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13/10/2012 21:47 Subject SAY NOtothe “North East New Territories Development Plan”
EDMS No.: Doc. Src.:

Greetings,

I just signed the following petition addressed to: Hong Kong SAR Government.

SAY NO to the “North East New Territories Development Plan”

The government intends to implement the “North East New Territories New Development Areas
on the premise of “regional integration” and “population growth” , and is conducting
the last stage of public consultation until 31 August 2012.

If the plan is implemented, lots of farmland and non-indigenous villages in North East New
Territories (including Fanling North, Kwu Tung North and Ping Che / Ta Kwu Ling) will be
destroyed. Nearly 80% of the land to be resumed by the government will be sold to
developers for private property developments, which will widen the wealth gap rather than
solve housing problems in Hong Kong.

By signing this petition you are agreeing that:

1) I oppose the “North East New Territories Development Plan” :

2) T request the HKSAR government to set aside this development plan immediately.
Sincerely,

Ying Ka Leung
Hong Kong, Hong Kong
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Daisy Yiu
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Kwong cho feung -

Hello!t!

I am clkwonge@.

According by information of 22 Sept. 2012 Sun news , HKSAR government plans to solve land
poor family and

new town development in hk nt north-east region.

Although some HK nt north-east people against this project that private development big
company starts to develop projects in hk nt north-east region.

Land resources of hk nt north-east region are most important fact to private development
big companies because land cost is compare cheaper than other region in Hong Kong.

poor families needs public cheapest rent housing also the second important problem for
HKSRA gnovernment to solve.

New town development might be have some little speech as argument of this project.

Thank Jesus love.

reported by clkwong@ in Internet!!!

Why do I buy iphone5?7??

Contributor on US economy recovery way.

Be a boss. iphone5 4G lte with move app can capture HD 108090 video as presentation to
sell what you plan to sell to your customers and friends.

You personally purchased Iphone5 with 4G lte contributes on economy recovery way.
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Kwong cho leung*

Dear Development Dept Chairman.

I am clkwonge@,

Why HKSAR government must develop HK nt northeast project,???

Against 1lie.

How about hong kong island hill-town project???

Land shortage in Hong Kong is lie. How many hill in Hong Kong??? Why do not develop hill-
town projects in hong kong???

Opening more road and railway to hill like hong kong island's hill-town and developing
more land for building like hong kong island hill-town will or will not be worked.

Why must new town in Hk nt northeast project and why do not hill-town project in Hong
Kong??? .

Please tell HKSAR CEO Mr.Leung does not foolish hong kong people around again and again.

Thanks Jesus love.

reported by clkwong@ in Internet!!!

World Telecom operators invests 4G lte network around HK$1Trillion. They need 100Million
customers each PAID hk$400 monthly for 24 months covered the investment.
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"C.Y. Cheung”

22/09/2012 21:38 Subject HH [ 37 R HLS HREMS R TEWR] ARED

EDMS No.:  Doc. Src.:

Please refer to the attachment. Thank you!
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Dear Sir / Madam,
We write to support above-said plan.

The issue is we do not know what to you if part of the land is in the planned area whilst, part of it is not. Pls
consider to plan land in lot.

Should you have any query on this matter, pls feel free to let us know.

Kind Rdgs.,
Edna
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AN EFAR,
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Dear CEDD,

Atatched please find my views submitted.
Best,

Chow Sung Ming.

Department of Applied Social Sciences
HK PolyU

Disclaimer:

This message (including any attachments) contains confidential information intended for a specific
individual and purpose. If vou are not the intended recipient, you should delete this message and notify the

1
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sender and the University immediately. Any disclosure, copving, or distribution of this message, or the
taking of any action based on it, is strictly prohibited and may be unlawful.

The University specifically denies any responsibility for the accuracy or quality of information obtained
through University E-mail Facilities. Any views and opinions expressed are only those of the author(s) and
do not necessarily represent those of the University and the University accepts no liability whatsocever for
any losses or damages incurred or caused to any party as a result of the use of such information

75th Anniversary of The Hong Kong Polytechnic University
INNOVATION AND APPLICATION FOR THE FUTURE
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To whom it may concern,

| intend to submit my opinions on the Northeast New Territories new development areas, as attached.

Yours faithfully,
Raphael Mak
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Some opinions on the proposed
Northeast New Territories region
(thereafter shortened as “Northeast”) deVe lOp me llt

Strengths and weaknesses with the
“conventional” development mode

New town development had taken place for half a century in the realm of Hong Kong.
The development mode of such towns has also evolved during this time span. As
such, the mode of earlier towns (Kwun Tong, Tsuen Wan) must be differentiated with
those of the “middle period” (Shatin, Tuen Mun etc.) and that of the most recent
ones (Tseung Kwan O, Tin Shui Wai, Tung Chung).

The earliest new towns have seen consolidated development and a heavy emphasis
on industrial land use (thus providing considerable job opportunities), while in
serious lack of open space as well as retaining the hegemony of motor vehicles like in
Kowloon “proper”. (However, the “village in town” model in Tsuen Wan, which
involves relocating affected villagers to convenient locations around the new town, is
worth mentioning.) The towns of the “middle period” have seen a less dense kind of
development, allowing for more open space, while still trying to provide job
opportunities in the town; bicycle tracks and wide promenades reducing reliance on
motor transport; sense of community through the layout of public and private
housing estates. However, high speed roads still divide towns (especially how the row
of villages centred around Pai Tau in Shatin is divided from the rest of the town), and
the street (here meaning the “liveable” street capable of widespread possibilities of
activities) as well as the open market is disappearing with the advent of shopping
malls.

