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EXECUTIVE SUMMARY

The present planning application aims to seek planning permission from the Town Planning
Board (“TPB”) for a proposed comprehensive development containing ‘Wetland Habitat’,
‘House’ and ‘Flat’, and proposed filling of ponds/land and excavation of land in association
with the proposed residential development in “OU(CDWRA)” zone at Lots No. 3655,
3656, 3657, 3658, 3659, 3660, 3661, 3662, 3663, 3664, 3665 RP, 3666 RP, 3675 SA, 3675
SB, 3676, 3677 SA RP (part), 3677 SB ss1, 3677 SB RP, 3678, 3679, 3680 SA, 3680 SB,
3682, 3683, 3684, 3685, 3686, 3687, 3688, 3689, 3690, 3691, 3692, 3693, 3694, 3695,
3696, 3697, 3698, 3699, 3700, 3701, 3702, 3703, 3704, 3705 and 3706 in D.D. 104
(hereinafter collectively called the “Application Site”), north of Kam Pok Road East, Pok
Wai, Yuen Long, New Territories.

With a total land area of about 51,073m?, a plot ratio 0.4 and an average house size of
179.2m? GFA, the proposed development comprises a total of 114 units in 108 3- to 5-
storey housing blocks (i.e. 89 units in the form of 2- to 4-storey on top of 1-level of
communal basement carpark and 25 in 2-storey on top of 1-level of carport). The overall
development is composed by two major components: (a) one is the ‘Wetland Habitat’ [i.e.
wetland restoration area (“WRA”)] covering about 20,202m? (or about 39.6% of the total
site area) in land area; and (b) one is a mixture of the ‘House’ and ‘Flat’ developments

[covering a total land area of about 30,87 1m? (or about 60.4% of the total site area)].

This application is a second planning submission. The proposed development scheme has
incorporated the latest comments and suggestions given by the Agriculture, Fisheries and
Conservation Department after the TPB’s decision on the previous planning application
(Application No. A/NSW/290) striking a balance between development and wetland
conservation. It is fully in-line with the planning intention of the Application Site and is a
compliance-based scheme in accordance with the planning requirements set out in the
Approved Nam Sang Wai Outline Zoning Plan No. S/YL-NSW/8. The results of relevant
impact assessments have demonstrated that the proposed scheme will not result in any
significant adverse impacts on the local area with respect to traffic, drainage, sewerage,
environmental, visual or ecological aspects; and it will not be subject to any significant
adverse or unacceptable air quality, traffic noise or industrial noise problems generated by
the surrounding developments. The approval of this application will not only represent a
positive support to the present proposed compliance-based comprehensive development
scheme, but will also act as an effective catalyst to speed up the redevelopment progress of
the area to realise the primary planning objective of the planning intention of the area to
phase out the existing sporadic brownfield (open storage-and port back-up uses) industrial
activities on degraded wetlands.
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1.1

1.2

1.3

1.4

THE PURPOSE

Vision Planning Consultants Limited has been commissioned by Fruit Design and
Build Limited (“the Applicant”) to prepare and to submit the present application on
its behalf. The area under application covers Lots No. 3655, 3656, 3657, 3658, 3659,
3660, 3661, 3662, 3663, 3664, 3665 RP, 3666 RP, 3675 SA, 3675 SB, 3676, 3677
SA RP (part), 3677 SB ss1,3677 SB RP, 3678, 3679, 3680 SA, 3680 SB, 3682, 3683,
3684, 3685, 3686, 3687, 3688, 3689, 3690, 3691, 3692, 3693, 3694, 3695, 3696,
3697, 3698, 3699, 3700, 3701, 3702, 3703, 3704, 3705 and 3706 in D.D. 104
(hereinafter collectively called “Application Site”), north of Kam Pok Road East,
Pok Wai, Yuen Long, New Territories. The location and the Lot Plan of the

Application Site are in Figure 1 and Figure 2 respectively.

This is a second planning submission of the Application Site to seek a permission
from the Town Planning Board (“TPB”) for the same following two items at the
Application Site:

(1) a proposed comprehensive development comprises ‘Wetland Habitat” [wetland

restoration area (“WRA”)] and ‘House’ and ‘Flat’ uses; and

(i1) a proposed filling of ponds/land and an excavation of land in association with the

above proposed residential development.

