headquarters functions.  These activities have a
tendency to agglomerate at the core business districts and demand
the best locations in town.  To ensure adequate supply of Grade A
office land, especially land suitable for office development of the
highest grade, we need to consolidate and upgrade the existing CBD
on the one hand, and explore opportunities for the development of
further prime-grade office nodes outside the CBD on the other
(Figure 11.2).  The specific objectives are:
- To allow the gradual release of planned office sites at the CBD in
response to market demand;
- To rezone suitable “government, institution, community” sites at the
CBD for office use;
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- To facilitate further office development at Quarry Bay and West
Kowloon, and reserve land in Kai Tak for the possible development
of a high-quality office node in the longer term;
- To facilitate redevelopment by the private sector for the production
of Grade A offices;
- To encourage decentralisation of office activities to secondary
office nodes at the urban fringe (e.g. former industrial areas) to
facilitate a filtering process;
- To free up spaces at private office buildings at the CBD currently
occupied by government uses; and
- To enhance public transport accessibility, emphasise high-quality
urban design and improve the public realm of the existing CBD.
Measure II-A-ii    Facilitate Development for General Business Uses

13.5.3

In recognition of the increasingly
obscured distinction between industrial
and office (other than CBD Grade A
offices) uses in Hong Kong, a new land
use typology has been proposed for the
purpose of forecasting future floorspace
demand – “General Business”7.  

13.5.4

General business uses are required to
support growth especially of the trade
and logistics sector dominated by small
and medium-sized enterprises which
contribute significantly to our economy
and employment creation.  

13.5.5

However, for General Business uses, we believe that there
are adequate opportunities to generate further supply through
redevelopment and conversion of the existing building stock without
much need to reserve new sites for this purpose.  To provide flexibility
and facilitate redevelopment and conversion of obsolete industrial

7
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General business uses include non-CBD Grade A offices, flatted factories, industrial/office uses and private storage use.
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floorspace to office and other uses, the “Other Specified Uses”
annotated “Business” (“OU(B)”) zone was introduced in 2001 so that
buildings within such zones can be used for both industrial and office/
commercial purposes.
13.5.6

Currently, about 200 hectares of former industrial land have been
rezoned to “OU(B)”.  These are mainly located at the fringe of the
Metro Area and have good mass transport connections.  We will need
to continue to monitor future supply and demand of both business
and industrial uses and allow for further rezoning when necessary.
Measure II-A-iii    Provide Flexibility for Special Industries

13.5.7

While low-value-added industrial uses tend to fade out from Hong
Kong as they gradually move across the boundary, we still have a
thriving industrial sector which is sustained through increasing labour
and floorspace productivity.  It is primarily in the technology, media
and other service sectors that productivity changes have occurred in
situ and it is here that high productivity space developments in Hong
Kong such as the Science Park and Cyberport have been formed
to help increase the added value and productivity of Hong Kong’s
industry.  Similarly, the Applied Science and Technology Research
Institute (ASTRI) is also geared to upgrading the technology level of
our industry and stimulating growth of technology-based industry
in Hong Kong.    The Science Park has promoted development of
four focused clusters in electronics, information technologies and
telecommunications, precision engineering and biotechnology.
ASTRI has focused on four technology areas, namely
communications technologies, consumer electronics, integrated
circuit design and opto-electronics.

13.5.8

Spatial requirements for high-value-added industrial processes, with
emphasis on special accommodation requirements and tailor-made
design, are very different from those for traditional low-value-added
industries – those which conventional multi-storey factories would fail
to meet.  Such needs could probably be accommodated at industrial
estates or special industrial zones.  
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13.5.9

Hence, to ensure a strong and diversified economic base for
Hong Kong, we need a strategic reserve of land for special industries
so that our infrastructure would not lag behind opportunities as
and when they arise, and to cater for land-extensive operations
or investments which are of major, if not strategic, importance to
Hong Kong.  As such, other than continuous revamping our existing
facilities, i.e. the industrial estates, Science Park and Cyberport, we
also need to seek out further opportunities for strategic land reserves
suitable for special industries.  We would recommend that these be
incorporated as part of the NDA developments to be further studied.
Measure II-A-iv     Enhance the Port and Airport

