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Appendix 11l of RNTPC
Paper No. A/ TM-LTYY/273-1

Development Parameters under
Application No. A/'TM -LTYY/273

Site Area 14,533mM
- Private Land 13,778
- Government Land 775m°
Maximum Gross Floor Area (GFA 14,533mM
MaximumPlot Ratio 1.0
Maximum Site Coverage 40%
No. of Blocks 13
Building Height
- in metes 15m
(including basement car park)
- No. of Storeys 5 storeys

(including 1 storey basement car park)

No. of Flats 96 (in duplex)
AverageFlat Size 152nf
Car Parking Spaces

- For Residents 134

- For Visitors 2
Motorcycle Parking Space 1
Loading/Unloadhg Spaces 13
Bicycle Parking Spaces 10
Communal Open Space Minimum 269n7
Communal Recreation Facilities f Nil

Residents (including clubhouse)

Sewage Treatment Plant

10m (including 5m underground) and
2 storeys (including 1 basement storey)

DesignPopulation

269 persons
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Ms Janice W.M. Lai - having current business deakngwith SHK,
AECOM and KKHA;

Mr Ivan C.S. Fu - having current business dealings with Sk
AECOM and Environ;

ProfessofS.C. Wong - having current business dealings with AECOM,; «
being the Chair Professor and Head of Departr
of Civil Engineering ofHKU where AECOM hd
sponsored somectivities of the Department

Mr H.F. Leung - having business dealings withrKHA; and being ¢
member of the TenderaBimitteeof HKHA;

Mr K.K. Ling - as the Director of Planningnd being a member «
(the Chairman) the Srategic Planning Committeand the Building

Committee of HKHA;

Mr Frankie W.P. Chou

being an Alternative Member for the Director
Home Affairs whowas a member oftte Strategic
Planning Committeeand the Subsidised Housir
Committeeof HKHA; and

Mr Tony H. Moyung being an Alternative Member for the Director of

Landswho wass aMemberof HKHA..

133. The Committeeconsidered thathe interests othe ChairmanMs Janice W.M.
Lai, Mr Ivan C.S. Fu, Mr H.F. Leung, Mr Frankie W.P. Chou and Mr Tdnioyung were

directandagreed thathey $ould leave the meeting temporarily.

134. Members noted tharofessorS.C.Wong hal no involvement in the application
and agreed th&rofessor Wongould stay in the meeting.The Vicechairman took over the

chairmanshimf the meeting at this point.
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[Mr K.K Ling, Ms Janice W.M. Lai, Mr Ivan C.S. Fu, Mr H.F. Leung, Mr Frankie W.P. Chou
and Mr TonyH. Moyungleft the meeting temporarily at this point.]

Presentation and Question Session

135. Mr K.C. Kan, STP/TMYLW said thatthe completion yeaof the public housing
mentioned on P.25 of the Pamrould be 20192024 instead of 201%2014. Members

noted.

136. Mr K.C. Kan presented the application and covered the following aspects as

detailed in théaper:

(&) background to the gfication;

(b) proposed residential development (flat);

(i) the proposed developmewasfor 13 residential blocks comprising 96
duplex flatswith a plot ratio of 1.0site coverage of 40% and building

height of 15m (4 residential storeys over 1 storey baseraeptrk) and

(i) since here were open storages, godownswaarkshopgo the north and
east of thesite the applicant proposk to incorporate edf-protecting

building desigrto mitigate the industrial noise impacts

(c) departmental commentsdepartmentacomments were set bin paragraph
9 and Appendix IV of the Paper. Major comments were summarised as

below:

(1) the Director of Housing strongly opposed the application, asitiee
encroached onto part of a planned public housing development with
associad welfare, education and retail facilities. Various technical
assessmentfiad been conducted and indicated that the public
housing would not havensurmountableproblems. The proposed
developmentunder the application would adversely affect the flat



(d)

(€)

-129-

production, layout and associated community works currently under
detailed study by the Government. The target completion year of
the publichousingdevelopmentvould be 2012024. It was also
scheduled to consuthe Tuen Mun District Council (TMDC) on
2.9.2014 and subsequent actions had been programmed. If the
subject application was approved, it was estimated that about 1,600
public housing flats would be lost and fm®visionof social welfare

facilities would be adversely affected

(i)  Other oncerned gvernment departments had no objection to or no
adverse comment on th@oposeddesign, layout and development
parameters of the applicatias well as the technical assessments

submitted

during thestatutory public inspection perioas the applicationa total of

110 public comments were received which comprised 95 supporting
comments and 15 objectionsThe supporters includdocal residents and
other individuals and their major groundswvere that the proposed
development was in line with the planningntention of the Residential
(Group E) (R(E)) zone and compatible with the surrounding
low-rise/villagetype developments; it would help increasing housing
supply, enhancing land use efficiency and generating employm&he
objectorsincluded the IrdigenousinhabitantRepresentation of San Hing
Tsuen and Tse Tin Tsuen, as well as the Village Committee of Tuen Mun
Heung San Hing Tsuen and othedigenousvillagers Their major
groundswere that the proposed developmembuld cause adverse traffic,
environmental drainage and¥ung shui’ impacts during and after the
construction period. One commenter pointed out that the proposed
developmentcontravend *RY H U Q PpoligyVthVincreasing housing
supply as itvasnot an efficient use of lakh and

the Planning Departmen(PlanD)YV Y LHRIanD did not support the
application based on the assessments sehqdragraph 1bf the Paper

which were summarised as below:
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(1) the Policy Address 2014 already announced that under the Long
Term Housing Sategy,the Government targed to provide a total
of 470,000 units in 10 years with public housing accounting for 60%.
If the subject application was approvelere would be a loss of
about 1,600 public housing flaiss compared with 96 flats proposed
in theprivate residential development

(i)  in terms of phasing out thexisting industrial uses within the
Residential (Group E) (35 () zone, the public housing
development covering a largesite would be more effectiveo
achieve the planning intention The phnned public housing
development also sought taptimize the development potential of
the area through comprehensive redevelopment with higher
development intensity. The proposed development might not
represent an optimaltilization of land resources Its irregular
boundary might also result in residual land parcel eend it

difficult for developmentand

(i)  the planned public housindevelopmentproposal was relatively
mature and the TMDC would be consulted on it next month. It
might be premature tapprove at this stage and thereby-@nepting
the opportunity to explore implementation of a more desirable

scheme for the area

137. A Member asked whether tleegularity of thesite wasa majorrejection reason
of the application In response, Mr K.C. Kasaid the layout design of the propogeiate
housing development wagonstrainedby the irregularsite boundary. According to the
Block Plan and.andscape Master Plan prepared by the appli¢ha building blocksvould
be developedalong thesite boundary with open space located behind the blocK$he
development layout was considered undesirabkerms ofachievingthe planning intention

of the R(E) " zone but this was not the major reason for rejecting the application.

