Annex A

RNTPC Paper No. A/YL-KTS/693D
For Consideration by
the Rural and New Town
" Planning Committee
on 27.10.2017

APPLICATI‘.ON FOR PERMISSION

UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE

Applicant -...

Site .

Site Area

Zoning

Application

1. The Proposal

i
APPIICATION NO. A/YL-KTS/693

: Noble Phoenix Investments Limited represented by Albert So Surveyors

Limited

: Lots 547 RP (Part), 550 RP and 551 in DD. 106 and adjoining

Govemnment land, Kam Tin, Yuen Long

: About 10,647 m” (including about 5,713 m? of Government land (about

53.7% of'the site area))

Block Government Lease (demised for agricultural use)

: Approved Kam Tin South Outline Zoning Plan (OZP) No. SfYL-KTS/ 13

[Draft Kam Tin South OZP No. S/YL-KTS/12 at the time of submission of
the application] ‘

- “Other Specified Uses” annotated “Rura] Use” (“OURU)")

[Maximum plot ratio of 0.4 and maximum building height of 3 storeys
Om)] |

[Same zoning and development restrictions on the draft Kam Tin South
OZP No. S/YL-KTS/12 and the approved Kam Tin South OZP No.
S/YL-KTS/13]

Proposed Flat and House Development

L1 The applicant seeks planning permission for proposed flat and house development
on the application site (the Site) (Plan A-1). According to the Notes ofthe 0OZPp,
‘Flat* and ‘House (other than rebuilding of New Territories Exempted House
(NTEH) or replacement of existing domestic building by NTEH permitted under
the covering Notes of the OZP)* are Column 2 uses which require permission
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from the Town Planning Board (the Board) within the “OU(RU)” zone. The Site
is mainly occupied by an existing plastic factory compound, with cultivated land
on the southeastern portion of the Site (Plans A-2 to A-4b). 1

- According to the applicant’s submission, the proposed development comprises

two 3-storey apartment blocks and eight 3-storey houses/éemi-detached (all 9 m)

for provision of 28 residential units. The proposed scheme has a total domestic
gross floor area (GFA) ofabout 4,259 m®at a domestic plot ratio (PR) of 0.4. The
Site is accessible to Tung Wiu Road via a proposed egress/ingress at the
northwest of the Site. The proposed development is scheduled for completion in

2021.

The major development parameters of the proposed development are summarized -

in the table below:

Major Development Parameters

Current Scheme (A/YL-KTS8/693)

Site area (about) (i)

10,647
(including about 5,713 m? of Government
Jand (about 53.7% of the site area))

Domestic PR (about) 04
Total Domestic GFA (about) (m”) 4,259
Site Coverage (about) - 14.28%
Number of Blocks
- Ai)artment 2
— House 4
- Semi-detached 4
Number of Units
~ Apartment 12
|- House 4
. — Semi-detached 12
Flat Size (about) (m®)
— Apartment ' 114.7
=~ House 2934
.~ Semi-detached 142.4.
Building Height Om/ 3 storeys
Estimated population 112
T:Parking Provision
—  Private car 29 (including 2 parking spaces for visitors)
— Motorcycle - 2
Loadingfunloading Bay 1
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Technical assessments, includin g tree preservation and landscape proposal, traffic
impact assessment (TIA), sewerage  treatment review report (STR) and
environmental assessment (EA) are submitted by the applicant to support the
development proposal. The Master Layout Plan (MLP), floor plans, section plans,
landscape master plan (LMP) and photomontages of the proposed development
are at Drawings A-1 to A-19.

According to the tree preservation and landscape proposal, among the 100
existing trees, 59 trees are proposed to be retained, 6 to be transplanted, and 35 to
be felled. Also, 174 compensatory trees are proposed to be planted.

According to the TIA, all key junctions would perform satisfactorily with the
proposed development, and adverse traffic impact is not anticipated. According
to the EA, with sufficient buffer distance from major roads adjoining the Site, the
proposed development would not be subject to adverse impact from vehicular
emission. Also, with the provision of noise mitigation measures, including 2m
high boundary wall along the southwestern boundary, and the adoption of
architectural fin, acoustic balcony and acoustic window for a number of houses
(Drawings A-20 to A-22), the proposed development would comply with the
relevant traffic noise criteria. There is also no potentially land contaminated areas
identified within the Site, Nevertheless, a land contamination assessment will be
cartied out before the commencement of construction work of the proposed
development. An on-site underground sewage treatment plant with tertiary
freatment is proposed at the southwestern comer of the Site (Drawing A-1) to
treat the effluent from the proposed development. The applicant also stated that a
drainage impact assessment will be prepared upon obtaining planning permission
from the Board. :

In support of the applibation, the applicant has submitted the -Tollowing
documents: ‘ ) '

(2) | Application Form with letters and supplementary (Appendix I)
information received on 13.1.2016 and 27.1.2016 :

(b)  Supplementary Planning Statement _(Appendix Ia)

(€}  Flreceived on 29.1.2016 (F11) clarifying the GFA (Appendix Ib)

{d) FI .received on 31.3.2016 (FI2) providing (Appendix_Ic)_

responses to departmental comments to gether with
section plans .

(e)  Flreceived on 11.7.2016 (FI3) providing resporises (Appendix Id)
to departmental comments togethet with a new tree '
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preservation and landscape proposal

()  Flreceived on 88 2016 (FI4) providing responses, (Appendix Ie)
to departmental comments to gether with new TIA
and STR :

(g Fl received on 28.11.2016 (F I5) providing (Appendix If)
responses to departmental comments to gether with
a revised MLP, revised Jandscape, proposal, STR
and TTA

th)y FI received on 28.12.2016 (F16) providing (Appendix Ig)
. responses to departmental comments to gether with
anew EA and photomontages

® FI received on 16.1.2017 (F17) including (Appendix Ih)
modelling data for the EA submitted .

)] FI received on 26.1.2017 (FIB) providing responses (Appendix 1)
to departmental comments and updating the
number of parking spaces together with a revised
MLP, revised landscape proposal and TIA

&)  Flreceivedon 21.2.2017 (FI9) providing responses (Appendix Ij}

to departmental comments and a revised STR

)] FI received on 23.3.2017 (F110) providing (Appendix Ik)
responses to departmental comments, a revised ‘
MLP, and revised EA and TTA

(m) FI received on 1072017 (FI11) providing - (Appendix IT)
responses to departmental comments and revised
EA and STR ‘

(n)  FI' received on 7982017 (FI12) providing (Appendix Im)
responses 1o departmental commients, revised
I.MP, revised EA and STR

L

The application was originally scheduled for consideration by the Rural and New
Town Planning Committee (the Committee) on 4.3.2016. Upon the request of the
applicant, the Committee agreed to defer making a decision on the application on
432016, 13.5.2016,30.9.2016 and 12.5.2017 respectively to allow time for the
applicant to address the departmental comments. After the respective deferral
request, the applicant had submitted revised technical assessments and drawings
in response to departments’ comments. '




2. Justifications from the Applicant

The justifications put forth by the applicant in support of the application are detajled in
the Planning Statement and Fls at Appendices Ia to Im. They can be summarized as
follows:

(a) Govemment intends to develop the land near the West Rail (WR) Kam Sheung
Road Station (KSRS) and Pat Heung Maintenance Centre (PHMC). Given the
KSRS and PHMC sites were rezoned for residential and commercial
development, the proposed development .at the Site is compatible with the
surrounding land uses in future. -

(b)  The proposed residential development is in line with the planning intention ofthe
“OURU)” zone. The PR and building height of the proposed development are in
compliance with the development restrictions of “OURU)” zone. Two similar
planning applications for proposed house use in the vieinity of the Site were
approved by the Committee in 2011 and 2014. The approval of the current
application would not set an undesirable precedent.

