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North East New Territories New Development Areas Project

Purpose

This paper is to brief Members on the North East New Territories New
Development Areas (NENT NDAS) project, including the outcome of the Stage 3
Public Engagement (PE3) under the NENT NDAs Planning and Engineering Study
(the NENT NDAs Study), the revised Recommended Outline Development Plans
(RODPs) formulated for the Kwu Tung North (KTN) and Fanling North (FLN)
NDAs and other arrangements for implementing the proposal, including the
implementation approach for development proposals and the compensation and
rehousing arrangements for the affected households and farmers.

Background

2. The NENT NDAs Study adopted a three-stage PE Programme to facilitate
public discussions and foster consensus building. The Stage 1 PE (PE1) to solicit
public views on the visions and aspirations for the NDAs, the Stage 2 PE (PE2) to
engage the public on the Preliminary Outline Development Plans (PODPs) and PE3
to gauge public views on the RODPs of the NDAs were completed in February
2009, January 2010 and September 2012 respectively.

3. During the PE1, PE2 and PE3 exercises, we consulted the Panel on
25 November 2008, 24 November 2009 and 28 June 2012 respectively [LC Papers
No. CB(1)232/08-09(12), CB(1)396/09-10(09) and CB(1)2207/11-12(03)]. On
30 October 2012, the preliminary results of PE3 including the major issues of public
concern and the Government’s initial responses were reported to the Panel [LC
Paper No. CB(1)61/12-13(05)]. Members expressed their views on various issues
of the NENT NDAs Study. Two special meetings of the Panel were also held on 8
and 15 December 2012 to listen to the views of about 250 deputations from



different professional institutes, green groups, local concern groups and
organizations as well as individuals.

Major Public Views

4. Over 10,000 written submissions were received during the PE3 and about
2,200 more were received up to 31 December 2012. The public views collected in
the PE3 and our responses are set out in the PE3 Report at Enclosure 1 and can be
viewed at the Study website at www.nentnda.gov.hk. Comments received after the
last report to the Panel on 30 October 2012, including those expressed by
deputations at the special meetings, are largely similar to those already reported.
The major public comments are summarized below:

(a) need and positioning of the NDAs: A number of District Councillors, Rural
Committee members, members of advisory committees, professional
bodies and members of the public support the NDAs proposal and agree
that NDAs would be the major source of medium- to long-term housing
supply of Hong Kong for meeting housing needs, especially public
housing needs, of Hong Kong people. They also point out that the
development of the NDAs could cater for other various land use needs
arising from population growth and social and economic developments in
Hong Kong. They concur with the planning principles of the NDAs to
develop well-planned, balanced communities with timely provision of
adequate social and community facilities and employment opportunities.
However, in addition to a large number of written objections received,
opposing views from different sectors of the public during various public
engagement activities have been gathered. Many of them are existing
non-indigenous villagers residing within the NDAs. Some strongly
demand for “no removal no demolition” while some express discontent
with the absence of an acceptable compensation and rehousing package.
Some allege that the proposed NDAs development is mainly for “Hong
Kong-Shenzhen Unification” and some allege that the Government is
“selling Hong Kong”, stating that the NDAs are planned by or for the
Mainland. Some also of the view that there is no imminent need for the
NDAs stating that there is actually a large quantity of vacant land in Hong
Kong which can be used for residential development instead. Other than
the supporting and opposing views, many members of the public urge the
Government to review and refine the planning proposals.




(b)

(d)

(€)

development intensity and public-private housing ratio: Some urge that the
development intensity of the NDAs should be increased to address the
housing shortfall. Some consider the proportion of public housing
development too low, the supply of small- and medium-sized flats
insufficient, and too much land planned for the low-density residential
developments (especially in the Ping Che/Ta Kwu Ling (PC/TKL) NDA).
They suggest earmarking more land for public housing and introducing
new Home Ownership Scheme (HOS) sites.

proposed ““Nature Park’ and ““Agriculture zones for Long Valley: Many
members of the public support the proposed “Long Valley Nature Park”
(“LVNP”) in the KTN NDA and implementation by land resumption.
However, some consider that the area to the north of the LVNP is of high
ecological value and in the flight path of egrets breeding and roosting at
the nearby Ho Sheung Heung egretry. They are concerned that the
proposed “Agriculture” (“AGR”) zone for this area does not provide
adequate protection, and therefore suggest including it in the LVNP.