138. The Vicechairmansaid hat thedevelopmentdensity of the proposed private

housing development was comparatively low and asked whether the potential public housing
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development woulde incompatible with the surrounding environment. In response, Mr
Kan said that the proposed yate housing developmemas in compliancewith the
development restrictions of theurrent R(E)" zone. The potential public housing
developmentwhich included theubjectapplicationsite, could be considered as an expansion
of the existing new town aswas located to the north and at the fringe of the Tuen Mun New
Town. He further said thatif the implementation of the potential public housing

development wat proceedamendiensto the subject OZRvould be required

139. A Member said that since thproposed private housingevelopmenthad
complied with the development restrictions of tit{E) " zone and no adverse departnaént
comment was received, it was questionable that the applictimridbe rejected because of
the possible conflict with a plib housing development that might not be eventually
materialized. In terms adevelopment intensitythe Member considered that the potential
public housing development instead of the private housiegelopmentmight not be
compatible with the surrounaj environmentwhich was mainly occupied by village houses
and lowdensity residential developments. In response, Mr Kan said that inegassaryo
take into account theurrent strong demand fopublic housing. The site was in close
proximity to TuenMun Area 54 where a number of public housimyselopments were going

to be constructed.

140. A Member concurred that it would be difficult at this stageake into account
the potential public housing development which was yet to be confirmed. The
Vice-chairman said thathe TMDC was scheduled to be consulted on tléeptial public
housing development on 2.9.2014. In response to a Mefnheestion onwhetherthe
developerknew about the potential public housing development, Mr Kan answerdigein

affirmative.

[Professor C.M. Hui left the meeting at this point.]

Deliberation Session

141. A Member agreed that it was necessary to consider the prevailing hposing
under which there was also a need to meetptinaate housing demand. hiE Member

reiteratel that the irregularity of theite boundarycould not be used agastification to reject
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the applicationin particular wherthe proposed private housindevelopmenhad complied
with all the development restrictions of tiR(E) “zone. Itwould also balifficult to justify
if the application wasejecedbecause of the potential public housing developrimetite area

AnotherMember concurred.

142. A Member considered that it was necessary to consider the overall housing
demand and prioritghouldbe given to the public housing development. In subjectcase,

the potential public housing development wouyddovide an opportunity for a more
comprehensive planning of the area through phasing out industrial activitedsiastthe
whole R(E)" zone. The Mmber supported Plar® recommendation of rejecting the

application.

143. The Vicechairman said that given the planning intention of RéE) " zone was

to phase out the industrial activities in the area, Members should consider whether the
potential public busing development or the proposed private housing development
occupyingonly a small partof the R(E) " zone would be able toetterachieve the planning

intention.

144, A Member said that amendments to the OZP (i.e. rezofimmyp R(E)” to
Residential (Goup A)” (R(A))) would be required if the potentiapublic housing
development was to be implemented. The Member doubted whether the rezoAR{@)to
zone was appropriate this locationand had reservation to reject the applicatsmtely

because athe housing policyto increase the public housing flats

145. In response to a Memb@rquery, he Secretary said that HKHA could submit a
s.12A application to effect the rezoning or PlanD could takénthative to amend the OZP if
HKHA could obtain supporfor the public housinglevelopmentand receivd no adverse
comments from all concerned government departments. The Secretadyealddembers]
attention toparagraph 1lof the Paperthat (i) the applicant had demonstrated efforts to
resolve the industri&iesidential interface issue througtoptingspecial design features in the
layout, and (ii) the potential public housing develmgnt was at a mature stage aheé
TMDC would be consulted on 2.9.2014. Members might consider whether the application
shoull be approved to phase ostmeof the industrial activities in théR(E)" zone; or

rejectedin order not to premptthe potential public housing developmeotering a wider
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area of theR(E) " zone or deferreda decisiornpendingsubmission ofurther irfformation on
the layout design anconsultation with the TMDC orthe potential public housing

development

146. A Membersaid thatthe Town Planning Board (TPB) should have regard to the
long-term land use planning for an area in undertaking its-plaking tuinction. Uhless the
Government hadhade known to the public ifsotential public housingevelopmentit would

be difficult for the TPB to take such development into account in assessingpEmning
application. Awther Member concurred with this viewlt would be necessary for the TPB
to consider howompetitionof land resources between the public and private sectors should
be handled. A few Members were also concernadout the lack of details dhe potential
public housingdevelopment In respons, the Secretargaid that the Committee might
considemrequesting more information dhe layout design and implementatiprogrammeof

the public housing proje@nd compare it with the proposed private housing prgeas to
make an informed decisioon the subject application The Vicechairman said that
developmenbpportunitieghat could optimise the development potential of thessitauld be

considered to safeguard the public interests.

147. To facilitate the discussion, the Secretary settlorgescenarios for Members to
consider. First, if th€ommitteeapproved the application, the applicant could proceed with
the proposed development with the compliance of approval conditions; while at the same time,
if HKHA decided to pursue the potential piabhousing development, HKHA could either
resume the private land from the applicant or revise the ladgsignof the public housing
development in order tavoid the approved private housing development. Second, if the
Committeerejected the applicatn, theapplicant wasallowed to review thealecision of the
Committee under s.17of the Town Planning Ordinance Third, the Committee might
consider deferring a decision tme applicatiorpendingsubmission ofurtherinformation on

the potential publichousing developmento facilitate its further consideration of the

application

148. After further deliberationMembers agreed to defardecision orthe application
in order to seek more information on the potential public housing development and to take

into account the views ahe TMDC on the public housing project.
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149. A Member asked if there wamy time limitfor deferral of consideration of the
application. In response, the Secretary saidtthatapplication would be resubmitted to the
Committee for onsideration on the receipt of more information on the potential public
housing development TheTMDC would be consultedn the public housing projeet the
TMDC meetingto beheld on 2.9.2014.