(c)  The landscaping ofthe proposed development would improve the amenity of the
surroundings and upgrade the environmental quality of the area. ‘

(d)  The Site is in the vicinity of KSRS, residential development should be feasible
with the convenient public transport. :

(¢)  The applicant noted the Site falls within one of the public housing sites identified
in the Land Use Review for Kam Tin South and Pat Heung. He reserved the
development right of his private land and the legal right to take further action
against the proposed public housing development. '

3. «Complignce with_the “Owner’s Consent/Notification” Requirements

3.1  The applicant is the sole “current Jand owner” of private land portion of the Site
(ie. Lots 547 RP (Part), 550 RP and 551 in D.D. 106). Detailed information
- would be deposited at the meeting for Members’ inspection. '

32 The “owner’s consent/notification” requirement as set out in the Town Planning
Board Guidelines on Satisfying the “Owner’s Consent/Notification”

- Requirements under Sections 124 and 16 of the Town Planning Ordinance
(TPB-PG No.31) is not applicable on the portion of the Government land within

the Site.

YLKTS/6930. ..




Town Planning Board Guidelines

The Town Planning Board Guidelines No. 38 for Designation of “OU(RU)” zone and
Application for Development within “«QU(RU)” zone under Section 16 of the Town
Planning Ordinance (TPB PG-No. 38) is relevant to the application. The relevant
assessment criteria are summarized as follows:

Development in “OURU)” zone is restricted to a maximum PR of 0.4 and a maximum
building height of 3 storeys (or 9 m whete appropriate) including car park. Application
for development within «QURU)” zone would need to demonstrate that the proposed
development is in line with the planning intention of the zone and will not adversely
affect the rural environment, the conservation of the rural landscape and the maintenance
of the rural character of the area and its surroundings and will not overstrain the capacity
of existing and planned infrastructure such as transport, drainage, sewerage and water’
supply in the area. Each development proposal will be assessed on its individual merits,
with particular reference to its sustainability in ecological, environmental and
infrastructural terms. '

. Background

5.1  The Site was zoned «Undetermined” (“U”) on the first draft Kam Tin South OZP
No. S/YL-KTS/1 gazetted on 17.6.1994. Based on the Jand use review
undertaken by the Planning Department (PlanD) -in 2006, in view of the
predominantly rural character of the area, the Site and the surrounding area was
rezoned from “U” to “OURU)” with maximum PR of 0.4 and maximum building
height of 3 storeys ( m) on the draft Kam Tin South OZP No. S/YL-KTS/10
which was exhibited for public inspection under section 7 of the Town Planning
Ordinance (the Ordinance) on 22.9.2006.

52  InMarch 2014, Plan) comp leted 2 comprehensive Land Use Review for Kam Tin
South and Pat Heung (LUR), with an aim to identify the potential for public and
private housing developments in Kam Tin South and Pat Heung, A total of 14
potential housing sites have been identified ‘for public and private housing
developments under the LUR (Plan A-5). The findings and recommendations of
the LUR were presented to and noted by the Board on 11.4.2014. In view of the
infrastructure constraints, the 14 potential housing sites identified under the LUR
would be implemented by phases.. Among the proposed public housing sites,
Sites 1, 4a and 6 located to the immediate south of the West Rail KSRS will be
implemented first taking into account the advantage of the close proximity to the
KSRS and the future residential/ commercial development thereat, as well as the
infrastructural capacity in the area. Technical assessments for the public housing
developments at Sites 1, 42 and 6 have been completed by relevant departments.
Local consultation with the Rural Committees and District Council for the

YL-KTS8/693D
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proposed amendments to the OZP to facilitate the proposed three public housing
and GIC developments have been conducted in July, August and September2017.

On 13.10.2017, the proposed amendments to the Kam Tin South OZP to rezone,
among others, Sites 1, 4a and 6 to “Residential (Group A)” ("R(A)”) to take
forward the public.housing developments were considered and agreed by the
Committee. The Site under the current application falls within one of the public
housing sites, i.e. Site 4a (Plans A-5 and A-6) which will be rezoned to “R{A)”.
According to Housin g Department (HD)Y’s conceptual layout, with a total PR of 3,
it is estimated that a total of 9,000 flats (including 3,750 flats for Site 4a) could be
provided in the public housing developmenits at Sites 1, 4a and 6.

The Site is currently not a subject of any active enforcement case.

6. Previous Application

There is no previous application within the Site.

7. Similar Applications

7.1

7.2

7.2

YL-KTS/693D

There are four similar applications (Nos. A/YL-KTS/438, 455, 499 and 639) on
one site to the east of the Site for proposed house with/without minor relaxation of
PR/building height restriction within the same “OURU)” zone on the OZP.
Details ofthe applications are summarized in Appendix I and the location of the
site is shown on Plan A-1.

Applications No. A/YL-KTS/438 and 455 were rejected by the Committee on

. 5.9.2008 and 19.3.2010 respectively mainly on the grounds that the proposed
“development did not comply with the TPB PG-No. 38 in that there was

msufficient mformation in the submission to address the concerns on the
environment, drainage, visual and/or landscape aspects; the proposed minor

adverse impact on the environment.

Applications No, A/YL-KTS/499 and 639 for proposed house development of
8-10 blocks at a PR of 0.4 were approved with conditions by the Committee on
17.6.2011 and 12.12.2014 respectively on the considerations that the proposed
development was in line with the planning intention of the “OURU)” zone-and
was compatible with the surrounding areas; the approval of the proposed
development would serve as a catalyst to phase out the non-conforming and
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undesirable rural industrial-related uses in the vicinity of the site and help achieve
an early implementation of the planning intention ofthe “OURU)” zone so as to
upgrade the environmental quality of the area; the proposed development would
not generate adverse traffic, environmental, sswerage and drainage impacts; and
concemed departments had 1o objection/adverse comment on the application.

8.  The Site and Ifs Surrounding Areas (Plans A-2 to A-4b)

8.1

82
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[

The Site:

(2) comprises private land (i.e. Lots 547 RP (Part), 550 RP and 551 in D.D.
. 106) and Governinent land;
e
®) is located at south of Tung @Road with direct access from the road
(Plan A-2); and : ‘

© is occupied by an existing plastic factory compound, with cultivated land
on the southeastern portion (Plans A-2 to A-4b).

The surrounding areas are mixed with residential dwellings/structures, open
storage yards, a warehouse, agricultural land, a plant nursery, and vacant/unused
land, The open storage yards and warchouse are suspected unauthorized
development subject to enforcement action by the Planning Authority (Plans -
A-2):

(a) to its immediate north and west across Tung Wui Road is an area zoned
“Comprehensive Development Area” (“CDA”) curfently occupied by -
open storage yards and unused land. Further north are Kam Tin River and
some residential dwellings/structures. The West Rail KSRS is located on
the further west across Tung Wul Road (Plan A-1);

(b)  toits immediate east are residential structures/dwellings, a plant nursery,
\ cultivated agricultural land and vacant land. To the northeast are an open
storage yard, a warehouse and vacant Jand;

(cy toits imrediate south is a temporary public vehicle park for private cars
under an approved application No. A/YL-KTS/722. Further south are -
. residential structures/dwellings and fallow agricultural land. A nullah and
an area zoned “Agriculture” (“AGR”) are located to its southwest across
Kam Po Road (Plan A-1).



9, Plannip.o Intention

9.1.  The planning intention of the “OURU)” zone is for the preservation of the
character of the rural area. Uses or developments compatible with the rural
landscape, such as passive recreation uses'and a selected range of rural uses, may
be allowed on application to the Board, with a view to upgrading or improving the
area or providing support to the local communities.