loss of agricultural land and assistance to displaced farmers: Comments
have been raised that the proposed NDAs development would uproot the
existing agricultural activities and adversely affect livelihood of the
existing farmers. Some raise concern on whether the farmers could
continue farming. Some criticise the lack of policy for sustaining and
promoting local agriculture and request that sufficient land within the
NDAs should be reserved for agriculture.

implementation approach: Some developers express views against the
Conventional New Town (CNT) approach for implementation of the
NDAs proposal as they are of the view that the private sector has
assembled land within the NDAs with a legitimate expectation that the
Government would process land exchange applications in accordance with
the prevailing land policy. Some landowners also raise objection to land
resumption by the Government as they would be deprived of the
opportunities to participate in the NDAs development. They urge the
Government to allow land exchange and/or issue land exchange
entitlements to affected landowners other than compensation in
implementing the NDAs. However, some other landowners welcome the
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proposal to resume their land for the NDAs development, and some
tenants on private land also prefer the clearance by the Government rather
than by private developers in view of the established compensation and
rehousing arrangements.

(f) impacts on existing residents and compensation and rehousing/
re-provisioning: Concerns raised by most of the existing local residents are
related to compensation and rehousing. Many consider that the
Government has not proposed an acceptable compensation and rehousing
package. Some request that the compensation and rehousing package
should be similar to those offered under the Hong Kong Section of the
Guangzhou-Shenzhen-Hong Kong Express Rail Link and the
Liantang/Heung Yuen Wai Boundary Control Point projects. Some
strongly demand for “no removal no demolition”, requesting that the
present village living style be retained. Some have expressed that if
development has to proceed, local rehousing with different types of
housing including village resite should be provided, and there should be
exemption from the Comprehensive Means Test under the current policy.
Some request for local rehousing site in each NDA for the affected local
residents.

5. Having regard to the public views collected in the PE3, we have reviewed
the need and positioning of the NDAs and strengthened their role in catering for
various land use needs arising from population growth and economic developments.
We have also looked into the feasibility of increasing development intensity and
increasing the public housing proportion while ensuring a good quality living
environment and harmonious communities in the NDAs. Appropriate measures
for conserving and enhancing the ecological value of Long Valley have been
considered. To offer assistance to genuine farmers affected by the implementation
of the NDAs, potentially suitable land for agricultural rehabilitation/resite has been
identified. Implementation issues have also been examined in detail. The revised
proposals are summarized in the ensuing paragraphs.

Need and Positioning

6. To strengthen the role of the NDAs in providing land to meet Hong Kong’s
development needs, their positioning has been reviewed and reinforced as follows:



Need for the NDAs

(@ Hong Kong’s population is expected to increase by 1.4 million in the

coming 30 years. With declining average household size, rising
aspiration for better living environment, continuing robust economic
activities and increasing public housing demand, demand for land for
housing and various economic uses will still be intense in future. It is
necessary to proceed with the development of the NDAs to supply land for
accommodating various land uses to meet Hong Kong’s medium- to
long-term housing, economic and social needs.  Similar to the
development of our new towns in the past, developing NDAs is the most
efficient way to supply land for meeting our housing needs, especially
public housing needs.

KTN and FLN NDAs as FL/SS New Town extension

(b)

(©)

The KTN and FLN NDAs will be developed as an extension to the
Fanling/Sheung Shui New Town to form the Fanling/Sheung Shui/Kwu
Tung (FL/SS/KT) New Town for effective sharing of resources. The
FL/SS/KT New Town will have a total population of about 460,000 upon
full development. It will be an integrated community with wide-ranging
commercial, retail, community, recreational and cultural facilities as well
as employment opportunities given the more significant population
threshold. The KTN and FLN NDAs will provide a new hospital,
polyclinic, swimming pool complex, new schools, open spaces and
employment clusters to serve the existing and new residents whilst the
existing facilities in Fanling/Sheung Shui can also afford services to the
whole new town.

The KTN and FLN NDAs together will supply a total of about 60,700 new
flats including 36,600 subsidised housing units and 24,100 private housing
units to accommodate a new population of about 174,900. In addition to
providing housing land supply for Hong Kong, the NDAs development
will also provide land for economic uses. The two NDAs will offer new
floorspaces to various commercial, office, retail and services, and research
and development uses (with a total gross floor area of about 838,000 m?)
and provide about 37,700 new employment opportunities. The NDAs
development will be complemented by improvements to the transport
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network of the Kwu Tung and Fanling/Sheung Shui areas. The proposed
Kwu Tung Station of the Lok Ma Chau Spur Line, to be developed in
association with the KTN NDA, will enhance the accessibility of the Kwu
Tung area. The proposed Fanling Bypass will provide a direct external
link for the FLN NDA.