The most recent new towns is those most worth mentioning, since they have now
been seen as socially and environmentally problematic, and with the proposed
Northeast development it can be expected that considerable portions of the citizenry
fear that such new towns will be cloned. | term this as “housing for the sake of
housing itself”, which unfortunately is highly likely to repeat itself for this new wave

of development. Let us now review the strengths and weaknesses of this model:
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Strengths:

® Open spaces plenty

® Environmentally friendly and convenient public transportation (Light Rail, MTR,
West Rail)

® Bike-friendly

Weaknesses:

@ Buildings too tall, aesthetically do not match with surroundings

® Hegemony of public housing -> hegemony of architectural style (a common
weakness of government housing projects, which is much less serious for
projects of, say, the Housing Society)

® The near-complete annihilation of the street and the open market -> hegemony
of shopping malls (exacerbated by the fact that most of them are controlled by
one company, the Link)

® Lack of job opportunities (it seems the government thinks that the
“self-supporting” idea of new towns is a total failure, but it is a grave mistake to
abandon it entirely. New Towns then become pure bedroom communities and
almost ALL of their inhabitants have to travel far distances to work, thus wasting
their time and money on transport as well as diminishing their sense of
community. | have also expressed in the earlier “Railway Future” consultation
that the concentration of jobs around Victoria Harbour is a significant problem.)

@ Little respect for the environment: land was reclaimed or flattened at the will of
planners, without regard of natural shorelines/ecology/landscapes/other natural
features.

® little respect for the rural way of living: villagers are simply given money
compensation and/or given public housing, a complete disregard of their
traditional way of living. Failure to recognize the “immaterial possessions” of the
villagers, such as their link with the land and nature.

Note a number of the above weaknesses (especially those related to aesthetics,

community and long commute) lead to psychological problems of the inhabitants,

thus giving rise to the various social problems in recent years.



Strengths and weaknesses of the

mode of development for the

proposed Northeast project

The government-proposed Northeast project, in my opinion, has the following

strengths:

¢ promotion of ecological means of transport

¢ fostering further interflow with Shenzhen

¢ aiding in economical development of the Northeast

However, the weaknesses are numerous, and can be quite disastrous for those

affected:

¢ building height and density too high: it is understood that the government want
to solve the housing crisis, but aesthetic aspects {especially harmony with the
surrounding rural areas) must be considered

¢ public housing dominates: repeating errors of earlier new town development
projects

¢ disregard of local agriculture: agriculture ought to stay for a purpose: a respect
for a natural way of living, an aspect of local economy, or simply a part of rural
society. But above all, (at least some) agriculture is necessary for the survival of
Hong Kong: China as a whole will be facing a large food crisis some time soon,
with farmers continuously flowing out to the city. Hong Kong will be underfed.
And come on, agriculture can be integrated with the city, if planned well.

¢ uprooting of villagers: they are tied to their land and ought not be forcibly
moved away just for the sake of (unsightly) housing.

¢ lack of commercial development: few job opportunities, those moving in will

need to commute for long hours

disregard of the street and open market (again)

hegemony of large companies: large scale development instead of development
at the local scale



A new model for human scale,
local-friendly development

The following analysis aims to use layers to define a model for human scale,
local-friendly development, where close social relationships and vibrancy (that the
city lacks so much) can flourish, and rural life be respected.

The diagrams have no relation to real-life geographical situation (except where
specified), but aims to use a fictional example to illustrate the model.

Existing population clusters (villages->brown) and infrastructure (road->yellow):

Transportation layer added: the backbone of the local transport network will be
integrated bike-pedestrian trails {(->violet). Local railways (on ground level, light rail,
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perhaps single-track; -> black) transport people for further distances, also to the
main city. No new roads should be constructed. The network should be constructed

on empty lands between villages so that eviction is kept to a minimum.

Land use layer added: residential blocks (lighter brown) shall be constructed along

the bike-pedestrian trails, and perhaps shall not exceed 5 storeys (up to 10 near
junctions/railway stations). Small-scale commercial development and market stalls
(light blue) at junctions/railway stations. The rest of the land shall be for agriculture
use (green). Existing villages should be integrated into this layer, and those who
currently own agricultural lands shall receive same sizes of agricultural lands as
compensation.



The network of development illustrated above shall extend throughout the

landscape, utilizing idle lands throughout the region.

Of note, river banks should be buffered by a green belt. This is for the proper
preservation of the river. The green belt can be used as parks.

Back to real life: the local railway network in the real-life northeast
context

[1852



Ta Kwu Ling

Man Kam To
; Sha Tau Kok

Ping Che

Kwu Tung area is not included here as that development area is centred around the
proposed Kwu Tung station (on commuter railway), so no separate local railway
system is necessary. The local development pattern, however, shall follow the
aforementioned model as well.

To conclude

There are numerous problems with the conventionally used model for new
development areas in Hong Kong, especially with aesthetic, social and economic
issues. All inhabitants of Hong Kong, no matter HK Islander or “Northeasterner”, city
dwellers or rural residents, middle-class or “grassroot”, should be able to enjoy the
same social, economic and cultural opportunities. Also notable is the divide between
urban and rural, which ought to be diminished for the holistic development of Hong
Kong. A paradigm change in urban planning has yet to take place towards these
ideals. As such, this document is intended to inspire not only this NE development

exercise, but also future urban planning in general.

ce
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To nentnda@cedd.gov.hk

30/09/2012 10:23 Subject Ta Kwu Ling and Ping Che Development:- i Contact and Comments

EDMS No.: Doc. Src.:

Dear Sir/Madam

| am writing on behalf of my father Mr. YEUNG, Sze Cheong who is the land registered owner of Lot with a
house.

We understand the development of TaKwuling and Ping Che is in discussion and ongoing. We are writing to provide our up-to-date
contact information And comments on the development proposal given by the HKSAR government.



1. Up-to-date Contact {copy of NT Administration Attached)

Owner: Mr. YEUNG Sze Cheong

Contact person: Dr. Ken YEUNG (son of YEUNG, Sze Cheong, proof provided on copy of birth certificate)
Contact Addres B ’ ‘
Contact Teleph

Contact Email:

2. Comments on the development proposal.

1. We have family home in the concerned land |

2. We understand the concerned land has been proposed for part of the Waste Water Treatment Plant

3. We prefer our home to be untouched, but at the same time we understand the necessary of development for Hong Kong.
4. If the end result of development plan is leading to our home close/near this water treatment plant. Then we would like to

know the options/compensation package that the government will offer.
Meanwhile, please do not hesitate to contact me for information or any verification.