13.5.10

Hong Kong’s port and airport serve
as important infrastructure in support
of our role as an international and
regional transportation and logistics
hub.  We need to co-ordinate closely
with the Port Development Strategy
and Airport Masterplan, especially in
enhancing the efficiency of the port and
airport through improving the operation
mode, enhancing connection with the
hinterland, and advancing
intra-regional co-operation.   We need to
monitor growth trends and plan well ahead for future airport and port
expansions, if needed, to address possible future demand.
Measure II-A-v    Improve Our Offer on Tourism

13.5.11
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We should continue to enhance our tourism infrastructure and
make better use of our many resources (including cultural/heritage,
marine and other natural resources) to diversify our offer.  This
could help us develop niche markets and promote the fast-growing
sectors of alternative tourism such as ecotourism and cultural
tourism.  We should also continue to work with our Mainland and
Macao counterparts through the Hong Kong Tourism Board for the
promotion of more multi-destination travel in the PRD region.
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13.5.12

In 2006, some 54% of the 25.3 million visitors to Hong Kong came
from the Mainland.  We expect that Mainland tourists will continue
to contribute to a substantial proportion of our total visitors.  It is
therefore important that cross-boundary infrastructure, including
connections by land, sea and air, control-point facilities and coach
terminals etc., should be further enhanced.  

13.5.13

Visitor accommodation also requires attention.  Although the
development of hotels is primarily market-led, we will maintain our
facilitating role and continue to monitor the overall demand and
supply.

Theme II-B Revitalise Degenerated Urban and Rural Areas
Measure II-B-i    Revitalise Old Urban Areas
13.5.14

The loss of economic vibrancy and degeneration of an urban district
are two interactive processes.  Decreasing economic activities,
whether a result of market or demographic changes, could result
in reduced incentives for building maintenance and renovation.  
Dilapidated buildings in turn could make such a district unattractive to
newcomers thereby further reducing the local economic activities.

13.5.15

Revitalisation aims at reviving both the economic and physical
fabric of an old urban area.  It may take the form of combined
initiatives of redevelopment, rehabilitation and preservation.  It may
also be effected through a general improvement in streetscape or
accessibility, which could trigger off private initiatives for rejuvenating
a wide district.  The Mid-Levels Escalators and the Times Square
in Causeway Bay are good examples to demonstrate the catalytic
effects of a single project in
the regeneration of a whole
area.  Hence, the merit of
these projects should not
be viewed solely on their
primary objectives, but also
their contribution to urban
regeneration and overall
social and economic benefits.
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13.5.16

Besides, older districts may be attractive to small and innovative
businesses (e.g. specialty retailing, art studios or green industries) as
they would find their rental levels more affordable.  Re-introduction
of commercial activities in the older districts e.g. Kennedy Town, Tai
Kok Tsui and To Kwa Wan etc. would help kindle the gentrification
process.  We will recommend that urban revitalisation should be
one of the factors of concern in the identification of further area
improvement schemes/pedestrianisation projects.
Measure II-B-ii    Revive Degenerated Rural Townships
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13.5.17

Rural townships were among the earliest settlements in Hong Kong.  
They had once witnessed and harboured our major economic
activities.  Similar to some of the old urban districts, these rural
townships have followed the process of degeneration as the younger
generations move to the urban areas.

13.5.18

Despite rapid socio-economic changes in the past few decades,
most of these rural townships have still maintained much of their rural
characters, heritage features and sometimes even traditional living
styles.  Very often, areas endowed with rich landscape, ecological
resources and heritage spots are within easy reach of these rural
townships.  These important features may be explored and suitably
enhanced to revitalise the rural townships and sustain the local
economy.