Hong Kong Property for Hong Kong People

(d) We will apply the “Hong Kong property for Hong Kong people”

(“HKPHKP”) measure to private residential sites in the KTN and FLN
NDAs to be disposed of through Government land sale subject to the
property market situation prevailing at the time when the sites are ready
for disposal and other relevant considerations.

Re-planning of PC/TKL NDA

(e) The PC/TKL NDA was originally planned for lower density residential

and special industry developments due to the absence of rail link. With a
view to optimizing the use of valuable land resources and also taking into
account the possible Northern Link (NOL) extension, the area will be
reviewed and re-planned. As one of the policy initiatives in the 2013
Policy Address, the development potential in New Territories North (NTN)
will be explored in order to provide land to meet the demand for housing
and economic developments. In this context, we will include PC/TKL in
the planning of NTN in order to comprehensively review various relevant
planning considerations, for example, the development potential afforded
by possible new rail infrastructure.

Revised Recommended Outline Development Plans

Taking into account the results of the detailed planning and technical

assessments, the development proposals for the KTN and FLN NDAs have been
revised to address as far as possible various land use and technical issues raised in
the PE3. The major amendments to the two RODPs and the revised development
proposals are summarized in the Information Digest at Enclosure 2. The former
are set out on pages 22 and 23 while the revised RODPs for KTN and FLN NDAs
are shown on pages 20 and 21 of the Information Digest. The key changes are



highlighted below.
Increase Development Intensity to Better Meet Housing Needs

(@) Given the pressing need to increase housing supply, the development
intensity of the KTN and FLN NDAs has been further increased after
balancing such factors as efficient use of scarce land resources, adequacy
of supporting infrastructure, environmental acceptance, as well as public
aspiration for a quality living environment. The plot ratios of residential
sites at the future centres of the two NDAs, mainly “Residential Zone 1”
and public rental housing (PRH)/HOS sites, have been increased from 3.5
or 5 to 6 for high-density developments. Most of the low-density sites,
i.e. “Residential Zone 3”, have been upzoned to “Residential Zone 2” with
a plot ratio of 3.5. These together with other changes in housing mix will
bring about an increase of about 13,400 flats, thus bringing the total flat
supply from 47,300 to 60,700 as per the revised RODPs, as compared with
the original RODPs for the two NDAs. The flat supply and population
capacity of the revised proposals for the two NDAs are higher than those
planned for the original three NDAs in the NENT (53,800 flats and
151,600 population).

Increase the Provision of Subsidised Housing

(b) Having regard to the pressing need for public housing land as well as the
importance of creating a well-mixed community, it is found feasible to
increase the proportion of subsidised housing by switching some sites
originally planned for private residential use to subsidised housing
developments including PRH and HOS. Compared with the original
RODPs for the KTN and FLN NDAs, the number of subsidised housing
units has increased from 23,100 to 36,600, or from 49% to 60% of the total
flat supply, similar to the ratio in the existing Fanling/Sheung Shui New
Town. To allow flexibility in the provision of PRH and HOS flats, some
PRH sites could be partially or wholly changed to HOS in future having
regard to the situation prevailing at the time of implementation, subject to
further technical assessments if necessary. The proportion of both the
number of units and residential land are higher that those planned for the
original three NDAs in the NENT (43% public housing units occupying
21% residential land area, and without HOS under the original planning).



8.