92 . On13.10.2017, the Committee agreed the proposed amendments to the Kam Tin
South OZP to rezone, among others, the Site and its adjoining area (i.e. Site 4a)
(Plan A-5) from “OURU)” to “R(A)” which is intended for medium-density

public housing developments,

10. Comments from Relevant Government Departments

10.1 The following Government departments have been consulted and their views on
the application are summarized as follows:

Land Administration

10.1.1  Comments ofthe District Lands Officer/Yuen Long, Lands Department
(DLO/YL, LandsD): '

(@  The Site comprises Lot Nos. 547 RP (Part), 550 RP and 551
which, by the terms of the Jease under which they are held, are
demised as agricultural ground and adjoining Government land,
particularly Short Term Tenancy (STT) No. 226 1, all in D.D.
106. STT No. 2261 is restricted to be used for manufacture and
storage of plastic products with ancillary office, Besides, Lot No.
550RP (portion) in D.D. 106 is subject to a Short Term Waiver
No. 2859 for manufacture and storage of plastic products
purposes. Lot Nos. 551 and 550 RP in D.D. 106 are subject to
pemmissions for erection and maintenance of temporary
structures. The area and status of the Jots under application have.
to be verified at the Jand exchange stage if any land exchange is
applied for by the applicant to LandsD.

() The Site is subject to Shek Kong Airfield Height Restriction.

(©)  Should the application be approved, the applicant has to apply to
LandsD for a land exchange to effect the proposed development.

Such application will be considered by LandsD acting in its
capacity as a landlord at its sole’ discretion and there is no
guarantee that the land exchange for the proposed development,

. including the grant of any additional Government land, will be

YL-KTS/693D
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Traffic

10.1.2

10.1.3
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approved. In the event that the land exchange application is -
approved, it would be. subject to such terms and conditions,

including, among other things, the payment of premium and

administrative fee, as may be imposed by LandsD at its sole

discretion.

(d)  From land administrative point of view, in general, application
for a land exchange which involves additional Government land
would not be considered if the land concemed has foreseeable
publicuse. Itis noted that the Site includes Government Jand and

the proposed access of the Site also falls within Government
land.

Comments of the Commissioner for Transport (C for T):

He has no objection in principle to the application from traffic
engineering perspective. The following approval conditions are
suggested to be incoxporated:

] The submission of a revised Traffic Impact Assessment to his
satisfaction or of the Board.

(i)  The design and provision of vehicular access and car parking and

Joading/ unloading facilities for the proposed development to his
satisfaction or of the Board.

Comments of the Chief I—Iighwaj' Engineer/New Territories West,
Highways Department: (CHE/NTW, HyD):

He has the following comments from highways point of view:

1) A 2m unrestricted access shall be provided at the rear side of the
existing noise barrier NB85 (Plan A-2). The access shall be hard
paved and should not be obstructed by vegetation.

(if)  The project proponent shail demonstrate to his office thét the
proposed works hasno adverse effect on the structure integrity of
the existing noise barrier NB85. :

@(ii)  If the proposed access is agreed by the Transport Department
~ (TD), the applicant should construct the run in/out in accordance
with the latest version of Highways Standard Drawings No.
H1113 and H1114, or H5133, H5134 and H5135, whichever set
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is appropriate to match with the existing adjacent pavement and
cycle track at the applicant’s own cost,

Adéquéte drainage measures should be provided to prevent
surface water running from the Site to the nearby public roads
and drains.

10.1.4  Comments ofthe Director of Environmental Protection (DEP):

EA and STR.

@

(b)

(c)

He has no in-principle objection to the application from
environmental planning perspective, subject to the following
approval conditions being imposed to address his technical
comments: ‘

6] Submission of an environmenta] assessment and the
implementation of mitigation measures identified therein
to his satisfaction or ofthe Board.

(i)  Submission ofa Sewage treatment review report and the
provision of sewage treatment facilities o his satisfaction
or of the Board.

With respect to the potential Jand contamination, the applicant
committed to conduct the land contamination assessment and, if
necessary, remediation works before the commencement of
construction works. It is suggested to impose an approval

. condition on the submission of a Land Contamination

Assessment and implementation of the ‘land  contamination

remediation measures proposed  therein prior to the
; : ] : .

commencement of construction works. :

Hi-s .detajled technical comments on the ‘EA and the STR. are at
Appendix ITJ,

Urban Desion and Léﬁdscape

10.1.5 | Comments of the Chief Town Plannet/Urban Design and Landscape,
PlanD (CTP/UD&L, PlanD):
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Urban design

(@)

The Site is located in close proximity to West Rail Line bounded
by Kam Tin River In the south and Tung Wui Road to the west. ~
The proposed development compriges 10 building blocks with a
PR of 0.4 and a maximum building height of 3 storeys (9m),
which are within the respective statutory restrictions under the
OZP. The proposal is considered not incompatible with the
surroundings and  unlikely to have significant adverse visual
impact to the area. N

Landscape

(b)

(c)

@)

©)

Prainage

10.1.6

He has no objection to the application from landscape planning
perspective.

The surrounding area is of rural landscape character, occupied by
temporary structures, open storages, village houses and scattered
tree groups. A low-rise residential development (Application
No. A/YL-KTS/639) is found to the east of the Site. In general,
the proposed development is not incompatible with the existing
landscape character.

Based on the aerial photo taken in 2015 and site photos taken in
January and February 2016, the majority of the Site is occupied |
by temporary structures for storage use. An active agricultural .
land is found at the south east comer ofthe Site. Existing trees
are also found within the Site.

The submitted landscape proposal is in general acceptable from
landscape planning perspective. Should the application be
approved, approval condition requiring the. submission and
implementation of tree preservatioﬁ and landscape proposal to

- the satisfaction of the Director of Planning or of the Board should

be included in the planning permission.

Comments of the Chief EngineerMainland North and Chief
Engineer/Land Drainage, Drainage Services Department (CE/MN and
CE/LD, DSD): | '

DIA

()

He has no objection in principle to the proposed development
from public-drainage point of view.




(b)  Should the application be approved, approval conditions

requiring (i) the submission of a Drainage Impact Assessment

-and drainage proposal and (ii) the implementation and

maintenance of the drainage proposal for the development to the

satisfaction of the Director of Drainage Services or of the Board
should be included.

(¢)  The applicant is reminded to maintain all the drainage facilities
on site in good condition and ensure that the proposed
development would neither obstruct overland flow nor adversely
affect existing natural stteams, village drain, ditches and the
adjacent areas, etc.

STR

(d)  Hehasno furthér comment on the STR.

Nature Conservation

10.1.7  Comments of the Director of Agriculture, Fisheries and Conservation
(DAFC):

(@  The Site is currently occupied by a plastic factory. It is also falls
within one of the potential housing sites identified in the LUR.
He has no adverse comments on the application.

(b)  Nevertheless, there are some trees within Govemment land alon g
the northwest boundary of the Site. The Kam Tin River and
abandohed meander 97 CD-2 left behind after the construction of
main drainage channels of Ngan Tam Mei, Yuen Long and Kam
Tin are also in the vicinity of the Site. Should the application be
approved, the applicant should be reminded to presérve the

. existing trees along the ‘northwest boundary, and adopt
appropriate measures to avoid disturbing or poliuting these two
watercourses.

Fire Safety
10.1.8  Comments ofthe Director of Fire Services (D-of FS):
(@)  He has no objection in principle to the application subject to

water supplies for firefighting and fire service installations being -
-provided to his satisfaction,

YL-KTS/693D
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(b)  Detailed fire safety requirements will be formulated upon receipt
of formal submission of general building plans.