150. A Member suggested thabnsideratiorshould begiven to hev applications that
would have conflicts with potential public housing developmshtsuld be handled This
view was shared by another Member who advised that the§T@&ision on such cases
might be subject to legal challengedn response, the Secrgtasaid that the Secretariat

would examine how similar situation should be handled in future for Merfiileéesence.

151. The Vicechairman concluded that since HD had indicated their strong objection
to the application and the potential public housing dgwelent would soon be presented to
the TMDC for consultation, the application should be deferred persdibgission ofmore
information on the potential public housing development from HD as well as the vi¢hes of

TMDC on the public housing project.

152. After further deliberation, the Committekecidedto defer a decisionon the

application.

[The Vicechairman thankedMr K.C. Kan STPsS/TMYLW, for his attendance to answer
Membersfenquires. MKan left the meeting at this point.]

[Themeeting was adjourdeor a break of five minutes.]

[Dr Eugene K.K. Chan and Ms Janice W.M. Lai left the meeting at this point.]

[Mr K.K Ling, Mr Ivan C.S. Fu, Mr H.F. Leung, Mr Frankie W.P. Chou and Mr Téhy
Moyungreturnedo the meeting at this point.]
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Agenda ltem55

Section 16 Application

[Open Meeting (Presentation and Question Sessions Only)]

A/ITM-LTYY/273  Further Consideration dfroposed Residential Development (Flat) ir
35HVLGHQWL DAne bR X1 RP; 232, 233, 234, 235, 23¢
RP, 237, 238, 239, 243, 24246 RP, 246 S.A, 246 S.B, 247, 367 an
368 RP in D.D. 130 anddjoining Governmentand, Lam Tei, Tuen
Mun
(RNTPC Paper NOA/TM-LTYY/273D)

132. The Secretary reported that the application was submitted by a subsidiary of Sun
Hung Kai Properties Ltd. (SHK)yith AECOM Asia Co. Ltd. and Environ Hong Kong Ltd.

as two of the consultants.The application was opposed thetDirector of Housing (D of H)

which was the executive arm of the Hong Kong Housing Authority (HKH&)the site
encroached onto part of a planned public housing development with associated welfare,
education and retail facilities at San Hing Roadhe following Membershad declared

interests in this item:

Ms Janice W.M. Lai - having current business dealings with SH
AECOM and HKHA

Mr Ilvan C.S. Fu - having current business dealings with SH
AECOM and Environ

Professor S.C. Wong - being the Chair Professor and Heaof
Department of Civil Engineering of HKU whe|
AECOM had sponsored some activities of
Department

Dr Eugene K.K. Chan - being the Convenor of the Hong Kol
Metropolitan Sports Events Association whi
had solicited sponsorship from SHK

Ms Christina M. LEE - being a committee member of the Hong Kc
Metropolitan Sports Events Association whi
had solicited sponsorship from SHK

Mr K.K. Ling - being a member of the Strategic Plann
(the Chairman) Committee ad the Building Committee o
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as the Director of Planning HKHA

Mr. Tony Moyung - being an alternate membésr the Director of

as the Assistant Director of Lani  Lands whowvasa member of HKHA

Department

Mr Frankie W.P. Chou - being an alternate member foretiDirector of

as the Chief Engineer (Works) Home Affairs whowas a member of the Stratec

Home Affairs Department Planning Committee & Subsidized Housi
Committee of HKHA

Mr H.F. Leung - being a member of the Tender Committee
HKHA

133. The Committee noted that Ms JanWseM. Lai, Mr Ivan C.S. FuMs Christina M.

Lee Mr Frankie W.P. Choand Mr H.F. Leundhad left the meeting alreadyd considered
that he interests of the Chairmamd Mr Tony Moyung were direct andagreed that they

should leave the meeting temporarily.

[The Chairman and Mr Tony Moyung left the meeting temporarily at this point.]

134. As the Chairman Hhleft the meetingemporarilyand Professor S.C. Wondhe
Vice-chairman, hd no direct involvement in the applicatiokMlembers agreed th&rofessor
S.C.Wongcould stayand chair the meeting for this itemAs Dr Eugene K.K.Chanhadno
direct involvement in the applicatioMembers agreed that he couslay in the meeting.

[Mr F.C. Chan returned to join the meeting at this point.]

Presentation and Quem Session

135. Mr K.C. Kan, STP/TMYLW, presented the application and covered the following
aspects as detailed in the Paper

Background

(@ on 13.12.2013, the applicant sought planning permission for proposed

residential development (flat) at applicatisite (the site) The site éll
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ZLWKLQ DQ DUHD J]RQHG 35HVLGHQWLDO *URXS
Lam Tei and Yick Yuen Outline Zoning Plan (OZP) No. SFTMYY/6.

on 22.8.2014, the Rural and New Town Planning Committee (the
Committee) of the Town Phaing Board (the Board) first considered the
application. The application was opposed by D of H as the site
encroached onto part of a planned public housing development with
associated welfare, education and retail facilities at San Hing Road. D of
H corsidered that the proposed development under application would
adversely affect the flat production, layout and associated community
works. Noting thatthe Tuen Mun District Council (TMDC) would be
consulted on 2.9.2014nd details on the potentiapublic housing
developmentvere not available at the meetjripe Committee decided to
defer a decision on the application in order to seek more information on the
potential public housing development and to take into account the views of
the TMDC on the publicdusing project

Further Information

(©)

on 2.9.2014, the Housing Department (HD) consulted the TMiDGhe
proposedpublic housing developmentith associated welfare, education
and retail facilities. The major development parameterstiod proposed

public housing development were as follows:

Site Area : About 8.7 ha
Maximum plot ratio )

No. of flats . About 8,000 flats
Design population . 24,500persons

No. of residential blocks : 11 blocks

Maximum building height : 125 mPD(39 storeys

Social welfare facilities : A district elderly communitycentrecum day
careunit, achild care centre and gpecial
child care centre