13.5.19

The Government is already taking steps to take forward the concept
of revitalisation of rural townships.  The Lantau Concept Plan
completed in May 2007, for example, proposed to re-arrange and
upgrade the uses surrounding the Mui Wo Old Town with a view to
improving this traditional visitor gateway to South Lantau.

13.5.20

We will continue to instigate this kind of rural upgrading and
revitalisation measures in other rural townships such as Tai Po Market
Town, Sai Kung, Tai O, Lamma, Lau Fau Shan and Sha Tau Kok.  
Given the rich agricultural land resources in the vicinity, we could
concurrently encourage organic farming and organic food processing
in these areas for duo purposes of sustaining local economy and
demonstrating the model of a sustainable lifestyle.
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Measure II-B-iii    Promote Beneficial Use of the Rural Areas
13.5.21

Conservation and development have often been regarded as two
poles in opposition, but it need not be so.  There could be innovative
ways of providing room for development not at the expense of
our natural environment.  The current nature conservation policy
introduced in 2004 proposes, for example, a scoring system to
assess the relative ecological importance of sites, and creation of
management agreement and public-private partnership in conserving
ecologically important sites under private ownership.

13.5.22

Earlier in 2001, the Planning Department completed a “Review
of Rural Land Uses in Northern New Territories”.  One of the
recommendations was the introduction of the “Other Specified Uses”
annotated “Rural Use” (“OU(RU)”) zone, with the main objective to
preserve the rural landscape/character and to provide land for
small-scale rural and passive recreational uses.

13.5.23

We have instituted the policy framework and planning mechanism
to achieve better preservation of our rural areas.  This forms the
important foundation through which the private sector could come
up with proposals to bring the rural areas to more beneficial use.  
Site amalgamation may also constitute a significant issue in private
projects.  We may need to look into the need, and if so mechanism,
of facilitating land acquisition in the rural context.

13.5.24

Hong Kong’s natural resources are relatively accessible and harbour
a rich biodiversity within a small area.  These are our strengths
rendering Hong Kong suitable for incorporating ecotourism and
fostering the development of associated facilities such as ecolodges.  
At the same time, our villages and townships could help to promote
cultural tourism, and indeed, the development ecotourism and
traditional cultural tourism often goes hand in hand.

13.5.25

Though common many parts of the world, ecotourism is still rather
novel to Hong Kong, contributing a minor sector of the tourism
industry.  Ecotourism involves travelling to natural destinations while
creating minimal impacts on the environment.  It offers a learning
experience for the ecotourists and elevates their environmental
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awareness.  Making use of sustainable/recyclable building materials,
ecolodges provide comfortable accommodation that respects the
natural setting.  The operation of the ecolodges relies largely on
environmentally friendly energy, water and waste systems, and could
help open up a new market for such facilities.  Nevertheless, true
ecotourism demands full appreciation and respect of the natural
environment by all concerned parties, including the developer
(if facilities are involved), the operator and the tourist.  This may
require a thorough education process.
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13.5.26

We recommend that, subject to availability of resources, further
study on the concepts as well as overseas experiences could be
taken, together with assessment on the pros and cons, feasibility and
viability for application in Hong Kong.  Concurrently, the concepts
require wider promotion and the private sector is expected to take
the lead in realising the concepts.  Subject to favourable responses
from the private sector, we could identify possible locations and
review the planning mechanism and other controls, in co-ordination
with the nature and heritage conservation policies, to enhance the
implementation such concepts.

13.5.27

Another aspect of the rural environment that warrants special
attention is the development of small houses.  The continuous
demand for small houses, coupled with the limited supply of suitable
land, raises question on the long-term sustainability of the small house
policy.  Innovative means to address the issue would be needed.  