Best wishes,
YEUNG, Shu Ying Ken (Son of registered land owner)

Dr. Ken Shu Ying YEUNG
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----- Forwarded by SRPD/PLAND/HKSARG on 17/10/2012 10:52 -----

Timon Yeung « To srpd@pland.qgov.hk
cc
15/10/2012 16:55 Subject EHT LRSI

M2 Timon Yeung
Email:
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Time: Monday October 15, 2012 at 8:55 am
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long Kong General Chamber of Commerce ' / ! 8 g O
& St R 0y 186]

19 October 2012

Mr Paul CHAN Mo-po, MH, JP

Dear Paul,

North East New Territories New Development Areas Planning and
Engineering Study: Stage 3 Public Engagement

The Hong Kong General Chamber of Commerce is pleased to submit its views on the
future development of the North East New Territories of Hong Kong. We support any
proposals which Involve comprehensive planning of land use and provision of sufficient
land to enhance economic growth, in particular addressing housing and employment needs
arising from population growth.

As stated in our earlier submission to the Chief Executive, the Chamber urges the
Government to formulate a Jong-term urban land use master plan for Hong Kong. In
particular, land supply should come onto the market in the least disruptive way, and land
plots should specifically be designated for identified purposes. Therefore, the proposed
North East New Territories development, comprising three New Development Arcas
totalling some 800 hectares with a mix of residential (21.2%) commercial and R&D (7.8%),
as well as land for agriculture and ecological conservation (26.6%) and other land uses
(44.4%), under the long-term vision of the overall development of Hong Kong and backed
by a series of studies and consultation since 2008, is very much welcome by this Chamber.

We are especially happy 10 notice that the current proposal has jncorporated some of our
suggestions in its guiding principles, such as reserving land for special industries, and
adopting green and energy-efficient initiatives. In particular, the planned development of a
cluster of commercial, research and development projects in Kwu Tung North New

ey elomnents : ¢ 815! o E2je 58525 taoshnsinesse FIEE /

BiuE
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It is observed that the persistently high accommodation cost in both the Hong Kong
residential and commercial markets has raised the danger of not only driving up cost of
doing business and impeding our employment growth, but also undermining Hong Kong’s
long-term economic development and ultimately reducing our competitiveness. The
proposed development of some 800 hectares should add to the much-needed supply to
meet the swelling demand in the property market in the near future, and help bring the
market closer to equilibrium.

While the Government points out that it has considered the public views gathered in the
first two stages of public engagement and incorporated some of them into the preparation
of the Recommended Outline Development Plans for the three planned new development
areas, some of our members query the sudden change of the implementation plan from the
“Public Private Partnership Approach” as proposed in the previous two stages of Public
Engagement to the “Conventional New Town Approach” where the Government will take
the role in resuming and clearing private land for development. In their views, the change
may lead to a delay in housing production. Therc are also calls in the community for
clarifications on and adjustments to the proposals. In view of the recent heated debate
between supporting and opposition parties, we urge the Govermnment to give due
consideration to views expressed by different stakeholders.

The Chamber supports government policies which aim at facilitating the long-term
economic growth and prosperity of Hong Kong. Let us work to gether to build and develop
a better Hong Kong for our next generation.

Yours sincerely,

Q/Ncm

C K Chow
Chairman

cc: Planning Department and Civil Engineering and Development Department
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DEVELOPMENT PLANNING & MANAGEMENT CONSULTANTS

Our Ref.: FLNNDA/Stage3_L01.PLanD
28 September 2012

Planning Department
Studies and Research Section
16/F North Point Government Offices
333 java Road, North Point
.Hong Kong

Dear Madam, By FAX & POST

NENT New Development Areas Planning and Engineering Study
- Stage 3 Public Engagement Digest — Comment

We refer to the invitation to comment on the Public Engagement Digest for Stage Three of the
NENT New Development Areas Planning and Engineering Study.

Our comments, which focus on the Fanling North New Development Area (hereafter referred to
as the FLN NDA), are set out under the following headings:

Recommended Outline Development Plan {RODP) for Fanling North

We note that the planned total population for FLN NDA has been increased from the 48,000
persons in the Stage Two proposal to 52,100 persons in the current RODP, largely through
increasing private residential site densities. The resulting increase in NDA population, which
enables more efficient use of land and other resources, is logical in that the eastern housing
portion of the FLN NDA lies very close to Luen Wo Hui town centre where there is a full
complement of community amenities that could also serve the new community. Hence higher
densities to increase housing supply can be met in a sustainable manner.

FLN NDA is effectively an extension to existing Fanling New Town. This suggests that the housing
mix proposed for the NDA should be considered in its wider context so a more balanced
residential mix is achieved which caters to the future housing needs not only of new residents
with business/work interests across the border, but also those currently living in Fanling and
Sheung Shui Towns who aspire to upgrade to better quality housing, Sheung Shui and Fanling
already have a high proportion of residents living in public housing and to be complementary,
the FLN NDA RODP should promote a housing mix with a higher proportion of private sector
affordable housing.

With the acute shortage of territory-wide potential housing areas, there is also merit in re-
visiting the proposed development intensities for FLN NDA. Such further study may well be find
that increasing housing densities for public housing to plot ratio 6.5 and 5.3 for private R1 sites
within the NDA are sustainable on all accounts. Again within the wider planning context of

Partnering for Sustainable Solutions



Sheung Shui and Fanling, such development intensities would not be out-of-character.

The road layout under the FLN NDA has been improved and rationalised over that proposed in
the Stage Two Digest with two road junctions now proposed in the RODP to connect to Ma Sik
Road. The internal road network serving the future Central Residential Area in the RODP is also
improved which is more desirable and the open space network taken more account of primary
visual and air ventilation corridors affecting the local area. The RODP’s removal of the previous
potential R4 type housing on the opposite side of Ng Tung River is also supported.

The Implementation Approach

We note, in the Implementation Arrangements on page 19 of the Digest that the sole
mechanism now being promoted in the Study for implementing the NDAs is the Conventional
New Town Approach (CNTA) - an approach which relies solely on Government resources and
public funds for resumption, clearance and allocation/disposal of all land covered by the
forthcoming OZPs.