Education facilities . 2 kindergartens and 1 primary school
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Other facilities : Retal facility, parking and
loading/unloading faciliés, gen spacand
recreation facilities, @ess road to Hong F
Roadand apublic transportay-by

many TMDC Members raised objection to the proposed public housing
development mainly on the grounds of inadequate consultatiaffic
impact, and insufficient details. The TMDC requested the HD to fully
consult the locals on the project and further consult the TMDC before
submission of the proposed amendment to OZP for the proposed public
housing development tthe Boardfor corsideration On 11.9.2014 and
13.9.2014, the HD, with the assistance of concerned Government
departments, conducted a site visit and a local consultation meeting
respectively with two TMDC members antle local villagers. Thg

expressed grave concernstba proposed public housing project

the HD was coordinating with concerned departments to address local
concerns and technical issues with a view to further consulting the TMDC

and

TKH 30DQQLQJ 'HSDUWPHQW 30DQ" fV YLHZV

(f)

PlanD maintaired its view of notsupporing the applicationbased on the
assessmentaade in paragrap®of thePaper Thereasonsvere the same
as those in paragraph 12.1 of the RNTPC Paper No. A[TMY/273C

whichincluded:

0] the development proposdid not represent an optimal ugdition of
the limited land resources given its irregular boundary with residual

land parcel difficult to be developed; and

(i)  the application site encroaahento part of a planned public housing
development with associated Wk, education and retail facilities.

Premature approval of the applicationght lead to substantial loss
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of public housing flats and jeopardise the implementation of the

public housing project.

136. A member asked whethddD had submitted anyrezoning proposalfor the
proposed public housingevelopmentor the Board§ consideration. In response, Mr K.C.
Kan explained thaHD could submit the proposed amendmenth®draftOZP undersection
12A of the Town Planning Ordinancer upon HD$ completionof the various technical
assessmentand consulition with the relevant DC,PlanD would submit the proposed
amendment to the draft OZP to the Boarddomsideration

137. The Vicechariman asked whether the proposed public housing development was
only at the conceptual stage. In response, Mr K.C. Kan tsatHD had consulted the
TMDC onthe proposed public housing developmeni conceptual platogethemwith some

major development parametevsre provided for TMDC§ consideration

138. Another Member ded whether the application site was owned by the applicant
and if so, how could Hproceed with theublic housing development. In response, Mr.
K.C. Kan confirmed that the application sieas largely onprivate land owned by the
applicant. He said thaif the proposed public housing developmemas considered
acceptablethe draft OZP would bamendedandthe Lands Departmentould resume the
land for public purposeaccording to the LandResumption Ordinance.The Secretary
supplementedhat according to theand Resumption Ordinancprivateland could only be

resumedor a public purpose

Deliberation Session

139. A Memberconsidered that the private residential scheme under the application
appearedto be more advancedthan the conceptugbublic housing schemen terms of
readinesdor implementationwas in compliance with the development restrictions on the
OZP and wagyenerally acceptable Moreover, it was nofor the Committeeto decide

whether a residential site should be used falipwor private housing development.

140. Two otherMembers were of the view that it would not be in the interest of the

public to approve the application as the proposed public housing development, which would
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bemore comprehensive and covegethrgerarega would provide more housing units to meet

the public need. A Memberasked how the planned public housing developmentld be
affected if the private housindevelopmentvas approved Making reference t@a location

plan and HD$§ conceptual layoutyiembers notedthat the applicant site was about 1.4 ha
whilst the planned public housing site was about 8.7 ha. If the subject application was
approved, block 2, 5 and 6 as well as the proposed school within the public housing

development would be affected.

141. The Vicechairmandrew Membersfattentionthat the current applicatiohad
complied with the developmengstrictionsof the R(E) “ zoneasstipulatedon the OZP and

that technicalissuesassociated with the developmdrad beeradequatelyaddressed at this
stage The reason for deferring the subject application by the Committee on 22.8.2014 was
that Members wished to seek more information orptieposedoublic housing development

and to take into account the views of TMDCitn

142. A Member consideredthat there weredemand for both private and public
housing. Although the supplyof public housing might be affected upon approval of the
application theproposedoublic housing developmentith adjustmentcould still bepursued

The views weresharedby another Member who considered tifi@ourableconsideration
should be given to therivate residential scheme under the application, which was more
advancedhan HD § conceptual public housing scheraad entailed no technical problem
The Member also noted thaMDC strongly opposed HIB proposed public housing
development anthere wasonceern about théraffic impactto be generated by the largeale
public housing development proposed by HD given that there werander of existing
large-scalepublic housing estates in the localityEven if the application was approved, the

HD could stillmodify the design antinplement the public housing development.

[Professor Eddie C.M. Hieft the meeting at this point.]

143. A Member askedwhether theapprovalof the current application might have
implicatiors on the assessment ofand valuein the future land resumption by the
Government. Members notethatassessment ¢énd value by Landsvasgenerally based
on the leaseentittement The Secretary added thaven if the subject application was

approved, LandsD couldtill resume the concerned lanfdthe requirementof the Land
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Resumption Ordinance was complied withiVhen assessing the land value upon land
resumption,LandsD would base orthe existingleaseof the lots, which was mainly for

agricultural use

[Mr. F.C. Chan left the meeting at this point.]

144, A Member consideredhat approval should be given to the subject application
given that HD$ proposed public heing development wasnly at aconceptuaktage The
view was shared by two other Members there was no strong justification to reject the
application A Member was of the viewhatit should not behe Committee§ concern on
whether the site should be developed for public housingpt This Member alsavorried
that HD might not be able to obtaliMDC $§ blessingn the short ternbecause of the lack of
information on thgroposedoublic housing scheme. Another Mberhowever considered
that TMDC might agree with the public housing schemce the HD had submitteda

detailed proposal.

145. The Secretargrew MembersTattentionthat the applicant had provided sufficient
information and relevant technical assessmdnotsupport thisapplication which was
considered by the Committee atteeting on 22.8.2014.At that meetingMembersnoted

HD $ strong objection to the application aagreed to defethe decision in order to seek
more information on th@roposedpublic housing development and to take into account the
views of the TMDC on the public housing projeabting thatffMDC would be consulted on
the public housing projectn 2.9.2014 At today$ meeting, HDhad not providednuch
additional information on the pposed public housing developmeand it was noted that
TMDC hadstrongreservation on the proposed public housing development. According to
the information provided bythe HD, the public housing development wouwddmmencen
2018 andecomplete between 2023 and 2024.