13.5.28

The proliferation of open storage yards and informal workshops, many
of which related to the port industry, is yet another issue of the rural
area.  As it is expected that port backup uses may gradually phase
out in Hong Kong and move across the boundary with changes in
Mainland customs policies, they may become less of a problem in
the rural areas in the longer run.  Meanwhile, the recommendations
concerning port backup uses made under the previous NDA studies
would be revisited under the proposed NDA reviews. This is especially
important for Hung Shui Kiu, as the implementation of this NDA could
affect quite a number of these uses.  However, for those open storage
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and rural industrial sites not proposed for NDA or other development,
appropriate measures will be needed to restore the defaced rural
environment after the existing users have moved out.

Theme II-C Provide a Physical Environment Conducive
to Human Capital Development
Measure II-C-i    Provide a Good Living Environment
13.5.29

As the world advances
towards a knowledge-based
economy, cities compete
intensely for talent and skills
to support their economic
growth.   Hong Kong’s ability
to attract talent from the
Mainland and abroad as well
as to retain local talent is
dependent on the variety of development opportunities as well as the
anticipated quality of life and quality of the living environment that our
city is able to provide.  Hence, our continuous strive to improve the
living environment is not only for the benefit of our people, but could
be seen as a means to strengthen our competitiveness and sustain
economic growth.
Measure II-C-ii    Strengthen Our Facilities

13.5.30

While the key to enhance education and training may well lie in the
“software” side, we believe that there is room to strengthen our
facilities for education and training to support development of our
local human capital, as well as to attract overseas and Mainland
students, thereby reinforcing Hong Kong’s role as an education hub of
Southeast Asia.  To this end, opportunities for the provision of facilities
for tertiary institutions and other education uses could be further
explored.  Provision of education facilities at the Kwu Tung North NDA
will be examined in further detail in the recommended planning and
engineering review study.
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Theme II-D

13.5.31

13.6

190

Leverage on Our Links with the Mainland

It is well recognised that Hong Kong’s future economic growth is very
much hinged upon our relationship with the Mainland.  How this can
be achieved is further elaborated under the Direction III.

Direction III: Strengthening
Links with the Mainland

13.6.1

Strengthening our links with the Mainland can be both a means and
an end – a lot can be done to reinforce links with the Mainland while
at the same time, stronger links could help us achieve the other
planning objectives of enhancing our economic competitiveness and
improving the quality of our living environment.  

13.6.2

As our nation gradually establishes herself in the map of world
powers, the future of Hong Kong may very much rely on how well
we can position ourselves to capitalise on this development.  With
China’s accession to the WTO, adoption of new policies to support
economic growth as well as the implementation of CEPA, there is
unparalleled opportunity for Hong Kong to benefit from the spin-off
of Mainland’s economic growth, through engagement in business
activities or active participation in the various projects of the Mainland.

13.6.3

As a full strategy to promote links with the Mainland could be very
encompassing and beyond the scope of this Study, we have focused
on those areas pertaining to land use and infrastructure planning.  
The four themes under this direction are:
III-A

Strengthen physical links with the Mainland and improve
efficiency of cross-boundary travel

III-B

Capitalise on the strategic locational advantages of boundary
areas
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III-C

Facilitate information exchange and conduct regional studies
to serve as a basis for planning of regional infrastructure and
rationalising functions amongst cities of the PRD Region

III-D

Facilitate development of a “city-region”

Theme III-A

Strengthen Physical Linkages

Measure III-A-i    Strengthen Regional Links
13.6.4

Hong Kong’s economic success lies in maintaining smooth and
unimpeded flows of people, vehicles, goods, information as well as
money in and out of the territory.  The movements of the first three are
particularly relevant to land use and infrastructure planning.

13.6.5

Flows within the region are particularly important as they help to
strengthen our position as gateway to China and China’s springboard
to the world.  We should make effective connections, both on the
hardware and software sides, to Mainland’s transport networks
and transportation system, in particular those within the PRD and
the Pan-PRD regions.    As there are plans to expand the highway
and railway networks within these regions and to other parts of
China, opportunities should be explored to hook up with their
highway system, high-speed passenger rail lines, the PRD rapid
transit system as well as domestic mass transit railway systems and
major transportation nodes to provide direct, convenient and high
quality services to enhance both passenger and cargo flows and
expand our catchments to inland China.  We should also develop
an overall strategy for the development of cross-boundary transport
infrastructure to look after regional development needs and support
our economic growth.