The Application Site falls within an area zoned “Other Specified Uses” annotated
“Comprehensive  Development to include Wetland Restoration Area”
(“OU(CDWRA)”) on the Approved Nam Sang Wai Outline Zoning Plan No. S/YL-
NSW/8 (“OZP”) (Figure 1). In the Notes of “OU(CDWRA)” zone in the OZP,
‘Wetland Habitat’, ‘House’ (other than rebuilding of New Territories Exempted
House (“NTEH”) or replacement of existing domestic building by NTEH permitted
under the covering Notes)’ and ‘Flat’ are Column 2 uses (Appendix I). A planning
permission under section 16 of the Town Planning Ordinance (“Ordinance™) is

therefore required for the present proposed comprehensive development scheme.

In addition, Remark (e) in the Notes of “OU(CDWRA)” zone states: “any filling of
land/pond or excavation of land, including that to effect a change of use to any of
those specified in Columns 1 and 2 above or the uses or developments always
permitted under the covering Notes shall not be undertaken or continued on or after
the date of the first publication in the Gazette of the notice of the interim development
permission area plan without the permission from the Town Planning Board under

section 16 of the Town Planning Ordinance” (Appendix I).
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1.5

1.6

1.7

1.8

2.1

2.2

In view of the above and in the very fact that the implementation of the proposed
comprehensive development will inevitably require various degrees of site
engineering work in relation to filling of ponds/land and excavation of land within
the Application Site, another planning permission from the TPB in this particular

regard is also required in the present application.

Since about 70% of the Application Site falls within the Wetland Buffer Area
(“WBA”), the development guidelines and criteria set out in the “ZTown Planning
Board Guidelines for Application for Developments within Deep Bay Area under
Section 16 of the Town Planning Ordinance” (“TPB PG-NO. 12C”) should be taken
into account during planning, construction and operation phases of the proposed
development.

The Application Site is the subject of a previous planning application (Application
No. A/NSW/290) for the same applied uses, which was rejected by the TPB in May
2022. The present planning scheme has made the best balance between development
and conservation incorporating the latest comments and suggestions given by the
Agriculture, Fisheries and Conservation Department (“AFCD”) during a period
between June and October 2022 with respect to the planning and design of the overall
WRA within the Application Site.

In order to facilitate Members of the TPB to have a better understanding of the
present planning application in a holistic manner, this planning statement includes: a
brief description of the Application Site and its surroundings, key planning
considerations, design concept, a brief explanation the proposed comprehensive
development scheme, including a wetland restoration proposal with indicative
drawings, relevant impact assessments, landscape proposals and land use planning

justifications.
STATUTORY PLANNING CONTROL

As mentioned in paragraph 1.3 above, the Application Site falls within an area zoned
“OU(CDWRA)” on the OZP. The Notes for “OU(CDWRA)” zone in the OZP states:
“this zone is intended to provide incentive for restoration of degraded wetlands
adjoining existing fish ponds through comprehensive residential and/or recreational
development to include wetland restoration area...is also intended to phase out
existing sporadic open storage and port back-up uses on degraded wetlands.”
(Appendix I).

Remark (d) in the same Notes states: “no new development... shall result in a total
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3.1

3.2

3.3

development...in excess of a maximum plot ratio of 0.4 and a maximum building

height of 6 storeys including car park...” (Appendix I).

Remark (g) also states: “any filling of land/pond or excavation of land, including that
to effect a change of use to any of those specified in Columns I and 2... shall not be
undertaken or continued... without the permission of the Town Planning Board under

section 16 of the Town Planning Ordinance.” (Appendix I).
THE SITE AND ITS SURROUNDINGS

The Application Site is located within the southwestern part of semi-urbanized area
in Nam Sang Wai. Figure 3 shows the Application Site in a district-wide context in
the northwestern part of the New Territories. Located about 250m to the northwest
and west of the Application Site are Fairview Park and San Tin Highway; village
developments, known as Pok Wai, Man Yuen Chuen and Chuk Yuen Tsuen are
located to its southeast, northwest and northeast respectively; Kam Tin River (with
widths ranged between about 80m and 180m) is located to its farther south and
southwest; and its tributary (drainage channel about 40m in width), about 130m to
the west of the Application Site, connects stream courses from the Ngau Tam Mei
area to Kam Tin River.