While there is certainly a role for the CNTA in developing the NDAs, to propose that ALL land in
each of the three NDAs must be implemented through this one traditional approach is a
backward step from the enlighted approach promoted in the Stage One Consultation’ Digest,
“where Technical Note on the subject concluded that “private sector participation could also be
considered for some suitable development zones within the NDAs”. There is little explanation in
the Stage Three Consultation Digest why the critical factor of implementation is given such a
narrow interpretation in this final round of public consultation. The Digest simply justifies the
CNTA on grounds that this approach alone promises to “ensure orderly implementation of the
NDAs ...and timely provision of various public facilities and housing units”. While this has some
merit in regard to the latter aspect, the premise that only Government’s wholesale takeover of
the implementation of the RODP can ensure ‘orderly’ development, is highly questionable. Our
research of various references to the NDA study reveals no evidence justifying the adoption of
the CNTA at the exclusion of other approaches, such as private sector participation. In faith with
the public consultation, the NDA Study must make its case for only CNTA transparent, as many
landowners have, over many years, consolidated large parcels of land within the NDAs for the
purpose of orderly conversion and development at an agreed point in time. That milestone is
the RODP. However no reasons are give for not encompassing other implementation
approaches, especially where, for example, land use designated on the NDA zoning plan can
clearly be more efficiently and orderly implemented by the landowner than through lengthy
resumption, clearance and disposal procedures under the CNTA. Certainly in the eastern portion
of FLN NDA, there is likely to be substantial large tracts of private land located in planned
residential zones and no reasons are given why all or part of these landholdings could not be
developed in an orderly manner under existing planning, building and land exchange monitoring
procedures. The Digest does not even acknowledge this possibility. We recommend this
potential implementation mechanism be again considered in the Study’s formulation of the
forthcoming layout plans.

Definitely, the Government must elaborate why it considers the CNTA implementation approach
the only solution for all NDAs and whether any investigation of the NDAs was undertaken to
determine under what circumstances/conditions could private landowners involvement be
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considered an acceptable, parallel implementation mechanism. The Topical Note in the Stage
One Consultation Digest on potential implementation options suggested different forms of
private sector participation be applied to different situations and localities. We concurred with
this view, commenting at the time that the “negotiation approach” in particular was a highly
suitable, progressive means of implementing FLN NDA.

Having reviewed the RODP for the FLN NDA, the opportunities for private sector participation,
especially where, for example, planned private house sites under the RODP located entirely on
private land can be implemented efficiently by the private sector, without recourse to public
funds, are highly encouraging That such private housing development must dovetail with
Government's plans and provision of public housing and district facilities can readily be assured
through the usual administrative and statutory tools of site planning briefs, town planning
approvals and land exchange procedures. Such involvement of the private sector is fully in line
with the GUIDING PRINCIPLE stated on page 4 of the Digest to “adopt appropriate development
approach to ensure timely provision of infrastructures and completion of development”.

Early Implementation of Housing Supply Potential

The Stage Three Digest contains scant information on the intended development schedule,
preferring instead to provide a simple overview of milestones for the three NDAs taken together
as one works project. While consistent with the CNTA, such broad-brush indication does not
accord with the detailed land use in the RODP or follow the technical assessments carried out
thereon. Nor does it tally with the intention to “commence detailed design of works” (page 19)
as early as 2013. With the current emphasis on provision of land for housing supply, a more
detailed development schedule specific to each NDA, which highlights the opportunities for
early phase development which is sustainable under existing infrastructure capacities, must be
made available to the Public.

For FLN NDA, the proposed development schedule reveals a definite bias toward implementing
public rental sites, education and GIC sites east of the Central Residential Area. While this will
‘certainly fast track public housing supply, it need not be at the expense of allowing early private
housing sites for small to medium size residential units. While the large housing site opposite
Belair Monte is targeted for early phase completion, the same physical characteristics making it
suitable for early completion, apply equally to the other private housing site west of the two
education sites. This private housing site is also capable of being formed and accessed from Ma
Sik Road and serviced by transport and community facilities in the existing township. Having
reviewed the RODP, we further opinion that the early phase development site suggested in
response to the Stage Two Consultation is still viable, without adversely affecting planned
advanced works infrastructure and development to be undertaken under the CNTA. Therefore,
this private housing site should also be included as advanced development works but
undertaken by the private sector.

We have consistently held the view that Fanling North is distinct amongst the three NDA
centres, not only in its ‘riverside’ setting but also because it enjoys spare existing infrastructure
capacity which suggests that the portion of the NDA fronting the existing town should all be
developed for early housing supply. That much of this land is privately owned and devoid of the
substantial re-housing/clearance commitments affecting other NDAs, lends further weight to its
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earmarking as an early housing action area. Indeed, despite the change in Government thinking
on implementation, it is not untenable that such land be considered for a pilot housing scheme
for the incumbent landowners/developers to build small and medium size units in accordance
with the RODP.

Yours sincerely
for Pro Plan Asia Ltd.

W s

Director

Pro Plan Asia Ltd
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27 September 2012

Planning Department

Studies and Research Section

16/F, North Point Government Offices,
333 Java Road,

North Point,

Hong Kong

Civil Engineering and Development Department
New Territories North and West Development Office
9/F., Sha Tin Government Offices,

No. 1 Sheung Wo Che Road,

Sha Tin, New Territories,

Hong Kong.

Dear Sirs,

North East New Territories New Development Areas Planning and Engineering
Study

We refer to the proposed North East New Territories New Development Area (the
NDA).

1. The Stage 3 Public Engagement Digest

1.1 We take this opportunity to stress that our corporation is fully supportive of
Government's plan to implement the NDA as quickly as possible with a view to
bringing in new residential development to meet the housing demand of Hong
Kong population. We are aware that over the past few years, there has been
a shortfall in housing production which is mainly due to under supply of
housing land.

1.2 However we are dismayed to note the sudden change of attitude by the
Administration that the earlier advocated “Public-Private-Partnership
approach” (PPP) as one of the means to implement the NDA will be replaced
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by a wholesale resumption of all iand within the NDA.  In doing so, a so-called
“Conventional New Town Approach” (CNTA) will be adopted. We do not
agree that Government should ignore the benefits of the PPP and brush it
aside without any strong justification. We would urge the Administration to
adopt more diverse implementation approaches to cater for different

circumstances prevalent within the NDA which may have different historical,
political, legal and social consideration.