13.6.6

There are a number of cross-boundary transport infrastructure
projects being planned.  The proposed Hong Kong-Zhuhai-Macao
Bridge (HZMB), will serve the travel demand between Hong Kong and
the western part of the PRD as well as cities and provinces further
west through the expressway system in the PRD and Pan-PRD
regions.  The proposed Northern Link (NOL) and the
Guangzhou-Shenzhen-Hong Kong Express Rail Link (ERL), together
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with the recently completed Lok Ma Chau Spur Line and the Hong
Kong-Shenzhen Western Corridor, will provide sufficient rail and road
capacity to cater for future demand between Hong Kong and cities
north of Hong Kong along the east bank of PRD.  With the extension
of highway and railway networks from Shenzhen to Huizhou and
further east of Guangdong Province, consideration should be given
to develop a new crossing point at Liantang/Heung Yuen Wai to link
up with the Eastern Corridor in Shenzhen and its highway system to
facilitate eastward movements and strengthen regional connectivity to
the east.  To this end, studies have commenced, as described further
below.

13.6.7

In addition, new cross-boundary rail links on the western part of the
New Territories can be considered for development in the longer term:
(i) to join up the PRD Inter-City Rapid Transit System on the eastern
side of the PRD and (ii) to connect with the railway system on the
western side of the PRD via the Southeast Coastal Railway Link or
directly from Hong Kong via a separate rail link across the Pearl River
Estuary.
Measure III-A-ii    Strengthening National and International Links

13.6.8

Concurrently, Hong Kong needs to continue upgrading its networks
at the national and international levels, the latter includes those within
Southeast Asia and with other parts of the world.  In this regard,
improvements to our air and port services will be critical.  At the same
time, we need to ensure that our transport connections with the
Mainland are well channelled to our airport and seaport to provide
efficient interchange between our intra-regional and international
networks.  Co-operation with other airports and seaports in the region
may also generate synergies.

Theme III-B Capitalise on the Strategic Locational
Advantages of Boundary Areas
Measure III-B-i    Identify Opportunity Areas in the Closed Area
13.6.9
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The Lok Ma Chau Loop (the Loop) with an area of about 96 ha and
located opposite to Shenzhen’s Futian commercial area presents
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itself as a rare development opportunity.  It offers good potential for
commercial and high-tech development that would benefit Hong
Kong’s economy, making use of its strategic locational advantages
to provide space for better integration between Shenzhen and
Hong Kong.  Pending resolution of the contaminated mud and other
environmental/ecological issues, the development potential of the
Loop could be further explored.  The development potential of other
parts of the Closed Area is being examined under the study on Land
Use Planning for the Closed Area.
13.6.10

In addition, the potential of developing some of the scenic coastal
areas in Northeast New Territories and along Mirs Bay on the
Shenzhen side could be further explored together with the Shenzhen
authorities.  Similarly, opportunities for recreation and leisure uses at
the islands near our western boundary (including Zhuhai’s Wanshan
islands, Hong Kong’s Lantau Island) could be studied jointly with our
Zhuhai counterparts.  
Measure III-B-ii    Plan for a New Heung Yuen Wai/Liantang Control Point