Figure 4 compares the aerial photos taken in 2007 and 2022 showing the changes in
the conditions of the Application Site and its immediately surrounding areas. Our
site inspection also observed that the Application Site has been surrounded by a
mixture of uses including, but not limited to, open storages/workshops, warehouses,
factories, open parking areas, vacant paved areas, residential development, shops and
services, and restaurants. Figure S shows the existing land-use development patterns
immediately surrounding the Application Site.

Clearly, the Application Site and its surrounding ponds have already been
transformed into an isolated pocket of abandoned ponds in this part of the Nam Sang
Wai area (Figure 4 and Figure 5). Figure 6 shows the physical changes of the
Application Site and its surrounding areas in terms of infrastructural facilities (i.e.
Ngau Tam Mei Channel, Kam Pok Road East and San Tin Highways), residential
developments and size of local ponds in a period between 1990 and 2022. In view of
the need of daily maintenance of ponds, walking paths to enhance accessibility
between ponds were formed. Understanding the concern of filling of ponds and land,
the applicant has stopped the practice upon receipt of the enforcement notices on

discontinuation of unauthorized developments in the concerned area on 1% December
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3.4

3.5

3.6

3.7

3.8

4.1

2022 and 27™ January 2023 respectively (Ref. no.:. CEP/E/YL-NSW/282,
CEP/E/YL-NSW/284 and CEP/E/YL-NSW/285). With respect to the enforcement
notice (Ref. no.: CEP/E/YL-NSW/283), the applicant also processed on the
discontinuation of storage use within the concerned area. With the receipt of
reinstatement notice on removal of leftovers, debris and fill materials on the
concerned area, the applicant intends to reinstate with quotations already sought from
relevant contractors and tentative commencement in March 2023 and target

completion in April 2023 onwards.

Kam Pok Road East was in operation to the area since the 3™ quarter of 2013. It is
the only access road serves the Application Site connecting Castle Peak Road — Tam
Mei Section and San Tin Highway to its east and Kam Pok Road to its west (Figure
7). Figure 7 and Figure 8 show the existing conditions in and around the

Application Site.

At present, there are three franchised bus routes and four green minibus (“GMB”)
routes running along Castle Peak Road to/from Yuen Long Town Centre. Details of
the existing bus route and green minibus routes are in Appendix II — the report of
the traffic impact assessment (“TIA”). The provision of Kam Pok Road East has no
doubt triggered the Applicant to amalgamate private lots within the Application Site

to contribute effort to realise the designated land-use planning intention of the area.

The Application Site covers a total of 47 lots in D.D. 104 (paragraph 1.1 above and
Figure 2) and has a total land area of about 51,073m?. Within the whole Application
Site, about 49,000m? (or about 96%) being wetland areas (largely in water body);

about 2,073m? (or about 4%) being paved or vacant land areas.

The Application Site is bounded by degraded fish ponds to its north and northeast;
village development to its east; Kam Pok Road East to its south; low-rise, low density
residential development to its northwest; and open storage areas to its west (Figure
4 to Figure 8).

The results of the trees survey (Appendix III) have indicated that a total of 62 trees
within the Application Site have been identified. Details of the on-site surveyed trees

are in Appendix IIIL.
KEY PLANNING AND DESIGN CONSIDERATIONS

Having considered the availability of limited land resources, the site configurations,

the conditions and potential opportunities of the site and its surrounding
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developments, the readily available infrastructural facilities in the area, and the long-

term maintenance and management of WRA, the present proposed comprehensive

development scheme has taken account of, amongst others, the following

considerations:

L.

1l

1il.

1v.

V1.

Vil.

Viii.

iX.