We consider that the PPP would have at least the following benefits:-

- less resumption by Government;

- less compensation and clearance by Government;

- less social and political disturbance;

- early provision of private housing and job opportunities;

- reduction of Government's financial commitment;

- early provision of private supporting facilities in the early phases;

- entrustment of development contingent infrastructure work to the
development sector,;

- early land revenue to Government from land exchange;

- reduction of legal challenges and consequences.

Insufficient consultation or justification for the change

All along, Hong Kong's success was built on Government maintaining a stable,
consistent, effective, equitable, open and transparent business environment
and this is an important key stone for the business sector to continue with their
investment in Hong Kong. When the study for the NDA was initiated by
Government in 2008, the PPP approach was highly regarded by Government
as an alternative to resumption. Having regard to Government's long
standing land exchange policy and Government's wisdom of the PPP, we have
continued with the acquisition of private land in the NDA and other parts of the
New Territories, with a view to developing them into housing units to meet
housing needs of Hong Kong, as quickly as Government permits in
accordance with its usual policy. Government’s sudden change of mind,
seemingly without any strong justification or prior consultation, has quashed
private sector's trust in the Government and this would have serious

TAT45/3000/11-05/CM
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3.2

repercussion on the long term development of Hong Kong as an international
city.

In areas where the land is proposed for future private development, we can
see why Government may wish to consider resumption where private land
ownership is fragmented or there are title problems. Sometimes full site
assembly by the private sector is frustrated by the existence of Tso/Tong
properties (sale of which requires 100% agreement from its members),
Government may justify the use of resumption powers where there is no
expectancy that redevelopment of such Tso/Tong properties would be
forthcoming.

However, in the case where a sizeable plot of land has already been
assembled under one or joint ownership and qualifies for conventional land
exchange under Government's long standing land exchange policy in line with
the planning intention, there is no reason for the Administration not to consider
this PPP option which is considered to be a more efficient and pragmatic
means to accelerate the implementation of the NDA.

Time Factor

if Government is concerned about possible delay by developers due to their
failure to acquire sizeable developable land within the NDA, then Government
may consider imposing a _dead_line for land exchange applications to be
submitted and Government may consider the use of resumption powers
regarding any land in respect of which no land exchange application is
received by the deadline. In this regard, Government could at least be seen
to have given the land owners an option to redevelop their land (following the
normal land exchange policy) and Government would then face less
resistance including any possible legal action against resumption by
Government.

If Government agrees to process land exchange application in parallel with the
first gazettal of the Outline Zoning Plan for the NDA, the private sector is able
to complete the private development ready for occupation in 5 years from the
gazettal date and this could be further shortened if a fast track processing

[A145/3000:11-05/CM
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system could be set up within the Government like the New Territories
Development Department (NTDD) in the past. To speed up land premium
negotiations in land exchange applications, Government could consider the
introduction of an expert determination mechanism in the land exchange
process such that any uncertainty on reaching land premium agreement could
be removed in line with Mr. C.Y. Leung’s manifesto for the Chief Executive
Election 2012 There could also be opportunity for developers to surrender
their other private land within the NDA to Government for other infrastructure,
GIC, public housing projects without the need for Government to invoke the
resumption power. Early completion of private development alongside
Government's public housing projects will lead to better job opportunities and
will also provide local supporting facilities within the NDA especially during the
early phases.

Political, social and legal issues associated with resumption

Government is no doubt aware that over 60% of the land within the NDA is
privately owned, whereas the earlier New Towns comprised mainly of
reclaimed new land. If Government intends to adopt CNTA as the only
means of implementing the NDA, Government should realize the political,
legal and social complexities which are bound to arise and which would
present a huge challenge to Government. The PPP approach has its own
advantages and, coupled with other implementation options, will certainly
provide a win-win solution to Government and community at large in the
implementation of the NDA.

Regarding the legal issues associated with resumption, we have been advised
by leading counsel that if the Government were to carry out a resumption of
private land within the NDA with the knowledge and intention that part of that
land will later be sold to a private owner or developer for private development
purposes, then it is strongly arguable that this could not be justified as a public
purpose and would be unlawful. Further, there may also be a legal case to be
made based on the doctrine of legitimate expectations.

TA145/3000/11-05/CM
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Essence of Conventional New Town Approach

It has to be pointed out the so called CNTA as now put forward by Government
is NOT exactly the true CNTA used in the past for the implementation of New
Towns. The true CNTA comprised of (i) land resumption for infrastructure &
public facilities where the owners could have an option of either receiving cash
compensation or Letter A/B entitlements, AND (ii) leaving the remaining land
owners to apply for direct land exchange in accordance with the permitted
zoning of the area. In particular, the Letter A/B entitiement policy was very
successful in speeding up the acquisition of private land for public purposes by
avoiding lengthy arguments over the level of compensation and large outflow
of cash by Government. This system was well received by the affected
owners as they had been given an Option to participate in the new town
implementation through the Letter A/B tender for future development sites in
the area or they could dispose of this Option in the private market. The
remaining owners not affected by the infrastructural works and public facilities
could be left to apply for land exchange to proceed with private development in
accordance with the intended use of the area. If only wholesale resumption
is to be used in the implementation of the NDA, Government should clarify that
this is not CNTA but a new policy. Given the success of the past Letter A/B
system and direct land exchange in the old New Towns, which in effect is a
form of PPP, there is no valid reason for Government to now exclude these
options to implement the NDA.

Virtue of past experience

Having regard to the past successful achievements of the diversified
implementation options provided in the tfrue CNTA namely:

i) cash compensation, letter A/B entittement for land
resumed for public purpose

it) early processing of land owner initiated land exchange for
private development in accordance with the planning
intention

1A145/3000/11-05/CM
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we hope the Administration would consider keeping a diversified mechanism
for the implementation of the NDA.  We look forward to having a meeting with
you to explore how we could work with the Government in bringing about the
early implementation of the NDA to address the housing supply issue for the
benefit of the Hong Kong community.

Yours faithfully,
For and on behalf of
n Hung Kai Real Estate Agency Ltd.

Mike Wong
Director

Note : A copy of the Chinese translation is attached.