146. A Member who did not support the application proposed gabmit the
application to the full Board for consideratiasa decisionon the subject applicationould
involve public interest. The land would be used more efficientlyr fpublic housing
developmentto provide affordable housing The proposal was not supped by other
Membes who consideredhat the information provided by the applicant was sufficient and

there wasno strong justification for further deferring a decisioon the application by
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submitting it to the full Board The Vicechairmanalso explained that it wasinder very
exceptional circumstances thahe Committeewould submit a section 16 planning
application to the full Board for consideration. The Secretapplementedhat according
to the Town Planning Ordinancdie Committee was empowered to considection 16
planning applicationsinderthe delegated authority of the Board, whitee Boardwould

consider review applications undexctonl17 of the Towm Planning Ordinance.

147. The Vicechairman reminded Members that it whe Committeé responsibility
to consider and dete on s.16 planning application He reminded Members to focas
deliberation 6 the currentapplication. Most of the Membeksgreedthat the application

should be considered by the Committee.

148. After further consideratignavote wastakenwith three Memberén support and

two against the application.The Committeedecidedto approvethe application, on the

terms of the application agibmitted to the Town Planning BoafPB). The permission
should be valid untilL7.10.2018and after the said date, the permission should cease to have
effect unless before the said date, the development permitted was commenced or the

permission was renewed. Tpermission was subject to the following conditions

Ya) the implementation of the mitigation measures identified in the
Environmental Assessment and Sewerage Impact Assessment to the
satisfaction of the Director of Environmental Protection or ofltRB;

(b)  the provision of vehicular access, parking and loadamgl unloading
facilities to the satisfaction of the Commissioner for Transport or of the
TPB;

(c) the submission and implementation of detailed drainage propotiaé to
satisfaction of the Director @rainage Servicesr of theTPB;

(d)  the provision of water supplies for firefighting and fire service
installations tahe satisfaction of the Director &fre Service®r of the
TPB;

(e) the submission of detailed archaeological impact assessment and
implementation of the mitigation measures identified thereinheo t
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satisfaction of the Director of Leisure and Cultural Services or of the
TPB;

the submissionand implementation of tree preservation and landscape
proposal to thesatisfaction of the Director d?lanningor of the TPB;
and

the designof the boundaryreatmentand provision of measures
mitigate the visual impactlong the boundary of the proposed
development, including its boundary fence, to the satisfaction of the
Director of Planning or of th&PB.

149. The Committee alsagreedo advisethe applicanbf the following :

@)

(b)

the approval of the application does not imply that the proposed building
design elements could fulfill the requirements under the Sustainable
Building Design Guidelines and the relevant requirements undezatbe,

and that the proposed gross floor area (GFA) concession for the proposed
development will be approved/granted by the Building Authority. The
applicant should approach the Buildings Department and the Lands
Department direct to obtain the necessapproval. If the building
design elements and the GFA concession are not approved/granted by the
Building Authority and the Lands Authority and major changes to the
current scheme are required, a fresh planning application to the Board
may be required;

to note the comments of tHaistrict Lands Officer/Tuen Mun, Lands
Department(LandsD)that the site comprises a total of 17 private lots
and adjoining unleased Government land. The private lots are Old
ScheduleAgricultural Lots, except Lot 368 RP in D. 13Q which is

held under Tai Po New Grant No. 5324, the lease conditions of which
cannot be found in the Land Registry. The proposed residential
development contravenes the existing lease conditions and involves
adjoining Government land.The applicanwill need to apply to the
LandsD for a land exchange for the proposal. There is no guarantee
that the application, if received by the LandsD, will be approved and he
reserve his comment on such. The application will be considered by
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the LandsD actingni the capacity as the landlord at its sole discretion.
In the event that if the application is approved, it would be subject to
such terms and conditions as the Government shall deem fit to do so,
including, among others, charging the payment of premiumd a
administration fee as may be imposed by the LandsD. The quality and
sustainable built environment (QBE) requirements in relation to
building separation, building setback, greenery, 10% cap on the GFA
concession in respect of green/amenity features aneéssential plant
room/services and 100% GFA concession where car parks are provided
underground and 50% GFA concession for car parks provided above
ground unless exemption for granting 100% GFA concession for above
ground car parks is approved by the IBug Authority, where
applicable, will be imposed in the lease for cases involving lease
modification and land exchange. The applicability of each QBE
requirement for the proposed residential development will be examined
in detail during the processingf adhe land exchange application.
Apart from the track at the northwestern corner of the site, it appears
that there are other village track(s) affected by the proposed
development. If planning approval is given, detailed access
arrangements to the sitench the adjoining land, including but not
limited to the said footpaths/tracks, will be examined at the land
exchange processing stage. Should the proposal involve closure of
existing footpaths/tracks, such closuserequired to go through the
statutory pocedures set out in the Road (Works, Use and
Compensation) Ordinance (Cap. 370) and may require the gazettal
under section 5 of Cap. 370. The gazetting procedures for the
concerned modification works to facilitate a private development, if
required, woud be carried out by his Office and the applicant would be
liable to pay the Government all the costs on such works (including
administrative costs and n@dministrative costs). There is no
guarantee that the application, if received by the LandsD, will b
eventually approved under the provision of Cap. 370 and he reserve his
comment on such Regarding the local concerns on the possible
impact on the existing graves in the vicinity of the site, the applicant
should examine whether and hdie proposed sé boundary or the
development design can address the local concern;

to note the comments of ti@hief Building Surveyor / New Territas
West, Buildings Departmern(BD) that if the existing structures are
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erected on leased land without approval of the Buildings Department
(BD) (not being New Territories Exempted House), they are
unauthorisedunder the Buildings Ordinance (BO) and should not be
designated for any approvede under the application. Before any
new building works (including temporary buildings) are to be carried
out on the site, the prior approval and consent of the BD should be
obtainal, otherwise they are Unauthsad Building Works (UBW).