To make the best and effective use of the land resources within the Application

Site in accordance with the designated planning intention stipulated in the OZP;

To provide opportunity to wider and greater connection or integration with the
existing nearby wetlands and/or ecosystem taking into account the latest AFCD’s
comments/suggestions to optimize the opening connection of the proposed WRA

with adjoining wetlands to its north;

To formulate a comprehensive development scheme comprising both WRA and
residential development in an integrated and harmonious way to achieve a co-
living (human and local wildlife) environment for all via special spatial design

and/or mitigation measures;

To identify the most practically suitable land-use pattern, landscaping treatments
and spatial planning arrangement to integrate the residential development with a
WRA but retaining a high degree of self-containment and self-protection in each

area;

To adopt a grade-separated circulation movement system to minimise unwanted
man-made disturbances to the local wildlife activities in the WRA during
operational phase, in particular the lighting and noise pollutions from taller
buildings/structures (above 2/F) and road traffic movements within the

Application Site;

To establish a broad long-term management and maintenance framework to
guide further in-depth investigation to realise the proposed WRA at the detailed
design stage with a view to ensuring the realization of the WRA in this

comprehensive development could be achieved in reality;

To optimise the function of the proposed wetland as one meaningful wetland

habitat for the local wildlife to meet the primary planning intention of the area;

To convert the potential constraints into opportunities wherever physically

feasible via the proposed comprehensive development scheme; and

To take into account the requirements and criteria set out in the TPB PG-NO.

12C at all times during planning, construction and operation phases of the
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5.1

5.2

53

5.4

proposed development by provision of paper mitigation measures recommended

in the Ecological Impact Assessment (“EcolA”) (Appendix VI).

COMPREHENSIVE DEVELOPMENT PROPOSALS

Overall Design Concept

On the basis of the key planning and design considerations outlined in paragraph 4.1
above, and taking account of the actual site conditions, the constraints imposed from
and opportunities offered by the surrounding developments, a “Double-Screening”
Biophilic Design Concept supported by a ‘Grade-Separated” Movement System is
then adopted.

Figure 9 illustrates the derivation process of the proposed comprehensive
development with a wetland restoration proposal, from site appraisal, to urban design
concept, and then to scheme formation. A “Double-Screening” Biophilic Design
Concept aims to create two self-containment cells (one for a WRA and one for
‘House’ development. The functional green corridor and screening zone together
serve as a double-ring protection measure: green corridor at the outer periphery of
the Application Site to screen/filter off nuisance from the surrounding brownfields to
the Application Site, and at the same time, to soften the proposed development for
other nearby existing developments; and the inner green screening zone alongside
the proposed WRA acts as a shielding transitional zone to integrate the ‘House’
development within the WRA, it also serves to minimise the potential human

disturbance to be generated from the proposed house development.

The overall design concept has also taken account of the opportunities to connect
with the local wildlife/ecosystem in the vicinity of the Application Site, particularly
the one to be served as a gateway to attract the local wildlife frequently visit Ngau
Tam Mei Channel and the two nearby existing fish ponds (one to its north and one to
its southeast) by provision of open eco-corridor (for wildlife in fish ponds to the

north) and low-rise landscaped area (for those to the farther southeast) (Figure 9).

Figure 10 illustrates the proposed ‘Grade-Separated’ Movement System with
vehicular movement restricted at basement level to eliminate the potential
disturbance (i.e. noise, lighting and air-quality problems) generated from internal
road traffic on the one hand, and, on the other hand, to release more space for
landscaping treatment and pedestrian movements, as well as for provision of
mitigation measures where necessary, to enhance the on-site co-living quality for all

users.
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5.5

5.6

5.7

5.8

59

On the basis of the above development concepts, an indicative Master Layout Plan
(“MLP”) of the proposed comprehensive development at the Application Site is then
formulated (Figure 11).

The whole development comprises of two major components: a WRA portion, and a
residential (‘House’ and ‘Flat’) development portion. The total land area allocated
for the proposed WRA is about 20,202m? (about 39.6% of the total site area); and
about 30,871m? (i.e. about 60.4% of the total site area) for the residential
development.