1A 145/3000/11-05/CM
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M Y Wan and Associates Limited
Land and Development Consultants, Valuers, Real Estate Agents

QOur Ref.: L15012 /Kwu Tung-R/01

28 September 2012

Studies & Research Section,

Planning Department,

16 /F., North Point Government Offices,
333 Java Road,

North Point,

Hong Kong.

By Hand

Dear Sirs,

Kwu Tung North New Development Area
Stage Three Public Engagement

NENT New Development Areas Planning and Engineering Study

We refer to the Stage Three Public Engagement Digest of the

NENT New Development Areas Planning and Engineering Study and the
invitation therein for public views on the Recommended Outline Development
Plans presented in the Digest.

On behalf of (a) Deluxe Ascent Limited, (b) Tsoi Fok Mo Kan, Fok

Chun Wan lan, Fok Chun Yue Benjamin, executors of the estate of the late
Fok Ying Tung Henry, (c) Central Harvest Development Limited and (d) Team
Glory Development Limited, owners of Lots 391 s.B, 392 s.C R.P., 394 s.D,
1941 s.A, 1941 R.P., 2030 s.A, 2030 R.P. and 2054 in D.D. 95, Kwu Tung
North, we submit herewith the enclosed representations expressing our
clients’ view on the Kwu Tung North Recommended Outline Development Plan
for your consideration.

C.C.

Yours faithfully,

(}V&” - MY. W
Director

Civil Engineering and Development Department w/e

Deluxe Ascent Limited w/e

Executors of the Estate of the late Fok Ying Tung Henry w/e
Henderson Land Development Company Limited w/e
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Representations on Recommended Outline Development Plan
Kwu Tung North New Development Area, Kwu Tung, New Territories

1. Background

1ok These representations are made on behalf of (a) Deluxe Ascent Limited,
(b) Tsoi Fok Mo Kan, Fok Chun Wan Ian, Fok Chun Yue Benjamin, as
executors for the estate of the late Fok Ying Tung Henry also known as
Henry Fok Ying Tung also known as Henry Fok also known as Eric
Fok also known as Fok Ying Tung also known as Henry Ying Tung Fok,
(c) Central Harvest Development Limited and (d) Team Glory
Development Limited (“the Owners”), owners of Lots 391 s.B, 392 s.C
R.P., 394 s.D, 1941 s.A, 1941 R.P.,, 2030 s.A, 2030 R.P. and 2054 in
D.D. 95 (‘the Subject Lots”), Kwu Tung North.

1.2 A section 16 application was submitted on 5 June 2012 under the
current Approved Kwu Tung North Outline Zoning Plan No.
S/NE-KTN/8 (“Approved OZP”) in respect of a site zoned
“Comprehensive Development Area” (“CDA”), of which the Subject
Lots form part (“the Planning Application”).

1.3 Shortly after submission of the Planning Application, government
published the Recommended Outline Development Plans for three
New Development Areas (“NDAs”), namely Kwu Tung North, Fanling
North, Ping Che/Ta Kwu Ling, for comment by the public.
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2.1

3.1
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The representations in respect of the Kwu Tung North Recommended
Outline Development Plan (“the RODP”) submitted herein are
intended to facilitate development of the Subject Lots in accordance
with the Planning Application whilst at the same time without causing
any disruption to the implementation of the RODP by the introduction
of an alternative solution (“the Alternative Solution”).

Principles Adopted in the Preparation of the Alternative Solution

In the spirit of not causing any disruption to the implementation of the

RODP, in preparing the Alternative Solution, we have ensured:

a. The planned government, institution and community facilities will
not be reduced;

The planned population will not be reduced;

The implementation programme will not be delayed;

The Government will not sustain an adverse financial position; and

© oo o

There will not be any added impediments to development in

accordance with the Alternative Solution.

The Alternative Solution

Based on the aforementioned principles, an Alternative Solution has
been prepared (Figure 2 refers). A comparison of the land use
distribution between the original RODP proposal and the Alternative
Solution is listed below:

In RODP* Alternative Solution
(to the nearest (to the nearest
thousand) thousand)
Area GFA Area GFA
(m?) (m?) (m?) _(m?)
PRH 204,000 N/A 204,000 N/A
CDA 50,000 197,000 50,000 244,000
R1 92,000 369,000 162,000 647,000
R2 126,000 443,000 84,000 293,000
R3 104,000 208,000 11,000 21,000
R4 10,000 10,000 - ~
Subject Lots - - 104,000 42,200m?2
Total 586,000 1,227,000 615,000" 1,247,000
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Residential (excl. PRH) (excl. PRH)
Site
. 9 school sites in 9 school sites in
Education
77,000m? 77,000m?2
Hospital 38,000m?2 38,000m2
Community
13,000m? 13,000m?
Uses*
OU(Commerc
. 100,000m?2 100,000m?2
ial, R&D)
*  An estimation based on the RODP published in the Stage 3 Public
Engagement Digest

N

The increase in total area of residential sites of approx. 29,000m?
comes mainly from the reduction of the area of Road and amenity
strip, but without changing the site areas for GIC uses.

Including district library, integrated children and youth services
centre and family service centre

The Alternative Solution features the following:

The Subject Lots, which form a site zoned “CDA” in the prevailing
Approved OZP, is retained at the same location and at the same size.
The resultant GFA remains the same and all other development
controls stipulated in the prevailing Approved OZP remain valid.

The area to the immediate west of the Subject Lots continues to be
reserved for hospital, polyclinic and general clinic/health centre. The
site configuration is adjusted, but the site area stays approximately
the same. All of the location factors applicable to the proposed
hospital site are still valid in the Alternative Solution.

The school sites are retained as to the same number, but with 4 of
them relocated. In particular, one of the three school sites located
originally close to the Police District Headquarters is relocated to the
immediate northwest of the Subject Lots. This is to ensure at least 1

school will be provided upon first population intake.

The pedestrian precinct of the railway station is slightly reconfigured
with the same degree of convenience and penetration. The location
and the activities to be conducted in the Metro Core and Town Park
will be retained.



3.2.5

3.2.6

3.2.7

3.2.8

3.2.9

3.2.10

3.2.11

The total area of the sites zoned R1 in the Alternative Solution is
increased. All R1 sites and more of the future residents of KTN NDA
will enjoy the benefit of locating within 500m walking distance of the
future Kwu Tung Station. The commercial elements associated with
the R1 use may also be increased.