An Authorised Rrsonshould be appointed as the coordinator for the
proposed building works in accordance with the BO. For UBW
erected on leased land, enforcement action may be taken by the BD to
HITHFW WKHLU UHPRYDO LQ DFFRUGDQFH ZLWHEK
againg UBW as and when necessary. The granting of any planning
approval should not be construed as an acceptance of any existing
building works or UBW on the site under the BO. The site shall be
provided with means of obtaining access thereto from a strekt an
emergency vehicular access in accordance with Regulations 5 and 41D
of the Building (Planning) Regulation®(P)R) respectively. If the

site does not abut on a specified street of not less than 4.5 m wide, its
permitted development intensity shall baéemined under Regulation
19(3) of theB(P)R at the building plan submission stage. If the site
does not abut on a specified street of not less than 4.5 m wide, its
permitted development intensity shall be determined under Regulation
19(3) of the B(P)R at the building plan submission stage. In
DFFRUGDQFH ZLWK WKH *RYHUQPHQWSYV FRPP
building design to foster a quality and sustainable built environment,
the sustainable building design requirements (including building
separation, builing setback and greenery coverage) should be included,
where possible, in the conditions in the planning approval$e
provision of lighting and ventilation of rooms used or intended to be
used for habitation or as kitchen and rooms containing soikfitem

shall comply with tle requirements stipulated und&(P)R 30 and 36

to note the comments of tli&Erector of Environmental Protectidhat
the applicant shall apply for license under Water Pollution Control
Ordinance for the sewage treatment plant;

to note the comments of ti@hief Engineer/Mainland North, Drainage
Services DepartmerfDSD) that theproposed potted trees should not
be placed directly on top of the proposed I686§W) x 1600nm(H)
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rectangular channel and the potted trees should netsely affect the
inspection, operation and maintenance of the chaniebper access
route should be provided to the proposed H&@OW) x 160Gmm(H)
rectangular channel taking into account the size of mechanical plant(s)
required for carrying out futureperation and maintenance works (e.qg.
lifting up the concrete channel covers and adjacent potted .trees)
Detailed comments are Appendix IV of the paper The Sewerage
Impact Assessment (SIA) for the application needs to meet the full
satisfaction of théDirector of Environmental Protectipthe planning
DXWKRULW\ RI VHZHUDJH LQIUDVWUXFWXUH
SIA are subject to views and agreement of the DEP

to note the comments of tt&hief Engineer/Land Drainag®SD that

the applicant is reminded that a valid license for discharge from DEP is
required before the discharge of effluent of the local sewage treatment
plant commences and the requirements of the effluent discharge, e.g.
quantity and quality of effluent, shld be agreed by the DEP;

to note the comments of th&hief Engineer/Development (2), Water
Supplies DepartmerfitVSD) that existingwater mains will be affected.

If diversion of the existing water mains is required, the developer shall
prior to carryng out the diversion works submit the proposed routing in
writing to the Water Authority for approval and the cost of relocating
the Government water mains shall be borne by the developer. In case
it is not feasible to divert the affected water mains/Vaterworks
Reserve within 1.5 m from the centerline of the water mains shall be
provided to the WSD. No structure shall be erected over this
Waterworks Reserve and such area shall not be used for storage
purposes. The Water Authority and his officers aadtractor, his or

their workmen shall have free access at all times to the said area with
necessary plant and vehicles for the purpose of laying, repairing and
maintenance of water mains and all other services across, through or
under it which the WateAuthority may require or authorized. The
Government shall not be liable to any damage whatsoever and
howsoever caused arising from burst or leakage of the public water
mains within and in close vicinity of the site

to note the comments of thAntiquities and Monuments Office,
Leisure and Cultural Services Departmémt noconstruction works
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on the site should commence prior to the compliance with the approval
conditions. The archaeological impact assessment report should be
conducted by a qualified @raeologist, who shall obtain a licence from
the Antiquities Authority under the Antiquities and Monuments
Ordinance (Cap. 53)

(1) to note the comments from tH&irector of Social Welfarehat the
private developer may take the opportunity to enhance the sit
environment by providing more community facilities in the area

0) to note the comments of thRirector of Electrical and Mechanical
Servicesthat there are 400 kV overhead lines running close to the
proposed development areas. A 50 m working corridor between the
proposed development and the concerned 400 kV overhead lines (25 m
on either side from the centre line of the transmission linersjvead
relevant safety clearances would be maintained in accordance with the
Hong Kong Planning Standards andGuidelines  According to
paragraph 2.3.17 of the HKPSG, building development will not be
restricted in areas outside the working corridor andkimg circle
subject to the provision of emergency vehicular access, wherever
appropriate as required by the Fire Services Department (FSD).
However, for development within the working corridor and working
circle, agreement from the Electrical and Mechahi Services
Department (EMSD), FSD and the power company should be sought in
order to ensure compliance with the safety and health considerations as
given in the HKPSG. Prior to establishing any structure within the
site, the applicant and/or the appl@avVf VvV FRQWUDFWRUV VKD
CLP Power (i.e. the electricity supplier) and, if necessary, ask CLP
Power to divert the underground electricity cable (and/or overhead
electricity line) away from the vicinity of the proposed structure, where
practicable 7KH 3&RGH RI 3UDFWLFH RQ :RUNLQJ
6XSSO\ /LQHV" HVWDEOLVKHG XQGHU WKH (
(Protection) Regulation shall be observed by the applicant and the
DSSOLFDQWYfV FRQWUDFWRUV ZKHQ FDUU\LQJ
eledricity supply lines;

(k)  to note the comments of tlirector of Healththat there are overhead
transmission lines and pylons in the vicinity of the proposed residential
development. Future occupants of the residential development may
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Advisory Clauses

(@)

(b)

the approval of the application does not imply that the proposed building design
elements could fulfill the requirements under the Sustainable Building Design
Guidelines and the relevant requirements under the lease, and that the proposed
gross floor area (GFA) concession for the proposed development will be approved/
granted by the Building Authority. The applicant should approach the Buildings
Departmen{BD) and the Lands DepartmefitandsD)direct to obtain the necessary
approval. Ifthe building design elements and the GFA concession are not
approved/granted by the Building Authority and the Lands Authority and major
changes to the current scheme are required, a fresh planning application to the Board
may be required;

to note the comments of the DLO/TM, LandsD th#te site comprises a total of 17
private lots and adjoining unleased Government land. The private lots are Old
Scheduled Agricultural Lots, except Lot 368 RP in D.D.,1@fich is held under Tai