Conserve and Enhance Ecological Value of Long Valley

(©)

(d)

(€)

The proposed 37-hectare LVNP in the KTN NDA will conserve and
enhance the ecologically important environment which supports a diverse
bird community, and compensate for the wetland loss due to the NDAs
development. All private land within the L\VVNP will be resumed by the
Government for future management under the Agriculture, Fisheries and
Conservation Department (AFCD). The long-term commitment to
conserve and manage the area as a nature park in a comprehensive manner
could ensure its effectiveness as a mitigation wetland. A visitor centre
cum education centre on wetland conservation and agricultural
development is proposed to the west of LVNP across Sheung Yue River.
As the ecological value of this area is closely related to the existing
farming practice there, in particular wet farming, such practice will be
allowed in the LVVNP based on prescribed guidelines and requirements. A
detailed management plan for the LVNP, which will entail a habitat
creation and management plan, will be formulated under a separate study
by the Civil Engineering and Development Department and AFCD.
Stakeholders, particularly green groups and local farmers, will be invited
to participate in the study process;

to further conserve and enhance the ecological value of Long Valley, a
more stringent planning control in the “AGR” zone to the north of the
LVNP is recommended to reflect the importance of this area being on the
flight path of the birds and provide a buffer zone for the LVNP; and

Adjust Planning to Address Specific Comments

comments proposing amendments to individual RODPs were also received
during the PE3. After examining the planning merits and technical
feasibility of these comments, some of them have been incorporated into
the revised RODPs.  Major amendments to the KTN and FLN RODPs are
set out on pages 22 and 23 of the Information Digest at Enclosure 2.

The development themes, major land uses and key development

parameters of the KTN and FLN NDAs are summarized below. A more detailed
breakdown of the land uses is at Appendix 1.



KTN NDA FLN NDA Total
Development Theme Mixed Development Node Riverside Community -
Residential; Commercial,
Research & Development; Residential:
Major Land Uses Long Valley Nature Park; L -
. , Government Facilities
Agricultural Use;
Recreational Facilities

Total Area (hectares) 450 164 614
Developable Area® 208 125 333
(hectares)
(% Total) (46%) (76%) (54%)
New Population® 101,600 73,300 174,900
New Residential Units 35,400 25,300 60,700

Subsidised Housing Units 20,400 16,200 36,600

(including HOS)

(% Total) (58%) (64%) (60%)

Private Housing Units 15,000 9,100 24,100

(% Total) (42%) (36%) (40%)
Maximum Plot Ratio 35-6 20 _6 -
(for residential and
composite developments)
Maximum Building Height 20 — 35 storeys 12® _ 35 storeys -
(for residential and
composite developments)
New Employment 31,200 6,500 37,700

(a) Referring to areas for new developments on the revised RODPs.

(b) Maximum plot ratio of 2 and maximum building height of 12 storeys are applicable to only one site
zoned “Residential 3” at the periphery of the FLN NDA.

9. In revising the development proposals of the KTN and FLN NDAs,
detailed technical assessments (including transport and traffic, ecology,
environmental, engineering, sustainability, and air ventilation assessments) have
been carried out to confirm feasibility of the proposals in the revised RODPs. The
NDAs development is a designated project (DP) listed in Schedule 3 of the
Environmental Impact Assessment Ordinance (EIAO) and consists of a number of
infrastructure projects which are DPs listed in Schedule 2 of the EIAO. An EIAto
ensure environmental acceptability of the development of the two NDAs has been
completed, and an EIA report is made available for public inspection under the
EIAO on 5 July 2013. Overall, the NDAs project is technically feasible and will
not have any insurmountable planning, engineering and environmental problems
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based on the technical assessment results.

Assistance to Affected Farmers

10. It is estimated that about 28 hectares of active agricultural land within the
KTN and FLN NDAs will be affected. To facilitate agricultural
resite/rehabilitation for affected genuine farmers, in addition to some fallow
agricultural land (about 12 hectares in total) in the proposed LVNP, the “AGR”
zones to the immediate north and south of the LVNP, in Fu Tei Au and adjoining the
NDAs, the agricultural land in Kwu Tung South (about 103 hectares) has been
surveyed, of which about 34 hectares (including about 5 hectares of Government
land) are fallow agricultural land that can be wused for agricultural
rehabilitation/resite.

11. Under the prevailing policy, affected genuine farmers could purchase or
rent farmland elsewhere to continue farming. They could apply for a short-term
waiver for building on the land that they had secured a temporary domestic structure
up to two storeys and 5.18 m/17 feet in height, and a roofed-over area of
37.16 m%/400 square feet. AFCD would assist in lining up interested farmers with
concerned landowners to discuss rental arrangements.

12. To further assist and facilitate relocation of affected farmers, a special
agricultural land rehabilitation scheme will be introduced. Priority assistance will
be offered by the Government to match those landowners who are willing to lease
out/sell land in the identified agricultural areas mentioned in paragraph 10 above to
the farmers affected by the NDAs development. Suitable government land falling
within these areas can also be offered to the affected farmers on short-term tenancy
basis as part and parcel of this special scheme. Moreover, under the existing
agricultural development policy, the Government can also provide basic
infrastructure and technical support to facilitate the affected farmers to re-establish
their farming practice.