(c) EVA provision in the Site shall comply with the standard as
stipulated in Section 6, Part D of the Code of Practice for Fire
Safety in Buildings 2011 under the Building (Planning)
Regulations (B(P)R) 41D which is administered by BD.

Project Interface

10.1.9 - Comments of the Project Manager/New Territories Wesf, Civil

Engineering and Development Department (PM/NTW, CEDD):

General Comments

(@)  The Site falls within one of the potential housing sites identified
in the LUR. The proposed development is not in line with the
recommended use for public housing.

ST

(b) He has no farther corment on the STR.

Building Matters

10.1.10 Comments of the Chief Building Surveyor/New Territories West,

Buildings Department (CBS/NTW, BD):

He has the following comments on. the application under the Buildings
Ordinance (BO):

- ) Tt is not clear from the information provided if the Site is abutting

a specified strest having a width ofnot less than 4.5m wide. The
applicant’s attention is drawn to Regulations 5 and 41D of the
B(P)R. .

(i)  If the Site does not abut a specified street having a width of not
less than 4.5m wide, the development intensity of the Site shall
be determined by the Building Authority under Regulation 19(3)
of B(P)R.

(i) In view of the size of the Site, internal private stregts may be
reqdiréd'under.s.1‘6(1)(p) of the BO and may have to be deducted
from site area for the purpose of site coverage and PR
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calculations.

(iv)  The applicant’s attention is drawn to Regulation 41D of BP)R
and Section 6 of Code of Practice for Fire Safety in Buildings
2011 in respect of provision of emergency vehicular access
(EVA). Non-provision off sub-standard EVA was noted from the
MLP.,

- (v)  Formal submission under the BO is required for any proposed

. new works. Detailed checking will be carried out in building
plan submission stage. '

Electricig:

10.1.11 Comments of the Director of Electrical and Mechanical Services

Others

10.1.12

(DEMS):

He has no particular comment on the application from the electricity

supply safety aspect. However, in the interests of public safety and
ensuring the continuity of electricity supply, the parties concerned with
the planning, designing, organizin g and supervising any activity near the

observe the Electricity Supply Lines (Protection) Regulation and the
“Code of Practice - on Working near Electricity Supply Lines”
established under the Regulation when camrying eut works in the vicinity
of the electricity supply lines.

Comments of the Director of Housing (D of Housing): ¢

‘(a) He strongly objects to the application.

~(b)  The Site takes up a large portion of Site 4a at Kam Tin South

which is identified for public housing under the LUR (Plans A-5
and A-6). The Government has completed the required technical
studies and ascertained the feasibility of the public housing
development at Site 4a and is actively pursuing the necessary
rezoning. Public consultation with Kam Tin Rural Committee,

" Pat Heung Rural Committee and Yuen Long District Council
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have been mgde on 26.7.2017, 2.8.2017 and 5.92017
respectively. -

(c)  No encroachment of the private development upon the land area
of Site 4a should be allowed as it will reduce the site area and flat
production of the public housing development. The LUR has not

taken the proposed private development at the Site into account.

If the application is approved, it will affect the housing design

and delay the overall development programme of public housing

development at Kam Tin South.
10.1.13 Comments of the Secretary for Security (S for S):
(a)  His office hasno comment on the application.
(b)  The Site falls within the Shek Kong Airfield Height Restriction
Area and are in proximity to Shek Kong Barracks. The applicant
is reminded that the proposed premises will be subject to noise

caused by flying activities.

District Officer’s Comments

10.1.14 Comments of the District Officer (Yuen Long), Home Affairs
Department (DO(YL), HAD):

(@ Hehasno particular comments on the application.

(b)  His office received three comments from 2 Yuen Long District
Council (DC) member, who received objection from the villager
representative and villagers of Ng Ka Tsuen mainly on the
grounds that the proposed development would cause adverse
traffic impact as Tung Wui Road is already very busy, potential
accidents at the cycle track along Tung Wui Road, and the
construction works would cause noise, air pollution and flooding.
Also, traffic network of the area should be improved before
residential developments are implemented in the area. The same
comments were also received by the Board (Appendicés 1v-14,
16, 27). . :

102 The following Government departments have no comment on the application:
(a) Chief Engineer/Construction, Water Supplies Department (CE/C,
WSD); : '

Chief Estate Surveyor/Railway Development, Lands Department
(CES/RD, LandsD); '

YL-KTS/693D
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{c) Chief Engineer/Railway Development 2-2, Rajlway Development

Office, Highways Department (CE/RD2-2, RDO, HyD);
(d) Chief Architect/Advisory and Statutory Compliance, Architectural

Services Department (CA/CM2, ArchSD);

(e) Antiquities and Monuments Office of Leisure and Cultural Services
(AMO of LCSD); '

63 Director-General of Civil Aviation (DG of CA); and

(g) Commissioner of Police (C of P). . '

11. Public Comments Received During Statutory Publication Period

11.1  The application and subsequent FI submitted by the applicant were published
nine times on 19.7.2016, 19.8.2016, 9.12.2016, 6.1.2017, 3.2.2017, 7.3.2017,
742017, 1.8.2017 and 8.9.2017 each for three weeks. A total of 29 public
comments were received (Appendices IV-1 to IV-29). A summary of the public
comments received are as follows:

112 Among the 29 public comments received, 6 comments are from a Yuen Long DC
member (Appendices IV-3, 7, 14, 16, 19,27), 6 comments are from Kam Tin RC
(Appendices IV-5, 9, 11, 15, 21, 28), 6 comments from the village representative
of Ng Ka Tsuen (Appendices 1V-2, 6, 13, 18, 20, 26), 8 comments from an
individual (Appendices IV-1, 4, 8, 10, 12, 17, 22, 29), and 3 comments from 3
individuals (Appendices IV-23 to 25). All public comments object to the
application mainly on the grounds that the Board should ensure the land use is in

. line with the OZP; the proposed development would cause adverse traffic impact
including at Tung Wui Road as it is already very busy; potential accidents at the
cycle track along Tung Wui Road; the proposed development and its construction
works would cause adverse environmental impacts and noise, air pollution and
flooding; affecting the living environment including lighting and air ventilation of
villagers; the proposed layout is visually undesirable and lacks green elements,
open space and recreational facilities, and car parking spaces should be located
underground. Also, the population density in Yuen Long district is already
excessive and the proposed development would aggravate the traffic condition
and insufficient provision of recreational, educational and medical facilities in the
area die to increase in population in recent years. Traffic network of the area
should be improved before residential developments are implemented in the area.

12. Planning Considerations and Assessments

Planning Intention -

12.1  The Site falls within the “OURU)” zone under the current Kam Tin South OZP,
The planning intention of the “OURU)” is to preserve the character of the rural
. gea. Uses or developments compatible with the rural landscape, such as passive

YL-KT$/693D
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recreation uses and a selected range of rural uses, may be allowed on application
to the Board, with a view to upgrading or improving the area or providing support

_ to the local communities. Low-rise recreational and residential development

12.2

compatible with the rural landscape may be permitted on application to the Board
subject to the demonstration of sustainability in ecological, environmental, traffic
and infrastructural terms.

On 13.10.2017, the pro.posed amendments to the Kam Tin South OZP to take

forward the public housing and GIC developments at Sites 1, 4a and 6 were

agreed by the Committee. The Site and its adjoining area (i.e. Site 4a) (Plan A-5)
will be rezoned from “OURUY” to “R(A)” for medium-density public housing
development. The proposed private residential development under the cumrent
application is not in line with the latest planning intention of the “R(A)” zone as
agreed by the Committee.