The proposed comprehensive development under the present application will
inevitably involve filling of ponds/land and excavation of land within the Application

Site to enable the implementation of the proposed development scheme.
A. INDICATIVE WETLAND RESTORATION PROPOSALS

Ecological Impact Assessment (“EcolA”) (Appendix VI)

The results of the EcolA (Appendix VI) have concluded that about 70% of the
Application Site falls within Wetland Buffer Area (“WBA”) but outside Wetland
Conservation Area (“WCA”). The proposed development will result in a permanent
loss of 0.2 ha of on-site developed area and about 2.88 ha of abandoned ponds within
the Application Site; and temporary loss of 2.74 ha of abandoned ponds (i.e. 2.02ha
within the Application Site and 0.72 ha outside of the Application Site) during the
formation of WRA. The loss of 2.88 ha abandoned ponds will be compensated by a
new and functionally enhanced wetland restoration area which serve as a feeding and
roosting ground for waterbirds and other local wildlife. The temporary loss of about
0.72 ha abandoned ponds outside of the Application Site would merely last for about

3 months during wet season.

Potential ecological impacts due to habitat loss are minor to moderate. With the
provision of the recommended mitigation measures in the EcolA, these impacts will
be minimized to an acceptable level. Potential impacts due to the proposed
development on species of conservation interest are minor to moderate; and indirect
impacts on nearby habitats and associated fauna due to the onsite construction works
(i.e. noises and surface runoffs) will be minor to moderate. With the provision of the
recommended mitigation measures, these potential impacts will be minimized to an

acceptable level.

5.10 The project will, where applicable, adhere to the “no-net-loss in wetland” principle
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5.11

5.12

5.13

5.14

and the criteria set out for the wetland enhancement and management scheme in the
TPB Guidelines No. TPB PG-No. 12C. Details of the EcolA are in Appendix VI.

Indicative WRA Proposals (Appendix V)

Details of the indicative WRA proposal are provided in Appendix V. This section
solely summarises the key elements of the WRA proposals. The WRA under
application covers a total site area of about 20,202m? (or about 39.6% of the total site
area) (Figure 11). It is proposed to adopt a modification of the existing abandoned
ponds within the Application Site. This wetland habitat is planned to be a self-

contained natural-looking wetland for the local wildlife.

A total of three eco-portals are proposed in this application (i.e. one for the existing
ponds to the north and north-east of the Application Site; one at the western side as
an eco-gateway to connect with Ngau Tam Mei Channel providing feeding
opportunities for local waterbirds; and one at the north-eastern side to connect other
existing wetlands to the farther south-eastern in the vicinity of the Application Site

via a green rooftop treatment) (Figure 9).

The proposed on-site wetland habitat has taken into account the most practically
feasible proposals to enhance its ecological values in a sustainable maintenance and
management manner. In order to achieve a self-containment effect, the proposed
wetland habitat will not open to the general public or the end-users of the proposed
residential development, except the appointed wetland control team members or

maintenance staff.
There are 7 key essential elements in the proposed WRA (Figures 12 - 18). They are:

1.  Reedbed
About 0.59 ha of the wetland will be proposed for reedbed purposes as reedbed
is an important habitat in Deep Bay, particularly for cryptic species such as
bitterns as a foraging and roosting grounds, so as to provide a clean up function
by filtering the surface runoff and to provide habitats for wildlife. Phragmites
australis is one of the common reeds suitable for this wetland. This species
can tolerate widely variable water depths and quality and is able to grow in

waterlogged soils and is a native species in Hong Kong.

1.  Shallow Water Zone
As the depth of water affects directly the utilization of wetland habitats by
water birds, a total of about 0.8 ha with depths ranged from 0.2m to 0.6m will
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be planned for the shallow water zone as feeding area and roosting area for

non-swimming water birds such as sandpipers and egrets.

Deep Water and Middle Depth Water Zones

The deep water zone (about 2m in depth) is planned as a swimming area for
dabbling water birds (such as Little Grebe and Cormorant). Submerged plants,
aquatic life, like fish and snails, as food sources will be introduced in this zone.
This zone will also serve as a water retention area to prevent the wetland from
drying out in dry season. It has been estimated that the total areas of the
deepwater zone and middle depth water zone are 0.13 ha and 0.31 ha

respectively.

Island

Islands with short grasses or without vegetation can offer roosting area for
water birds during high tide in Deep Bay and can serve as additional foraging
habitats for non-swimming water birds, like sandpipers and egrets. The belt-
shape island design can increase the area of edges and margins for the usage f
waterbirds. Three islands (about 0.15 ha in total) will be provided within the
wetland.