Implementation Approach

13. It is paramount that the Government adopts an implementation approach
for NDAs development that could provide new housing supply within the shortest
time. As responded at the Panel meeting on 28 June 2012, whether some
flexibility could be provided for private sector participation in implementing the
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NDAs would depend on how such a mechanism could achieve the need for timely
provision of housing supply, and how it would be perceived by the public.

14, Taking account of the public views expressed in the PE3, the Government
maintains using the CNT approach as the primary mode for implementation for
developing the KTN and FLN NDAs. The Government will resume and clear the
private land planned for public works projects, public housing and private
developments, carry out site formation works, and provide infrastructure before
allocating land for various purposes, including disposal of land planned for private
developments in the market. At the same time, flexibility will be provided for
modification of lease including in-situ land exchange applications meeting a set of
criteria (Appendix 2) by specified deadlines having regard to the phased
development of the NDAs. There was similar practice in the development of our
new towns in the past. Allowing such applications would help advancing housing
land supply and production without compromising comprehensive planning,
certainty and timely provision of supporting government, institution or community
facilities, while safeguarding fair treatment to existing occupants on the private land
concerned.

Compensation and Rehousing

15. To help maintain the social fabric of the existing communities, in addition
to a site in the KTN NDA which has already been reserved for local rehousing
purpose, one more site in the FLN NDA has been reserved for such purpose under
the revised RODP. To provide the affected clearees with a further choice, HOS
may be provided in the rehousing sites. Public housing units within the existing
Fanling/Sheung Shui New Town and elsewhere could also be used for rehousing to
meet the needs of clearees.

16. Given the scale and importance of this project as well as its critical
timing to the delivery of the subsidised housing targets, smooth land resumption and
clearance would be crucial. To facilitate the process, the Government considers
that a special ex-gratia compensation package as detailed at Appendix 3 should be
offered to eligible households affected by the project to help better address their
rehousing needs. Under the special package, a special ex-gratia cash allowance
(SEGCA) would be offered to households meeting the relevant eligibility criteria.
In gist, these “qualified households” would be offered a SEGCA of $600,000. For
those households not fully meeting the relevant eligibility criteria, the Secretary for



- 12 -

Development may exercise discretion to decide whether they would be eligible for
the special package, taking into account the specific circumstances of each case.

17. The proposed special ex-gratia compensation package is of a one-off
nature, having regard to the overriding strategic importance of the project. It
should be emphasised that the intention of the special package is not to compensate
for the land on which the squatter structures currently stand, but rather to provide
ex-gratia assistance for long-term residence having regard to the circumstances
surrounding the residents in the areas affected by the project.

Implementation Programme and Way Forward

18. To achieve early delivery of land to meet the pressing housing needs and
ensure timely provision of a comprehensive range of commercial, retail, open space
and government, institution and community facilities in tandem with the population
build-up, an implementation programme with proper phasing and packaging of
works for the NDAs development has been formulated.

19. The EIAO procedure has commenced while the amendments to relevant
statutory Outline Zoning Plans for two NDAs is scheduled for exhibition for public
inspection in the latter half of 2013. Other preparatory work associated with the
development project, including communicating with stakeholders on the
compensation and rehousing arrangements, will follow. Detailed design for site
formation and engineering infrastructural works for housing and supporting
facilities developments included in the Advance Works Package is scheduled to
commence in 2014, to enable construction to start in 2018 and first population
intake in 2023. Allowing modification of lease (including in-situ land exchange)
may help advance the first population intake to 2022. Other major works will start
after the commencement of the advance works and the development of the KTN and
FLN NDAs is expected to be fully completed by 2031.

20. In order to help the public appreciate the proposals and planning rationales
of the revised RODPs, an Information Digest has been prepared for distribution to
the public. The Government will continue to communicate with relevant parties,
local concern groups and affected individuals on the implementation of the NENT
NDA:s.



Advice Sought

21. Members are invited to note the PE3 Report at Enclosure 1, the revised
RODPs at Enclosure 2 and the Government’s plans relating to the implementation
of the KTN and FLN NDAs as described in paragraphs 13 to 19.