Compatibility with Existing Surrounding Uses

12.3

The proposed development comprising 8 houses/semi-detached houses and 2
blocks of apartments at a domestic PR 0.4 and building height of 3 storeys (9 m)
does not exceed the development restrictions of both the “OURUY)” zone and the
latest “R(A)” zone. Also, the proposed residential development can help phasing
out the existing factory at the Site. The proposed development is considered not
incompatible with the surrounding areas which are mixed with residential
dwellings/structures, open storage yards, warehouse, agricultural land, a plant
nursery and vacant/unused land. o

Technical Feasibility

12.4

The applicant has submitted tree preservation and landscape proposal, TIA, STR
and EA to support the development proposal. According to the technical
assessments submitted, with the implementation of mitigation measures where
appropriate, no adverse traffic, environmental and sewerage impacts are
anticipated. Concerned department consulted, including C for T, CTP/UD&L of
PlanD, DEP, DAFC, CE/MN and CE/LD of DSD and D of FS have no adwerse
comment on the application.

Jeopardize the Planned Public Housing Development

12.5

YL-KT8/693D

Notwithstanding the above, the Site falls within one of the public housing sites,
i.e. Site 4a (Plans A-5 and A-6), identified under the LUR. The proposed private
residential development under the current application would jeopardize the
implementation of the public housing developments which is to meet the pressing
needs of public housing supply in Hong Kong. In particular, the public housing
development at Site 4a subject to a PR of 3 could provide about 3,750 flats. The

L
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technical assessments conducted by concerned departments for the public housin g
developments have not taken into account the proposed private residential
development under the current application. In this regard, D of Housing objects
to the application as it would reduce the site area and flat production of the public
housing development, and approval of the application would affect the public
housing design and delay the overall development programme of public housing
development at Kam Tin South. The public housing developments will bring
about planning gain in terms of new supply of public housing and shortening the
queuing time for public housing in the long-run. In addition, the comprehensive
development of the public housing at Sites 1, 4a and 6 could generate synergy
effect for better integration and provision of GIC facilities.

About 53.7% of the Site is Government land, and majority of them is fronting
Tung Wui Road (including the proposed access for the proposed development)
(Plan A-2). There is no strong justification provided in the submission to include
Government land in the proposed private residéntial development. The planned -
public housing developments seek to optimize the development potential of the
area through comprehensive development with higher development intensity.
The proposed development urider the current application may not represent an
optimal utilization of land resources. Provision of public housing on the Site is in
the public interest and should override private interest. Approval of the
application for private residential development would frustrate the proposed
public housing development and is against the public interest.

Public Commenis

12.7

A total of 29 objecting public comments were received during the statutory
publication period mainly on the grounds that the Board should ensure the land
use is in line with the OZP and the proposed development will generate adverse
traffic, air, noise, environmental, visual and drainage impacts, etc. as set out in
paragraph 11.2 above. In this regard, the relevant govemment departments’
comments and planning considerations and assessments as stated above are
relevant.

13. Planning Departinent’s Views

13.1

YL-KTS/693D

Based on the assessment made in paragraph 12 and having taken into account the
public comments in paragraphs 10.1.14 and 11 above, the Planning Department
does not support the application for the following reason:

the Site is located within an area of a comprehensive planned public housing
development. Approval of the application would jeopardise the implementation
ofthe public housing development and affect the supply of public housing flats.
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132  Alternatively, should the Committee decide to approve the application, it is

YL-KTS5/693D

- suggested that the permission shall be valid until 27.10.2021, and after the said

date, the permission shall cease to have effect unless before the said date, the
development permitted is commenced or the permission is renewed. The
following conditions of approval and advisory clauses are also suggested for
Members’ reference: '

Approval Conditions

(2)

®)

©
@
Q)
4]
()

()

the submission and implementation of tree preservation and landscape
proposal to the satisfaction of the Director of Planning or of the Town
Planning Board,;

the submission of a revised Traffic [mpact Assessment to the satisfaction
of the Commissioner for Transport or of the Town Planning Board;

' the design and provision of vehicular access and car parking and loading/

unloading facilities for the proposed development to the satisfaction ofthe
Commissioner for Transport or of the Town Planning Board;

the submission and implementation of a Drainage Impact Assessment and
drainage proposal to the satisfaction of the Director of Drainage Services
or of the Town Planning Board,; :

the design and provision of water supplies for firefighting and fire service
mstallations to the satisfaction of the Director of Fire Services or of the
Town Planning Board, '

the submission ofan environmental assessment and the implementation of
mitigation measures identified therein to the satisfaction of the Director of
Environmental Protection or of the Town Planning Board;

the submission of a sewage treatment review report and the provision of
sewage treatment facilities to the satisfaction of the Director of
Environmental Protection or of the Town Planning Board; and

the submission of 2 Land Contamination Assessment and implementation
of the land contamination remediation measures proposed therein prior to
the commencement: of construction works to the satisfaction of the
Director of Environmental Protection or of the Town Planning Board.




Advisory Clanses

The recommended advisory clauses are attached at Appendix V.

14. Decision Sought

14.1  The Comnittee is invited to consider the application and decide whether to grant
or refuse to grant permission.

142 Should the Committee decide to approve the application, Members are invited to
consider the approval condition(s) and advisory clause(s), if any, to be attached to
the permission, and the date when the validity of the permission should expire.

143 Alternatively, should the Committee decide to reject the application, Members are

invited to advise what reason(s) for rejection should be given to the applicant.

15. | Attachments

~ Appendix I Application Form with letters and supplementary
‘ information received on 13,1.2016 and 27.1.2016
Apperdix Ia Supplementary Planning Statement _
Appendix Ib FI received on 29.1.2016 (FI1) clarifying the GFA
Appendix Ic . FI received on 31.3.2016 (FI2) providing responses to

departmental comments together with section plans

Appendix Id FI received on 11.7.2016 (FI3) providing responses to
departmental comments together with a new tree
preservation and landscape proposal

Appendix Ie FI received on 8.8.2016 (FI4) providing responses to
(departmental comments together with new TIA and STR.
Appendix If FI received on 28.11.2016. (FI5) providing responses to

departmental comments together with a revised MLP,
* revised landscape proposal, STR, and TIA

Appendix Ig ~ FI received on 28.12.2016 (FI6) providing responses to
‘ . "~ departmental comments together with a new EA and
photomontages :
Appendix Ih FI received on 16.1.2017 (FI7) including modelling data
for the EA submitted '
AppendixIi FI received on 26.1.2017 (FI8) providing responses to

departmental comments and updating the number of

YL-KTS/693D



Appendix Ij.