The total area of both R2 and R3 sites are reduced. However, the
reduction will not affect the total provision of domestic GFA in Kwu
Tung North NDA.

In addition to the Subject Lots, there are 2 CDA sites in the Alternative
Solution. The one near Kwu Tung Station with PTI is being shifted
eastward and even closer to the station. The other one along Castle
Peak Road remains at the same location. The total area of the CDA

sites will remain approximately the same.

The PRH sites are reconfigured and partially relocated, however these
do not affect the total area of the PRH sites. PRH to be reserved for
local rehousing will be located within the site located to the northwest
of Kwu Tung Station, which is also included in the advance works

package.

Apart from the roads that encroach into the Subject Lots, the road
system within KTN NDA remains largely the same.

The open space network is slightly amended. However, the east-west
and north-south open space green corridors linking up the residential
areas and major activity nodes still take place. The amenity strips
along major roads have also been retained to ensure there is sufficient
buffer between the roads and future developments. Although a section
of the amenity strip at the southern boundary of the Subject Lots
along Castle Peak Road seems to have been eliminated in the
Alternative Solution, it is actually included within the Subject Lots
and will be substituted by a landscaped strip which serves the same

purpose.

The road network is largely unchanged in the Alternative Solution,
apart from the area that the Subject Lots locate. The planned local

/1887
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roads through the Subject Lots are eliminated since access to the
Subject Lots via Castle Peak Road is more efficient. The overall area
for road and amenity strip have therefore reduced. There is no
transport objection to this proposed ingress/egress point. Figure 3

From urban design point of view, the design principle adopted in the
original proposal still remains valid. Retaining the Subject Lots in the
Alternative Solution does not contravene the sustainable development
principle and the Transit Oriented Development approach as well as
pedestrian circulation. Vibrancy in the town centre is not being
affected since pedestrian circulation and activities will continue to be
concentrated around the public transport node. Not least, the concept
of creating view/wind corridors along the open space network has also

been kept.
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4.1

4.2

Detail Illustrations

- Public Rental Housing

Alternative Solution
The total site area for the PRH remains the same in the Alternative

Solution to ensure sufficient subsidised housing will be provided in
KTN NDA. Location factors have also been carefully applied to allow
easy and affordable access to and from the Metro Core where major

activities take place.

The site reserved for local rehousing has been split into 2 sites. One of
them is shifted eastward next to the ‘Green Belt’ zone. This is an
enhancement to the RODP since this can help to bring a more
balanced housing mix to this part of KTN NDA. The other PRH site
replaces the school site to the opposite of the Police District

11887




4.3

4.4
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Headquarters.

The local rehousing site will be placed within the PRH site to the
northwest of Kwu Tung Station, which is also being included in the
advance works package. Therefore, existing residents who will be
affected by the NDA development will be rehoused as originally
scheduled.

CDA

Alternative Solution

Including the Subject Lots which has long been zoned CDA, there will
be a total of 3 CDAs in KTN NDA. The 2 proposed CDA sites continue
to locate at the Metro Core of KTN NDA, with one of them (CDA-1A in
Figure 3) slightly shifted eastward in the Alternative Solution. The
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Public Transport Interchanged attached to one of the CDA sites will
also be retained to the south of Kwu Tung Station to improve the

internal and external transport connection.

The comprehensiveness and the control over the future use of the
CDA sites remain. However, the permissible plot ratio of CDA-2A (vide
Figure 2) has been increased from PR3 to PRS to better utilise the land
resources at the core of the KTN NDA.
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Alternative Solution
4.6 Some of the R1 sites are relocated and/or reconfigured and some of

the R2 sites are upzoned to R1 (e.g. R2-10 & R2-11 in Figure 3). These
! comparatively denser developments located within a 500m walking
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distance from Kwu Tung Station would allow more people to enjoy
both convenience to the Metro Core and the tranquil living

environment.

The commercial elements for the R1 zones have mostly been kept
(except R1-10B, vide Figure 3). Therefore, the vibrancy to be brought
by the commercial uses will also be retained in the Metro Core.
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Alternative Solution

R2 and R3 sites are upzoned to R1 and R2 respectively in the
Alternative Solution to take advantage of their proximity to the rail
transport.

The Subject Lots (the original CDA zoning remains unchanged)

Uy Pt
s ternative Solution
4.9 The Subject Lots offer a unique living environment at KTN NDA. It
provides a diverse housing mix within KTN NDA to cater for different

market demand.

4.10 In association with the low-rise GIC uses (e.g. hospital and school)
nearby, the western entrance of KTN NDA may partially retain its
low-rise and tranquil nature of Kwu Tung. This also gives the Metro
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Core an open view towards Ki Lun Shan Au and great opportunity for
wind penetration.
Schools

RODP
Alternative Solution
4.11 There are 2 changes to the locations of the school sites in the Alternate

Solution. Firstly, the three school sites fronting Caste Peak Road have
been shifted eastward without changing the site area.

4.12  Secondly, one of the three school sites located close to the Police
District Headquarters is relocated to the immediate northwest of the
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Subject Lots. The area of the school site next to the Subject Lots is
approximately the same with the one in the RODP, therefore it would
not affect the originally planned use as primary or secondary school
(which is not stated in the Public Engagement Digest}.

Most importantly, the relocation ensures there will be at least 1 school
available upon first population intake.

Hospital, Polyclinic and General Clinic/Health Centre
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Alternative Solution

The area to the immediate west of the Subject Lots continues to be
reserved for hospital, polyclinic and general clinic/health centre. The
site configuration is changed, but the site area stays approximately
the same. The site will be able to fit in a main hospital block, annex
blocks and individual general clinic/health centre. All the location
factors applicable to the proposed hospital site are still valid in the
Alternative Solution.

Community Uses
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Alternative Solution

4.15  The location of the District Library, Integrated Children and Youth
Services Centre and Family Service Centre is slightly shifted eastward.
However, it is still located at the centre of KTN NDA where it is easily
accessible. So as the RODP, the relocated district library and other
community uses also abut the major green spine of KTN NDA. This
provides a green and pleasant communal space for the public to enjoy.