Attachments

Appendix 1 Distribution of Major Land Uses in KTN and FLN NDAs

Appendix 2 Criteria for Lease Modification Applications (including In-situ
Land Exchange) in the KTN and FLN NDAs

Appendix 3 Proposed Special Ex-gratia Compensation Package

Enclosure 1 Stage Three Public Engagement Report (main text only)

Enclosure 2 Information Digest

Development Bureau

Civil Engineering and Development Department
Planning Department

July 2013



Appendix 1

Distribution of Major Land Uses in KTN and FLN NDAs

KTN NDA (ha) FLN NDA (ha) Total (ha)
Original | Revised | Original | Revised | Original | Revised
RODP RODP RODP RODP RODP RODP
Subsidised Housing
i _ 21.6 25.5 9.7 22.1 31.3 47.6
(including HOS)
Private Housing © 38.5 34.6 32.8 19.4 71.3 54.0
Resujentlal Ia_nd suitable 11 11 03 03 14 14
for village resite
Village Type Development 16.6 16.6 0.0 0.0 16.6 16.6
governm_ent(,b)lnstltutlon or 379 308 299 213 608 541
ommunity
OU(Commercial, Research 14.2 14.1 0.0 0.0 14.2 141
& Development)
OU(Research & 9.8 8.2 0.0 0.0 0.8 8.2
Development)
OU(Nature Park) 37.2 37.2 0.0 0.0 37.2 37.2
Open Space 32.6 32.8 27.0 25.0 59.6 57.8
Amenity 9.4 9.2 3.8 34 13.2 12.6
Agriculture 45.4 45.5 8.9 12.2 54.3 57.7
Green Belt 111.3 119.1 0.0 0.0 111.3 119.1
Notes

(@ Excluding the existing/committed residential developments.

(b) Excluding the existing G/IC facilities.




Appendix 2

Criteria for Lease Modification Applications (including In-situ Land Exchange)
in the KTN and FLN NDAs

General Planning Criteria

1. Location — confined to sites planned for private development on the
Recommended Outline Development Plans (RODPs) (and detailed Layout Plans
prepared based on the RODPs where available).

2. Size and ownership — the proposed site to be surrendered (i.e. the Proposed Site)
should have an area of not less than 4,000 m* (which is a reasonable size to
achieve a decent development with supporting facilities) and all private lots
contained therein should be under the ownership of a single owner or joint
venture owners as the applicant.

3. Configuration — the Proposed Site should be reasonably regular in shape with no
intervening private lots not owned by the applicant. Lots to be surrendered
comprising the Proposed Site should be contiguous and fragmented lots will not
be accepted.

4. Confinement within the planned private development site — only lots lying
within a planned private development site on the RODPs (and detailed Layout
Plans prepared based on the RODPs where available) will be considered.
Surrender of lots lying within an area zoned for public use such as road,
Government, Institution or Community use, open space, public/subsidised
housing will not be accepted.

5. Access — the provision of proper vehicular access to the Proposed Site is feasible.

6. Compliance with OZP - proposed use and development parameters of the
Proposed Site should comply with the prevalent Outline Zoning Plan (OZP), i.e.
based on the prevailing OZP at the time of application and the approved OZP at
the time of execution.

7. No adverse implications — the proposed development at the Proposed Site
should not cause insurmountable problems to the planning, layout and urban
design of the surrounding area, and will not jeopardize or hamper the
development potential or vehicular access of adjacent lands under different
ownerships.



10.

11.

12.

Land Administration Criteria (The approval of applications for modification of
lease including in-situ land exchange is subject to the fulfillment of these
requirements.)

Unification, proof of land titles and vacant possession — application may be
submitted by a single owner or joint venture with unified land title. Lots to be
surrendered should be subject to vacant possession by a specified deadline and
free from encumbrances before execution of the lease modification/land
exchange.

Comparable compensation package — the landowner(s) as the applicant should
offer a compensation package to the occupants (those occupants who are existing
on the land at the time of announcement of this set of criteria). The
compensation package offered by the landowner should be comparable to the
prevailing monetary ex-gratia compensation (excluding rehousing entitlement)
offered by the Government to other eligible clearees affected by the NDAs
development and provided before the execution of the lease modification/land
exchange. Compensation to occupants paid by the applicant in securing vacant
possession is not a premium-deductible item. As the offer and acceptance of
such a comparable package is a matter between the landowner and the occupants,
the Government would deem the case as settled if the landowner is able to deliver
vacant possession with documentary evidence indicating that the occupants have
accepted the package offered.