Appendix Ik

Appendix 11

Appendix Im
Appendix IT
Appendix IIT

Appendices IV-1 to
Iv-29

Appendix V

Drawing A-1
Drawings A-2 to A-16
Drawings A-17 -
Drawings A-18 to A-19
Drawing A-20 to A22

Plan A-1

Plan A-2

Plan A-3

Plan A-4a and A-4b
Plan A-5

Plan A-6
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parking spaces together-with a revised MLP, revised
landscape proposal and TIA

FI received on 21 22017 (FI9) providing responses to
departmental comments and a revised STR

FI received on 23.3.2017 (FI10) providing responses to
departmental comments, a revised MLP, and revised EA

- and TIA

FI received on 10.7.2017 (FI11) providing responses to
departmental comments, revised LMP, and revised EA
and STR

FI received on 29.8.2017 (FI12) providing responses to
departmental comments and revised EA and STR

Similar applications within the same “OU(RU)” zone on
the OZP

Detailed comments of DEP

Public comments received during the statutory
publication period

Advisory Clauses

Master Layout Plan

Floor plans and section plans
Landscape Master Plan
Photomontages

Proposed noise mitigation measures

. Location Plan

Site Plan

Aerial Photo

Site Photos

14 potential housing sites under the LUR

Conceptual Layout Plan of the proposed public housing
developments at Sites 1, 42 and 6

ced et
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Appcndix Il of

RNTPC Paper No. A/YT-KTS/693D

Similar Applications within th‘e same “OURIN>-Zone _‘

- Approved Applications

. Date of ,
Application No. Proposed Uses Consideration lﬁﬁg—m
| o (RNTPC) S
| A/YL-KTS/499 Proposed Houses 17.6.2011 (1), 2),3), (4),
, : _ . (5, (6).(7)
2 ANYL-KTS/639 Proposed Houses, Minor 12122014 2). (M, @, (9
: Relaxation of Building Height ) :
Restriction and Excavation of
Land
Approval Cdnditions:: ]

(1) Construction of the proposed develop )
industrial-related uses to the immediate south _of the Site

)

3)

(4)
)

©)

Y,
@)

@)

ment should not commence prior to cessation ofthe

The submission and implementation of landscaping and tree preservation proposals

The design and provision of pal'ldhg facilitie

proposed development

8, loading/unloading spaées' and lay-bys forthe

The setiing back of thie site bound arj along Kam Sheurg Road‘fdr ‘toad wide‘ﬂin:g‘

The submission of a revised Draina

facilities identified

ge Imp act Assessment and provision of drainage

‘The submission of a'dqta,iled Archaéological Investigation to assess the archaeological

impact ofthe proposed works at the site before any constriction works commenced at the

site and implementation of appropriate miti
archaeological significance - - :

Tlle;design'and pravision of water éupplie§ for fire fighting and fire service installations

[

gation measures if the site was proved to be of’

4

The submission a noise impact assessment taking into account the two industrial-related
uses to the immediate south of the site and the implementation of mitigation measures

. identified’

The submission and implementation of a detailed Drainage Impact Assessment

i



Bei.ected Applications

Application No. Probosed Usels) Date of Consideration Rejection
(RNTPC/TPRB) - Reason(s} .
1 AMYL-KTS/438 Proposed Houses with 5.9.2008 (1), (2), (3)
' ' Minor Relaxation of Plot ' -
Ratio Restriction to about
0.59
2 A/YL-KTS/M55 Proposed Houses 19.3.2010 4

Rejection Reasons

(1) The propased minor relaxation of plot ratio from 0.4 to 0.592 under the "Other Specified
Uses" annotated "Rural Use™ (*OU(RU)") zone which represented a 48% increase was not
considered minor. No design merit or strong justification had been given in the submission to .
merit a relaxation ofthe plot ratio restriction of the "OURU)" zone.

(2) The proposed development did not comply ‘with the TPB PG-No. 38 in that there was
. insufficient information in the submission to address the concerns on the environment,
Jandscape and drainage aspects. ‘

(3) The approval of the application would set an undesirable precedent for other similar
applications in the "OURU)" zone. The accumulative effect of approving such application
would generate adverse lmpact on the environment.

(4) The proposed development did not comply with the ‘TPB Guidelines for Designation of
“Other Specified Uses™ annotated “Rural Use” (*OURU)”) Zone and Application for
Development within “OURU)” Zone under Section 16 of The Town Planning Ordinance’
(TPB PG-No. 38) in that the applicant failed to .address in the submission the departmental
conecems on the environment, visual and drainage aspects. The environmental assessment
conducted by the-apslicant did-not capture the worst-case scenario on the noise aspect, and
therefore the applicant could- ot demonstrate that the future residents of the proposed
development would not be susceptible t6 adverse environmental impact. The proposed
12:5m and 5.1m high noise barriers would generate adverse visual impact on the surrounding -

-areas. The submitted drainage proposal was Gonsidered not acceptable by the relevant:
department. | '

Lot .




Appendix III of
. RNTPC Paper No. /YL-KTS/693D

Detailed comments of Director of Environmental Protection:

' Environmentaldssessment Report (Ref. R5335 v.3.2 dated Angust 2017)

" .Noise

L.

‘RtoC Item 3 and Annex 3.1: It is noticed in Anhex 3.1 that TD has no objection in principle to the

proposed methodology of traffic forecast. Apart from the methodolo gy, TD’s endorsement on
traffic data should be provided.

RtoC Item 11: Given that H:P—24/004/1998/J allows for the operation of 9 -car frain with a

frequency of 40 trains per hotr during 0600 to 0700, the assessment should take such operation
into account.

Please review and clarify the reference “West Rail report” in Table 5.3.

- RtoC Item 26 and section 4.2: It is mentioned that the Site is located 'in a low density and
- diverse development area. However, the Site is considered o be Igcated in Type (i) “Rural area, -
‘including country parks or vﬂlage type developments” in accordance with the TM. Please

review and clarify. .

Section 3.7: It is mentloned in section 3.7 that the noise attenuation effect at the proposed
acoustic windows (top-hung type) for the proposed dévelopment will be verifisd by laboratory :
test or mockups at detail design stage and on-site verification test will also be conducted upon the
completron of the proposed development. Please note that such test is not required by EPD
provided that the noise reduction figures of the proposed acoustic windows could be Justifiable
making reference to previous studies. . ,

Irregularities are spotted for the road traffic noise assessment. The appIieant should check and -

rectify. Bxamples of irregularities are as follows:

(D) The assessment results for NSRs N24-04 and N24 05 are missing in AD]ZLGXCS 3.3,3.5and

© .36 : :

(iD) Armex 5.2 mentioned in section 5.6 is missing; -

(111) The mPD of the 2m high solid boundary wall in-the road tra:ﬂie noise model should be
“9: 9m t0 10.9m ' : .

(%) The indication. of 300m dssessment area for the fixed norse source impact a.ssessment o
should be supplemented for clarity; _ , '

(v) “Industrlal noise” should be rewsed as “ﬁxed n01se” m the ﬁgures and annexes for -

. conswtency, and ‘ :

(vi) . “Annex 3. 62” in the paragraph about acoustlc baloony should be revised as Armex 3.77

for consistency.



Water Quality ,

7. - Section 7.5: Please clarify. whether the collected surface run-off is pre-treated (e.g. by silt traps,
petro interceptors, only first-flush pollutant to STP, etc.) before discharge or be fully re-directed
to the STP for further treatment. For the latter, please review various figures (e.g. sewage
generation, pollution loading, ete.) in Annex 7.1 incorporating surface run-off.

Sewage Treatment Review Report (Ref. 30656-R02-05 dated August 2017)

8. .Section 2.4: If the applicant intended to show that there would be no net increase in pollution
load from the Site with the adoption of MBR technology for the on-site STP (as shown in the
calculation in Appendix B), the recommended discharge standard shall foliow the MBR eifluent
quality proposed in Appendix B.
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Hiote DLO/YL, LandsD’s commients that the Site comprises Lot Nos. 547 RP (Peirt), 550
and 551 which, by the terms of the lease under which they are held, are demised as -

_dgricultural ‘ground and adjoining .Goifernment land, particularly Short Term Tenancy

(STT) No. 2261, all in D.D. 106.  STT No. 2261 is restricted to be used for manufacture

- &nd'storage of plastic products with ancillary office. Besides, Lot No. 550RP (portion) in

D.D. 106is subject to a Short Term Waiver No. 2859 for manufacture and storage of

plastic products pmpdses._ Lot Nos. 551 and 550 RP ‘in D.D. 106 are subject to
permissions for erection and maintenance of temporary structures. The area and status of

- the Iots under application have to be verified at the land exchange stage if any land
‘exchange is applied for by the applicant t6 LandsD. The Site is subject to Shek Kong.