Po New Grant No. 5324, thease conditions of which cannot be found in the Land
Registry. The proposed residential development contravenes the existing lease
conditions and involves adjoining Government lan@he applicant will need to
apply to the LandsD for a land exchange tfoe proposal. There is no guarantee
that the application, if received by the LandsD, will be approved and he reberve
comment on such. The application will be considered by the LandsD acting in the
capacity as the landlord at its sole discretion. thenevent that if the application is
approved, it would be subject to such terms and conditions as the Government shall
deem fit to do so, including, among others, charging the payment of premium and
administration fee as may be imposed by the LandsD.qUlaéty and sustainable

built environment (QBE) requirements in relation to building separation, building
setback, greenery, 10% cap on the GFA concession in respect of green/amenity
features and neassential plant room/services and 100% GFA concesdienevcar

parks are provided underground and 50% GFA concession for car parks provided
above ground unless exemption for granting 100% GFA concession for above
ground car parks is approved by the Building Authority, where applicable, will be
imposed in thelease for cases involving lease modification and land exchange.
The applicability of each QBE requirement for the proposed residential development
will be examined in detail during the processing of the land exchange application.
Apart from the track athe northwestern corner of the site, it appears that there are
other village track(s) affected by the proposed development. If planning approval
is given, detailed access arrangements to the site and the adjoining land, including
but not limited to the sa footpaths/tracks, will be examined at the land exchange
processing stage. Should the proposal involve closure of existing footpaths/tracks,
such closure requires to go through the statutory procedures set out in the Road
(Works, Use and Compensationjdihance (Cap. 370) and may require the gazettal
under section 5 of Cap. 370. The gazetting procedures for the concerned
modification works to facilitate a private development, if required, would be carried
out by his Office and the applicant would bebl@to pay the Government all the
costs on such works (including administrative costs andadomnistrative costs).
There is no guarantee that the application, if received by the LandsD, will be
eventually approved under the provision of Cap. 370 amédeve his comment on
such Regarding the local concerns on the possible impact on the existing graves in
the vicinity of the site, the applicant should examine whether and how proposed site
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boundary or the development design can address the local moncer

to note the comments of the CBS/NTW, BD that if the existing structures are erected
on leased land without approval of the BD (not being New Territories Exempted
House), they are unauthorized under the Buildings Ordinance (BO) and should not
be desigated for any approved use under the application. Before any new building
works (including temporary buildings) are to be carried out on the site, the prior
approval and consent of the BD should be obtained, otherwise they are Unauthorized
Building Works (UBW). An Authorized Person should be appointed as the
coordinator for the proposed building works in accordance with the BO. For UBW
erected on leased land, enforcement action may be taken by the BD to effect their
removal in accordance with the BD’sfercement policy against UBW as and when
necessary. The granting of any planning approval should not be construed as an
acceptance of any existing building works or UBW on the site under the BO. The
site shall be provided with means of obtaining accésseto from a street and
emergency vehicular access in accordance with Regulations 5 and 41D of the
Building (Planning) Regulation®(P)R)respectively. If the site does not abut on a
specified street of not less than 4.5 m wide, its permitted developmensity shall

be determined under Regulation 19(3) of the B(P)R at the building plan submission
stage. |If the site does not abut on a specified street of not less than 4.5 m wide, its
permitted development intensity shall be determined under RegulE(@) of the
B(P)Rat the building plan submission stage. In accordance with the Government’s
committed policy to implement building design to foster a quality and sustainable
built environment, the sustainable building design requirements (includittinigu
separation, building setback and greenery coverage) should be included, where
possible, in the conditions in the planning appravalkhe provision of lighting and
ventilation of rooms used or intended to be used for habitation or as kitchen and
rooms containing soil fitments shall comply withetrequirements stipulated under
B(P)R30 and 36

to note the comments of the DEP that the applicant shall apply for license under
Water Pollution Control Ordinance for the sewage treatment plant;

to note tle comments of th€E/MN, DSDthat theproposed potted trees should not

be placed directly on top of the proposed I669W) x 160Gnm(H) rectangular
channel and the potted trees should not adversely affect the inspection, operation and
maintenance of the chael. Proper access route should be provided to the
proposed 1608m(W) x 1600nm(H) rectangular channel taking into account the
size of mechanical plant(s) required for carrying out future operation and
maintenance works (e.g. lifting up the concrete chhnavers and adjacent potted
trees) Detailed comments are Appendix Vla (extracted fromAppendix IV of
RNTPC Paper No. A/ITM.TYY/273C). The Sewerage Impact Assessment (SIA)
for the application needs to meet the full satisfaction of the DEP, theingann
authority of sewerage infrastructure. The DSD’s comments on the SIA are subject
to views and agreement of the DEP

to note the comments of the CEEYLLDSD that the applicant is reminded that a valid
license for discharge from DEP is required before discharge of effluent of the

local sewage treatment plant commences and the requirements of the effluent
discharge, e.g. quantity and quality of effluent, should be agreed by the DEP;
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(h)
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(k)

to note the comments of the CE/Dev(2), WSD that existiager mainswill be
affected. If diversion of the existing water mains is required, the developer shall
prior to carrying out the diversion works submit the proposed routing in writing to
the Water Authority for approval and the cost of relocating the Government wate
mains shall be borne by the developer. In case it is not feasible to divert the
affected water mains, a Waterworks Reserve within 1.5 m from the centerline of the
water mains shall be provided to the WSD. No structure shall be erected over this
Waterwaks Reserve and such area shall not be used for storage purposes. The
Water Authority and his officers and contractor, his or their workmen shall have free
access at all times to the said area with necessary plant and vehicles for the purpose
of laying, repairing and maintenance of water mains and all other services across,
through or under it which the Water Authority may require or authorized. The
Government shall not be liable to any damage whatsoever and howsoever caused
arising from burst or leakag® the public water mains within and in close vicinity

of the site

to note the comments of tMO, LCSD that noconstruction works on the site
should commence prior to the compliance with the approval conditiofise
archaeological impact assessmenporé should be conducted by a qualified
archaeologist, who shall obtain a licence from the Antiquities Authority under the
Antiquities and Monuments Ordinance (Cap.;53)

to note the comments from tH@SW that the private developer may take the
opportunityto enhance the site environment by providing more community facilities
in the area

to note the comments of the DEMS that there are 400 kV overhead lines running
close to the proposed development areas. A 50 m working corridor between the
proposed devepment and the concerned 400 kV overhead lines (25 m on either
side from the centre line of the transmission line towers) and relevant safety
clearances would be maintained in accordance with the HKPSG. According to
paragraph 2.3.17 of the HKPSG, buildidgvelopment will not be restricted in areas
outside the working corridor and working circle subject to the provision of
emergency vehicular access, wherever appropriate as required by the Fire Services
Department (FSD). However, for development withie thiorking corridor and
working circle, agreement from the Electrical and Mechanical Services Department
(EMSD), FSD and the power company should be sought in order to ensure
compliance with the safety and health considerations as given in the HKIPEG&:

to establishing any structure within the site, the applicant and/or the applicant’s
contractors shall liaise with CLP Power (i.e. the electricity supplier) and, if necessary,
ask CLP Power to divert the underground electricity cable (and/or overhead
electicity line) away from the vicinity of the proposed structure, where practicable.
The “Code of Practice on Working near Electricity Supply Lines” established under
the Electricity Supply Lines (Protection) Regulation shall be observed by the
applicant andhe applicant’s contractors when carrying out works in the vicinity of
the electricity supply lines;

to note the comments of the D of Health that there are overhead transmission lines
and pylons in the vicinity of the proposed residential developmentiturd-