Time limit — the lease modification/land exchange has to be completed within a
specified time period and in any event earlier than the government land
resumption programme.

Completion Time — the time for building completion should be no later than that
identified in the implementation programme of the relevant works package of the
NDA based on the Conventional New Town approach.

Compliance with other general lease modification/land exchange application
criteria and requirements promulgated by the Lands Department from time to
time.

The lease modification/land exchange application would only be approved by the Lands
Department (LandsD) if the applicant has demonstrated that all occupants have vacated the site.
In case there are any disputes between the occupants on site and the applicant, LandsD may
suspend the processing of the applications until the disputes have been satisfactorily resolved.

2



Appendix 3

Proposed Special Ex-gratia Compensation Package

Background

The development of the KTN and FLN NDAs is a major development
critical to the supply of land for housing development, in particular subsidised housing
development, from the year 2019-20 onwards.  According to the revised
Recommended Outline Development Plans, the two NDAs will provide about 101.6
hectares of land for the development of about 60,700 private and subsidised housing
flats. Among the major development projects providing new land for development
on a similar scale under planning, the development of this NDASs project is the most
advanced in terms of progress on planning and engineering study. The NDAs project
Is without doubt an essential project of strategic importance to Hong Kong and is
critical to the supply of land for housing. Any slippage will result in major
disruption to housing supply downstream.

2. The project will involve extensive land resumption and clearances and it is
anticipated that a large number of domestic squatter structures will be affected.
Given its scale and importance as a major development project which will provide
housing for up to 174,900 citizens and its critical timing to the delivery of the
subsidised housing targets, some forms of assistance to the clearees to help with their
relocation in the spirit of facilitating the clearance of land for the project would be
advisable.

The Proposed Special Ex-gratia Compensation Package

3. Against the above background, a special ex-gratia compensation package
specifically addressing the rehousing needs of clearees to be affected by the project
would be justified on its overriding strategic importance. The proposed special
ex-gratia compensation package would cover domestic occupiers affected by the
clearance exercises. Suitable safeguards would be put in place to ensure that the
package is addressing the rehousing needs of the genuine occupiers in the NDAs
project area. With reference to the two previous special packages for the clearance
of land for the Hong Kong Section of Guangzhou-Shenzhen—Hong Kong Express
Rail Link (XRL) and the Liantang/Heung Yuen Wai Boundary Control Point and
Associated Works (BCP) projects and taking into account the relevant key factors of



consideration, the proposed special ex-gratia compensation package for the NDAs
project are as follows —

General Eligibility

()

(b)

A household is regarded as a qualified household for the special ex-gratia
compensation package if:

(i) itis covered by the Pre-clearance Survey (PCS);

(it) the affected structure is either a licensed or surveyed domestic
structure not built on building land; and

(iii) the household is registered in the 1984/85 Squatter Occupancy Survey
(SOS), or can produce evidence showing that it has been continuously
occupying the affected structure for domestic use for the same duration
immediately preceding the date of PCS.

The household cannot be regarded as a qualified household if any of the
members of the household, from the date of PCS applicable to the affected
structure up to the date of granting the special ex-gratia compensation
package:

(i) Owns or co-owns any domestic property in Hong Kong;

(i) Owns more than 50% share in any company that owns domestic
property in Hong Kong;

(iii) Has entered into any agreement to purchase domestic property; or
(iv) Is enjoying any form of subsidised housing or related benefits, or

subject to debarment as a result of previous enjoyment of subsidised
housing or related benefits.

Discretion of the Secretary for Development

©)

The Secretary for Development (SDEV) has discretion to decide whether a
household not meeting the criteria in paragraph 3(a) but still meeting those
in paragraph 3(b) should be eligible for the special ex-gratia compensation

2



package. As a guiding reference, a household continuously occupying in a
licensed or surveyed domestic or non-domestic structure for domestic use
for ten years or more immediately preceding the date of PCS may be
eligible.