Airfield Height Restriction. The applicant has to apply to LandsD for a land exchange to
effect the proposed development. . Such application will be considered by LandsD acting
In its capacity as a landlord at its sole discretion and there is no guarantee that the Jand

. Dote CHE/NTW, HyD’s comments that g 2m unrestricted access shall be provided at the

rear side of the

. nearby public roads and draing;

‘hote DEP’s comments on the submitted STR. and EA reports at Appendix XII of the

RNTPC paper; -
g - : * .
note CE/MN and CE/LD, DSD’s comments that the applicant is reminded to maintain all
the drainage facilities on site in good condition and ensure that the proposed development
would neither pbstruct overland flow nor adversely_ affect existing natural streams, village
dramm, ditches and the adjacent areas, efc.; . ' :

note DAFC’s comment that there are some trees within Govenimént,land along the

- morthwest boundary of the Sité. The Kam Tin River and abandoned meander 97 CD-2

Ieft behind -after the construction of main drainage channels of Ngau Tam Mei, Yuen Long
&nd Kam Tin are also in the vicinity of the Site. The applicant should be reminded to’
preserve the existing trees along the northwest bbunda:y,- and ddopt appropriate measures’
to avoid disturbing or polluting these two watercourses; .




-

@

()

@

2 o

note D of FS’s comments that EVA provision in. the Site shall comply with the standard as -
stipulated in Section 6, Part D of the Code of Practice for Fire Safety in Buildings 2011
under the Building (Planning) Regulations (B(P)R) 41D which is administered by BD.

‘Detailed Tire safety requirements will be forpmlated upon receipt of formal submission of

general building plans;

note CBS/NTW, BD’s comments that 1t is no’-c clear from the informaﬁon provided if the

~ Site is abutting a specified street having a width of mot less than 4:5 m wide. The

applicant’s attention is drawn to Regulations 5 and 41D of the B(P)R. If the Site does not
abut a specified street having 2 width of not less than 4.5m wide, the development intensity
of the Site shall be determined by the Building Authority under Regulation 19(3) of
B((P)R. In view of the size of the Site, internal private streets may be required under
5.16(1)(p) of the BO and may have to be deducted from site area for the purpose of site
coverage and PR calculations. The applicant’s attention is drawn to Regulation 41D of
B(P)R and Section 6 of Code of Practice for Fire Safety in Building 2011 in respect of-
provision of emergency vehicular access (EVA). Non-provision off/ sub-standard EVA
was noted from the MLP. Formal submission under the BO is required for any proposed

new works. Detailed checking will be carried out in building plan submission stage;

pote § for S’s comments that the Site falls within the Shek Kong Airfield Height
Restriction Area and are in proximity to Shek Kong Barracks, the applicant is reminded

.that the proposed premises will be subject to noise caused by flying activities; and

note DEMS’s comments that in the interests of public safety and ensuring the continuity of
electricity supply, the parties concerned with the planning, designing, organizing and
supervising any activity near the underground cable or overhead line under the application
‘should approach the electricity supplier (i.e. CLP Power) for the requisition of cable plans
(and overhead line alignment drawings; where applicable) to find out whether there is any
underground cable and/or overhead line within and/or in the vicinity of the Site. They
<hould also be reminded to observe the Electricity Stpply Lines (Protection) Regulation
and “Code of Practice on Working near Eleciricity Supply -Lines” established under

Regulation when carrying out works in the vicinity of the electricity supply lines.
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TOWN PLANNING BOARD

Minutes of 590 Meeting of the

Rural and New Town Planning Committee held at 2:30 p.m. on 27.10.2017

Present

Director of Planning
Mr Raymond K.W. Lee

Professor K.C. Chau
Ms Janice W.M. Laj
DrF.C. Chan

Mr Da.vid Y.T. Lui
Mr Peter K. T. Yluen
Mr Philip S.L. Kan
Dx-' CH Hau.
Mz Alex T.H. Lai
Dr Lawrence K.C. Li
Mr Stebhe.n LH Liu - .

Miss Winnie W.M. Ng

Chairman
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Chief Traffic Engineer/New Territaries West,
Transport Departiment
Mr Patrick K.H. Ho

Chief Engineer (Works), Home Affairs Department
Mr Martin W.C. Kwan

Assistant Director (Eavironmental Assessment),
Environmental Protection Department
Mr CF. Wong '

Assistant Director/Regional 3,
Lands Department
Mr Edwin W.K. Chan

Deputy Director of Planning/District
Ms Jacinta K.C. Woo

. Absent with Apologies

Mr H.W. Cheung
Mr Ivan C.S. Fu

Ms Christina M. Lee

. Mr HF. Leung

"In Attendance

Assistant Director of Planning/Board
Migs Fiona 8.Y. Lung

" Chief Town Planner/Town Planning Board

Mr Kepler S.Y. Yuen

Town Plannef/Town Planning Board
Mr Harris K.C. Liu |

Secretary

‘

Vice-chairman
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the provision of septic tank, as proposed by the applicants, at a [ocation to
the sati ion of the Director of Lands or of the TPB; and T
(b) the submission and implement of drainage proposal to the satisfaction

of the Director of Drainage Services or o TPB.”

114. The Committee also agreed to advise the applicant to note the advisory

set out at Appendix VII of the Paper.

Agenda Iftem 31

~ Section 16 Application

[Open Meeﬁng (Presentation and Question Sessions Only)]

.A/YI,—KTS/693 Proposed Flat and House Development in “Other Specified Uses”
annotated “Rural Use” Zone, Lots 547 RP (Part), 550 RP and 551 in -
D.D. 106 and Adjoining Government Land, Kam Tin, Yuen Long
(RNTPC Paper No. A/YL-KTS/693D)

115. The Secretary reported that the site was located in Kam Tin South and Landes
" Limited (Landes), Ramboll Environ Hong Kong Limited (Enviroh) and Driltech Ground
Engineering Limited (DGE) were three of the consultants of the applicant. The following

Members had declared interests on the item:

MrIvan_C.S.FU< - having curent business dealings with Landes and
Envifon;
Ms Janice W.M., Lai .~ having current business dealings’”witﬁ Landes and

. Environ, and her fa}nily member owning a property in

Kam Tin South a:eé; and

Mr Alex T.H. Lai - his firm having current business dealings with DGE.
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11.6. The Committee noted that Mr Ivan C.S. Fu had tendered apology for being
unable to attend the meeting, and Ms Janice W.M. Lai and Mr Alex T.H. Lai had already left

the meeting.

. Presentation and Question Sessions

117. With the aid of a PowerPoint Presentation, Ms Ivy C.W. Wong, STP/FSYLE,

presented the application and covered the following aspects as detailed in the Paper :

(2)
(b)

©

(@)

@ f

application based on the assessments set out in palagraph 12 of the Paper

background to the application;
the proposed flat and house development;

departmental comments — departmental comments were set out in

~ paragraph 10 of the Paper. The Director of Housing (D of Housing)

strongly objected to the application as the application site took up a large

portion of Site 4a at Kam Tin South which was identified for public

‘housing development. Encroachment of the private development upon the

land area of Site 4a should not be allowed as it would reduce the site area

and flat production of the public housing development and delay the overall

development programme. Other concemned departments had no objection

to or no adverse comment on the application;

during the first three weeks of the statutory publication periods, a total of

29 public comments were received from a Yuen Long District Council

member, Kam Tin Rural Committee, village representative of Ng Ka Tsuen

and 3 irl;diyiduals raising objections to the application. . Major objcction'.