(

occupants of the residential development may be exposed to extremely low
frequency electromagnetic fields generated by the transmission liAesording to

the World Health Organization, with compliance with the relevant International
Commission orNon-lonising Radiation Protection (ICNIRP) guidelines, exposure

to extremely low frequency electromagnetic fields, such as those generated by
transmission lines, would not pose any significant adverse effects to workers and the
public. As such, the projeg@roponent must ensure that the magnitudes of the
electromagnetic fields esite complied with the relevant ICNIRP guidelines or other
established international standards. He notes that the project proponent will ensure
the magnitudes of electromagndiiglds onsite complied with the relevant ICNIRP
guidelines or other established international stanclarus

to note the comment dO(TM), HAD that the applicantshouldkeep portion of
existing village track falling within the site intact and ensure fed unobstructed
access during construction stage and after completion of the proposed development.
There is also a proposed District Minor Works project (i.e. proposed improvement to
van track and associated facilities) in close proximity to the shehvwill
commence in late 2014 Should there be any interface with the proposed works,
the applicant should inform his Office.
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Appendix IV of RNTPC
Paper No. A/TM-LTYY/273C

Detailed Comments of Government Departments Concerned

Comments of the Chief Engineer/Mainland North, Drainage Services Department
(CE/MN, DSD):

Drainage Impact Assessment (at Appendix Ik and Im)

Comments

(a) He has no in-principle objection to the Drainage Impact Assessment (DIA) for
the captioned application.

(b) The applicant should be reminded that the proposed potted trees should not be
placed directly on top of the proposed 1600(W) x 1600(H) rectangular channel
and the potted trees should not adversely affect the inspection, operation and
maintenance of the channel.

(c) The applicant should be reminded that proper access route should be provided
to the proposed 1600(W) x 1600(H) rectangular channel taking into account
the size of mechanical plant(s) required for carrying out future operation and
maintenance works (e.g. lifting up the concrete channel covers and adjacent
potted trees).

(d) Should the application be approved, the applicant shall submit and implement
a detailed drainage proposal for the site to the satisfaction of DSD to ensure
that it will not cause adverse drainage impact to the neighbourhoods of the
application site.

Reminders

(e) There is an existing watercourse running across the western part of the site.
This existing watercourse lies on Government land and it is essential to the
drainage of areas around the application site. It is noted that the applicant
proposed to divert the watercourse to a 1600(W) x 1600(H) rectangular
channel (“the diverted drain™). The applicant shall not erect any structure
including any support, or place any object or obstruction of any kind in the
diverted drain or suffer the same to be erected or placed in the drain. The
applicant shall ensure that the areas within 3 metres from the extremities of the
diverted drain on each side within the subject application site are clear of any
structure or obstruction to permit free access along the diverted drain at all
times.

63 The applicant shall maintain those parts of the diverted drain falling within the
application site structurally intact and clear of any refuse, deposits or like
obstructions to the unimpeded flow in the diverted drain.
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The applicant shall allow the personnel of DSD or its agents to enter upon or
access through the application site for purposes of inspection of the diverted
drain within a notice of 14 days issued by DSD in writing. In case any
inspection on the diverted drain by DSD is needed, the potted trees directly on
top/ in the vicinity of the diverted drain shall be removed and reinstated where
necessary by the applicant and at the applicant’s cost.

The cover level of proposed peripheral channels could be flush with the
existing adjoining ground level. Channels should be provided with grated
covers.

The applicant is reminded that all existing flow paths as well as the run-off
falling onto and passing through the site should be intercepted and disposed of
via proper discharge points. The applicant shall also ensure that no works,
including any site formation works, shall be carried out as may adversely
interfere with the free flow condition of the existing drains, channels and
watercourses on or in the vicinity of the site any time during or after the
works.

It is noted that there will be proposed fence wall along the boundary of the site.
The applicant is reminded that where walls are erected or kerbs are laid along
the boundary of the site, peripheral channels should be provided on both sides
of the walls or kerbs with details to be agreed by DSD. Altematively, the
applicant may construct adequate openings at the foot of the wall, with size
and spacing to be justified by design calculations and details to be agreed by
DSD, in order to allow the passage of overland flow from adjacent catchment
areas.

The proposed drainage works should be constructed by the lot owners at their
own expense. For works to be undertaken outside the lot boundary, the
applicant should obtain prior consent and agreement from DLO/TM, LandsD
and/or relevant private lot owners.

Para. 5 - The temporary drainage works should be in accordance with “DSD
Technical Circular No. 14/2000 — Temporary Flow Diversions and Temporary
Works Affecting Capacity in Stormwater Drainage System”.

With reference to the drawings, the proposed 600mm drainage pipe would be
connected to the existing public drain (manhole no. SCH1015463) and hence
modification to the existing drain would be necessary. A terminal manhole
should be constructed within and close to the site boundary before discharging
the stormwater to the nearby public drain. The applicant is also reminded to
follow the established procedures and requirements and submit a drainage
connection proposal to DSD for comment and approval. The connection work
will be subject to our technical audit, for which an audit fee will be charged.
Detailed guidelines and application form are available at DSD's website at
www.dsd.gov.hk. '
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Sewerage Impact Assessment (at Appendix Ik)

(n) The Sewerage Impact Assessment (SIA) for the application needs to meet the
full satisfaction of Environmental Protection Department (EPD), the planning
authority of sewerage infrastructure. DSD’s comments on the SIA submitted
by the applicant are subject to views and agreement of EPD.
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