Special Ex-gratia Cash Allowance (SEGCA)

(d) The level of SEGCA offered to households affected by the clearance
exercises is as follows:

(i)

(i)

Restrictions

For a qualified household meeting the general eligibility as set out in
paragraph 3(a) and 3(b) above, it is to be offered an SEGCA in the form
of a lump-sum cash allowance pitched at $600,000 regardless of the area
occupied by the relevant structure. The SECGA offered will be on a
structure or household basis, whichever is smaller. That is, if a
household occupies more than one structure, the SEGCA will only be
paid once for the household; if more than one household occupies one
structure, the SEGCA will only be paid once for the structure, and the
households will have to agree amongst themselves on the sharing
arrangement.

For an eligible household occupying a licensed or surveyed domestic or
non-domestic structure for domestic use at the discretion of SDEV as
mentioned in paragraph 3(c) above, the amount of SEGCA receivable
will be determined primarily by the length of continuous occupation in
the structures concerned for domestic use immediately preceding the
date of PCS, with adjustments reflecting other relevant factors. In
exercising SDEV’s discretion, less favourable consideration would be
given to a household occupying a structure converted from a
non-domestic structure.

(e) Households receiving the SEGCA, whether in full or at a level determined
at the discretion of SDEV, will be barred from applying for any form of
subsidised housing or related benefits for the subsequent three years.



Domestic Removal Allowance
() To acknowledge the clearees’ removal needs, all households to be offered

SEGCA would be offered this allowance to help them meet the initial costs
of moving.
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Executive Summary

Foreword

The North East New Territories New Development Areas Planning and Engineering Study
(the NENT NDAs Study) commenced in June 2008 to formulate a planning and
development framework and a development programme with implementation strategies for
the Kwu Tung North (KTN), Fanling North (FLN) and Ping Che/Ta Kwu Ling (PC/TKL)
New Development Areas (NDAs). We have conducted three stages of public engagement to
solicit the public views on the existing condition of the NDAs, vision for the NDAs, the
Preliminary Outline Development Plans (PODPs) and the Recommended Outline
Development Plans (RODPs) of the NDAs. The Stage Three Public Engagement (PE3)
exercise was carried out between mid June and end September 2012. A Stage Three Public
Engagement Digest was prepared outlining the RODPs and the key topics of the NDA
proposals including implementation arrangements and the results of the traffic and technical
assessments. Thirty-five briefings/meetings (including 1 public meeting and 1 public forum)
were held during PE3 with over 10,000 written comments received. The public comments
received in PE3 and our responses to the comments have been summarised in this report.

Revised Recommended Outline Development Plans

After taking into account the public views and the technical assessments on the planning and
engineering feasibility, we recommend to revise the RODPs of the KTN and FLN NDA:s.
This report encloses the Gist of the Revised RODPs (Appendix 34), outlining the
amendments to the RODPs. KTN and FLN NDAs are an extension to the existing
Fanling/Sheung Shui new town, which will have a total population of about 460,000 upon
full development comparable to other new towns such as Tuen Mun and Tseung Kwan O.
The Fanling/ Sheung Shui/ Kwu Tung new town will be an integrated community providing
wide-ranging employment opportunities as well as commercial, community, recreation and
cultural facilities given the more significant population scale. KTN and FLN NDAs will
accommodate some 174,900 new population in about 60,700 housing units, of which about
60% will be public housing units (including HOS flats). Some 37,700 job opportunities will
also be created in the area. In view of the absence of mass transit and other supporting
infrastructures, PC/TKL NDA was originally planned for special industrial and lower density
residential developments. According to the 2013 Policy Address, the development potential
in New Territories North (NT North) is to be explored. In this context, PC/TKL will be
replanned in the proposed study for NT North in order to comprehensively review relevant
considerations, including the development potential afforded by new railway infrastructure.
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The Stage Three Public Engagement Exercise - Comments and Responses
Overall Comments on the NDA Proposals

We have received comments both supporting and objecting to the NDA proposals. The
individuals/organisations which were in support of the NDA proposals considered that the
NDAs would be a major source of land supply for Hong Kong in medium to long term,
while the NDAs would also provide employment opportunities and community facilities.
Some of those who were against the NDA proposals believed that the Government failed to
offer satisfactory rehousing and compensation arrangements for the affected parties; that the
NDA proposals were intended for the “Unification of Hong Kong and Shenzhen”. Some also
question the need for the NDAs and the criteria for site selection. Some local residents
expressed strong demand for “no removal no demolition”.

According to the latest projections of population and household unit, there will still be an
increase of about 1.4 million people and 680,000 household in the coming 30 years.
Moreover, with the decline in the average household size, escalating social aspira