13.6.11

The establishment of a new boundary crossing and control point at
Liangtang/Heung Yuen Wai on the northeastern side of Hong Kong
between Robin’s Nest (Hung Fa Leng) and Man Kam To has the
following advantages from a strategic planning perspective:
- The current Man Kam To and Sha Tau Kok Control Points, being
constrained by location and capacity of connecting roads, could
only provide limited crossing capacity, necessitating substantial
detour to the larger control points on the western side.  A new
control point at Liangtang/Heung Yuen Wai could help to provide a
more balanced and efficient regional road network.
- A new control point at Liangtang/Heung Yuen Wai may help
rationalise the functions of the existing control points with Man
Kam To and Sha Tau Kok.
- The new control point may help Shenzhen realise their
“East-in, East-out and West-in, West-out” transport planning
principle for cross-boundary goods vehicular traffic, directing
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crossing-boundary traffic to the proposed Shenzhen Eastern
Corridor leading to Huizhou and other parts of eastern
Guangdong.  In doing so, it will ease the related traffic congestion
and environmental problems in the Shenzhen city centre and help
reduce the repercussions of such problems onto our northern
fringe.  It will also speed up cross-boundary traffic to and from
Hong Kong and help expand Hong Kong’s economic hinterland in
the eastern parts of Guangdong.

13.6.12

Currently studies are being carried out to address major issues like
land use requirement, environment and transport and to ascertain
the feasibility of the proposed development.  They will also take into
account the proposal for designating the nearby Robin’s Nest as a
country park raised in the Territorial Development Strategy Review.  
The future development of Heung Yuen Wai and its adjacent areas will
be very much contingent upon the proposed development of the new
control point.

Theme III-C

Facilitate Information Exchange

Measure III-C-i    Further Strengthen Information Exchange at
the Government-to-Government Level
13.6.13

The setting up of an Expert Group on Hong Kong/Guangdong Town
Planning and Development in 2004 has helped to promote more
regular and extensive exchange of information and views on city
planning and regional development in the process of conducting
studies on planning and cross-boundary infrastructure projects,
including the study on the “Co-ordinated Development of the Greater
PRD Townships” (The Greater PRD Study) aimed at facilitating the
long-term development of the Greater PRD Region.  Moreover, an
information platform on Hong Kong-Guangdong city planning is
proposed to facilitate information exchange.  We believe that such
efforts could strengthen regional co-operation and should continue.
Measure III-C-ii    Sharing of Experience

13.6.14
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With Hong Kong’s experience and knowledge in various sectors,
especially our international perspective, we can share such
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experience and knowledge with our Mainland counterparts in an
effort to support our country’s further advancement.  This can be
accomplished through different formal and informal channels including
the organisation of seminars, staff exchange programmes and running
of training courses.

Theme III-D

Facilitate Development of a “City-Region”

13.6.15

In the context of the evolution of the PRD Region as a
multi-centred city-region, Hong Kong needs to recognise the synergy
of co-operation and coordination.  The Greater PRD Study could
address some of the common issues between Hong Kong and the
PRD Region with a view to formulating a regional strategy to the
overall benefit of the Greater PRD Region, not only in relation to our
economic strength, but also the environment and social harmony.

13.6.16

Maintaining a close relation with our most immediate neighbours,
Shenzhen, Macao and Zhuhai, is of particular importance.  We must
recognise that as they make further progress in their development,
our differences will become increasingly obscure.  From the
socio-economic angle, it is not unrealistic to assume that all could
become one within the next decade or so.  While current surveys
indicate that most Hong Kong people do not aspire to relocate to the
Mainland in the near future, this “one region” concept may change
a few people’s minds.  There is therefore a higher likelihood for an
even slower population growth, than that currently projected.  This
assumption could shift our overall strategic planning approach from
the conventional mode (i.e. providing wide safety margins) as in our
previous territorial planning exercises, to a more prudent way of
thinking (i.e. avoiding over-planning).

13.6.17

Further rationalisation of economic functions could also be
anticipated.  While broadening the economic base is important, with
the “one region” concept, this breadth in the long run may well be
spread across the region, with Hong Kong assuming more focused
functions.  We therefore need to identify areas of highest comparative
advantage and set out clear priorities in planning for our future
growth.
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Rationalisation of economic functions also signifies rationalisation of
land use, both in terms of exploitation of land resources for various
forms of development, as well as the relationship between land use
and the environment.  For example, with better inventory planning
and management as well as improved transportation, the need for
warehouses locating close to the consumers may decline.  We need
to be particularly vigilant in exploiting new lands for development and
constantly monitor the use of land for various purposes.