* grounds were set out in paragraph 11 of the Paper; and

the Planmng Department (PlanD) s views — PlanD dld not support the

On 13.10.2017, the Committee agreed to rezone Site 4a, including the site,
to “Residential (Group A)” (“R(A)”) for medium- den51ty public housing

development. The propesed private- résidential development under
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application was not in line with the latest planrﬁng intention of “R(A)” zone.
Though the proposed dcvelopmeﬁt was not ihcompatible with the
surrouhding areas and concerned departments had né. adverse comment dn
the submitted technical assessments, it would jeopardize the
implementation of the planned public housing developments witﬁ about
3,750 flats.  In this regard, D of Housi.ng objected to the application as the
approval of the application would reduce the site area and flat production,
and it would affect the housing design and overall development programme
of the planned public housing developments. Besides, about 53.7% of the
application site was on government land and there was no strong.
justification provided in the submission to include government land in .the
proposed development.  Approval of the current application would
frustrate the. proposed public housing development and was against public
interest. = Regarding the adverse .‘public comments, the comments of

government departments and planning assessments above were relevant.

Members had no question on the application.

Deliberation Sessi_on

119,

was .

‘Afte\r deliberation, the Committee decided to. reject the application. The reason .

“the Site is located within an area of a comprehensive planned public housing
&evelo_pmentf Approval of the épplication would jeopardise the implementation

of the public housing development and affect the supply of public housing flats.” -
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R Your éefer_ence: .
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" - Inreply please quote this ref.; TPB/A./YI,-KTS/SQ:J’ 10 Novembér2017

Albert So Surveyors Ltd, .
Unit H2, 17/F, MG Tower
133 Hoi Bun Road

Kwun Tong, Kowloon -
(Attn.: Albert S0)

Dear éir/Madam,
Prép osed Flat and House Development in_“ther Specified Uses”
7 annotated “Rura] Use» Zone, Lots 547 RP (Part), 550 RP ang
551 in D.D. 106 ang Adjoining Government Land, Kam Tin, Yuen Long
Trefer to my letter to you dateg 7.9.2017. '

Affer giving consideration tg the application, tiie Town Planning Board (TPB)
decided to reject the application and the reasn i : - : ' '

- the application, site ig located within an ares of a comprehenéivq plami'ed_
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" o If you wish to seek further claﬂﬂcations'[-infomiatign on i:;latteré relating to the
. - above decision, please feel free to contact Ms. tyy Wong of Fanling, Sheung Shui & Yuen
Long Bast District Planning Office 4t 2158 6397. ¢ o T

A s T . Youts faithfully,

: ( Raymond KAN) - :
fox Secretary; Town: Planning Board °
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Advisory Clauses

(@)

(b)

(©)

(d)

(e)

A

note DLO/YL, LandsD’s comments that the Site comprises Lot Nos. 547 RP (Part) 550
RP .and 551 which, by the terms of the lease under which they are held are demised as
agricultural ground and adjoining Government land, particularly Short Term Tenancy-
(STT) No. 2261, allin D.D. 106.  STT No. 2261 is restricted to be used for manufacture .
and storage of plastic products with ancillary office. Besides, Lot No. 550RP (portion) in
D.D. 106 is subject to a Short Term Waiver No. 2859 for manufacture and storage of -
plastic products purposes. Lot Nos. 551 and 550 RP in D.D. 106 are subject to
permissions for erection and maintenance of temporary structures. The area and status of
the lots under application have to Be verified at the land exchange stage if any land
exchange is applied for by the applicant to LandsD. The Site is subject to Shek Kong
Airfield Height Restriction. The applicant has to apply to LandsD for a land exchange to
effect the proposed development. Such application will be considered by LandsD acting

'in its capacity as a landlord at its sole discretion and there is no guarantee that the Jand

exchange for the proposed development, including the grant of any additional Government -
land, will be approved. In the event that the land exchange application is approved, it
would be subject to such terms and conditions, including, among other things, the payment
of prermum and admmstratlve fee, as may be imposed by LandsD at its sole discretion; -

note CI-IE/NTW HyD’s comments that a 2m unrestricted access shall be provided at the
rear side of the existing noise barrier NB85. The access shall be hard paved and should -
not be obstructed by vegetation. The project proponent shall demonstrate to his office that
the proposed works has no adverse effect on the structure integrity of the existing noise
barrier NB85. If the proposed access is agreed by TD, the applicant should construct the
run in/out in accordance with the latest version of Highways Standard Drawings No:

" HI1113 and H1114, or H5133, H5134 and H5135, whichever set is appropriate to match
. with the existing adjacent pavement and cycle track at the applicant’s own cost. Adequate

drainage measures should be provided to prevent surface water running from the Site to the
nearby public roads and drains;

note DEP’s comments on the submitted STR and EA reports at Appendix I of the
RNTPC paper;

note CE/MN and CE/LD, DSD’s comments that the applicant is reminded to maintain all
the drainage facilities on site in good condition and ensure that the proposed development
would neither obstruct overland flow nor adversely affect existing natural streams, village
dram ditches and the adjacent areas, etc.; o -

note DAFC’s comment that there aie some trees within Government land along the

northwest. boundary of the Site. The Kam Tin River and abandoned meander 97 CD-2

left behind after the construction of main dra.mage channels of Ngau Tam Mei, Yuen Long

and Kam Tin are also in the vicinity of the Site. The applicant should be rem_mded to
preserve the existing trees along the northwest boundary, and adopt appropnate measures
to avoid dlsturbmg or pollutmg these two watercourses



®
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(h)

0

2

note D of FS’s comments that EVA. provision in the Site shall comply with the standard as b
stipulated in Section 6, Part D of the Code of Practice for Fire Safety in Buildings 2011
under the Building (Platning) Regulations (B(P)R) 41D which is administered by BD.
Detailed fire safety requirements will be formulated upon receipt of formal submission of =
genéral building plans;. . - _

" note CBS/NTW, BD’s comments that it is not clear from the information provided if the

Site is abutting a specified street having a width of not less than 4.5 m wide. The
applicant’s attention is drawn to Regulations 5 and 41D of the B(P)R. If the Site does not
abut a specified street having a width of not Jess than 4.5m. wide, the development mntensity
of the Site shall be determined by the Building Authority under Regulation 19(3) of
B((P)R. In view of the size of the Site, ifjternal private streets may be required under
5.16(1)(p) of the BO and may have to be deducted from site area for the purpose of site
coverage and PR calculations. The applicant’s attention is drawn to Regulation 41D of
B(P)R and Section 6 of Code of Practice for Fire Safety in Building 2011 in respect of
provision of emergency vehicular access (EVA). Non-provision off- sub-standard EVA
was noted from the MLP. Formal submission under the BO is required for any proposed
new works. Detailed checking will be carried out in building plan submission stage;

note S fdr $°s comments that the Site falls within the Shek Kong Airfield Height
Restriction Area and are in proximity to Shek Kong Barracks, the applicant is reminded
that the proposed premises will be subject to noise caused by flying activities; and

note DEMS’s comments that in the interests of public safety and ensuring the continuity of
electricity supply, the parties concerned with the planning, designing, organizing and
supervising any activity near the underground cable or overhead line under the application
should approach the electricity supplier (ie. CLP Power) for the requisition of cable plans
(and overhead line alignment drawings, where applicable) to find out whether there is any
underground cable and/or overhead line within and/or in the vicinity of the Site. They
should also be reminded to observe the Electricity. Supply Lines (Protection) Regulation
and “Code of Practice on Working near Electricity Supply Lines” established under
Regulation when carrying out works in the vicinity of the electricity supply lines.