“Other Specified Uses” annotated “Commercial,

Research and Development”

Alternative Solution

4.16  The Commercial, Research and Development (CRD) area remains at
the south-eastern part of KTN NDA. The connection with the Metro
Core with a green corridor is also retained. The size of each land parcel
of the CRD area and the location of the potential hotel site in the
Alternate Solution have made reference to the RODP to ensure they

are technical feasible and practicable.
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3 ile allowing the planned development on the Subject Lots, adoption
of the Alternative Solution would not result in a decrease in the
government, institution and community facilities planned for the KTN
NDA. It will neither reduce the planned population nor delay the
implementation of the RODP. The other principles in para. 2.1 are also

achieved.

It was revealed in the Paper submitted to the Legislative Council that
Government proposed to implement the RODP following the New Town
Development concept by resuming all the land within the NDA in
order to ensure timely implementation of the RODP. However, the
Subject Lots have already been acquired by the Owners and majority
of the land are vacant. Therefore, allowing development of the Subject
Lots would not cause any delay to the implementation of the RODP.
Government’s fundamental concern by seeking to resume all the land
is to ensure timely production of land and housing. When an owner
can demonstrate his/her proposal will enable the production of land
and housing timely, there is no reason to intervene by land

resumption regardless. Furthermore, in a recent interview by the

! media, the Secretary for Development has also indicated that careful
consideration will be given to public/private participation approach
since the community has the opinion that such implementation
mechanism should be adopted. We are of the view that the
public/private participation approach can be used in addition to and
in supplement of the conventional new town approach to meet, and

even advance, the implementation programme.

5.3 In the Stage 2 public consultation, while some advocated private
sector participation, there were also criticism that discussion of
private sector participation had prompted private landowners to evict
their tenants making them homeless even before confirmation of the
development plans. However, since majority of the Subject Lots are
vacant land with only a small part of the land either fully developed or
in ownership dispute, allowing development of the Subject Lots would

not give rise to eviction of tenants by the landlords.
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5.5

5.6

9.7

5.8

5.9
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The primary purpose of land resumption is for quick site assembly. It
is therefore unreasonable to resume a development site which
comprises mainly building lots while majority of the land within the
site has been assembled already.

It is estimated that if the Subject Lots are to be resumed, the cost
required would be in excess of $4 billion accounting for more than
10% of the total estimated budget required for land resumption to
facilitate the implementation of the 3 NDAs.

The resumption of the Subject Lots to implement the RODP without
taking into account the Alternative Solution may be unlawful.

In implementation under the New Town Development concept,
building lots were allowed to be excluded from resumption packages
to pursue developments in accordance with their leases with or

without lease modifications.

To allow development of the Subject Lots in accordance with the
existing zoning would speed up the implementation of the RODP in its
amended form with the first population intake advanced from 2022 to
2016.

KTN NDA is closest to both the San Tin and Lok Ma Chau boundary
control points. The absence of a suitable extent of low density
residential development zoning to cater for the housing need of cross
border merchants does not fulfil the objectives that KTN NDA be
planned with its cross boundary service function and to cope with the
future housing needs. This point was one of the main emphasises in
the LegCo briefing.

The long period of time elapsed since Stage 2 consultation of the North
East New Territories New Development Areas Study led the Owners to
believe that such NDA may be abandoned leading them to join up to
contemplate development in accordance with the current zoning
shown on the Approved Kwu Tung North Outline Zoning Plan No.
S/NE-KTN/8.
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The Submitted Planning Application
The planning application is now in its “response to comments” stage.

Taking into account the proposals in the RODP, the Owners have
voluntarily proposed to increase the height of the noise barriers
originally planned for the development so that its noise mitigation
effect will also benefit the PRH planned in the RODP to the north of the
Subject Lots.

The Way Forward

As indicated above, there is an opportunity for the government to save
a substantial public expenditure by adopting a slightly different
Outline Development Plan, that is, the Alternative Solution, which

would achieve all the same objectives.

If minor variations to the content of the development scheme
including boundaries submitted with the Planning Application will
enhance the implementation of the RODP, the Owners are willing to
consider accepting such as planning conditions to be imposed with

the granting of the planning permission being sought.
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> > Hello,

> >

> > We are currently renting a house in Ping Yeung Sun Tsuen, like the
solace

> > and are considering buying it. However, we do not know if this property
> > will be taken over for the proposed development. I went to your web
site,

> > www.nentnda.gov.hk but could not find any maps; much less my house on
it.

> > Therefore, we would be grateful if you could inform us by e-mail if
this

> > house will be affected or not. Our address follows.

> > Thank you very much.
> >

> > Mr. & Mrs. Remedios
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RE: North East New Territories New Development Areas
Planning and Engineering Study
Stage 3 Public Engagement

My address:

Dear Ms. To,

It is with some interest that [ am following the above mentioned development. As a long time resident of
the Fanling/Luen Wo Hui area I have a vested interest in the planning and future development of the area.

As you must have noticed on the news there is certainly an increase in the frequency and intensity of
natural disasters in the news. This ranges from Superstorm Sandy in New York to the increasingly
turbulent weather patterns all over the world. Who would've thought a major metropolitan city like New
York could be hit by such a major disaster.

Hong Kong is not immune to such changing weather patterns and anyone who has watched storm Sandy
knows the biggest problem they are facing is restoring power to the thousands of homes that have been
1



LL3T9

affected. With a little forward planning in the way we design buildings such human suffering can be
avoided. Therefore [ would like to propose that buildings in the above New Town developments in Fanling
and the North East New Territories will have as a standard a back up generator that would be capable of
supplying electricity to whole blocks in an estate ( so that individual flats in that block would still have
power in the case of a power shut down) rather than just the emergency lighting and a single lift which
seems to be the standard at the moment. Such back up generators are quite common in Viethnam and [
don't see why they shouldn’t be a feature of Hong Kong buildings given the increasing power shortages and
natural disasters in the world.

[ do hope you give this proposal your utmost consideration and [ would be thankful if you could pass these
comments on to the relevant people in the planning department in the North Point Government Offices on
333 Java Rd, who are dealing with this New Town Development.

Yours faithfully,

Martin Chan
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