Wood Log
Wood logs provide perching area for water birds such as ducks. They will be
distributed at various locations, particularly in areas with deeper and medium

depths. The area with wood logs incorporated in the wetland is estimated to be
0.02 ha.

Submerged Plants

Submerged plants are the primary element of the wetland providing
microhabitat for amphibians and other aquatic life so as to provide additional
dissolved oxygen for the wetland. In wet season, it will serve as a suitable
breeding habitat. Recommended species are: Vallisneria natans, Rotala indica
and Rotala rotundifolia. An area of about 0.02 ha will be planted with

submerged plants.
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Table 1 below provides the indicative land area breakdown of the proposed wetland
habitat:

Table 1 Summary of Indicative Land Area Breakdown of the Proposed WRA

Item Land Area (ha)
1. Reedbed 0.59 (29.2%)

2. Shallow Water Zone 0.80 (39.6%)

3. Deep Water Zone 0.13 (6.5%)

4. Middle Depth Water Zone 0.31 (15.3%)

5. Island 0.15 (7.4%)

6. Wood Logs 0.02 (1%)

7. Submerged Plants 0.02 (1%)

Total 2.02 (100%)

Detailed explanations and illustration diagrams about the design considerations and
design concept of the proposed WRA; the actual enhancement of the function of the
wetland area for the local wildlife to be achieved via the proposed WRA; an initial
maintenance and management strategy to operate the proposed WRA; and a brief
introduction of the broad framework establishment about the long-term maintenance
and management of the WRA within the Application Site are briefly outlined in
Appendix V — the Indicative WRA Proposals.

Figures 12 shows the overall schematic layout of the proposed WRA within the
whole comprehensive development scheme. Figures 13 - 18 are the indicative
section diagrams showing the physical and spatial arrangements intermixing various
forms of landscaping treatments at various parts of the proposed development. More
elaborated landscaping proposal and mitigation measures to protect the natural
environment of the WRA are in the later sections. Figure 19 shows the night-time
mitigation measure to protect the WRA from potential human activities in the
‘House’ development zone.

Indicative Filling of Ponds/Land and Excavation of Land

At this early planning stage, it has been estimated that the proposed redevelopment
project under application will involve (a) filling of land of about 2,073 m? (or about
4.1% of the total site area) with a depth of 1 to 2m; (b) filling of ponds of 28,800m?
(or about 56.4% of the total site area) with a depth of 1.5 to 2 m; and (c) excavation
of land of about 11852.45 m? (or about 23.2% of the total site area) with a depth of
4.4m to 6.2m.
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Long-term Maintenance and Management of the Wetland Restoration Area

The Applicant has committed to take up the sole responsibility for management and
maintenance of the WRA in the long term through setting up an independent
management company to engage relevant ecological and environmental expertise to
design, build, manage and maintain the proposed WRA to the satisfaction of Director
of Agricultural, Fisheries and Conservations upon approval of this planning
application.

Regarding the funding arrangement, the Applicant proposes to adopt the approach of
setting up an independent endowment fund managed by an Investment Bank, with
allocation of an approximate amount of $3M per annum, to sustain the long-term
operation of the proposed WRA. The detailed management and maintenance
proposal, subject to confirmation of the approach, will be formulated at post approval

stages to the satisfaction of relevant departments.

B. RESIDENTIAL DEVELOPMENT PROPOSALS (Figures 20 — 36)

The indicative layout plans of G/F, 1/F and upper floor, and Basement of the overall
proposed residential development are shown in Figures 20 — 22 respectively.
Indicative section diagrams are in Figures 23 - 25. Figure 26 shows the indicative
typical floor layouts of the five major types of proposed residential buildings under
application (i.e. Type A, Type B, Type C, Type D and Type E). Figure 27 shows the
indicative layouts of the two proposed clubhouses.

Key Development Parameter

Table 2 summarises the key development parameters of the proposed residential
development portion in the present planning application. With a total land area of
about 51,073m? and a maximum permissible plot ratio of 0.4, a total gross floor area
(“GFA”) of about 20,427m? will be yielded. By adopting an average house size of
about 179.2m?, the present proposed development scheme will provide a total of 114
housing units in 108 three to five storeys building blocks by 2025.

Page 11 of 23



Planning Application for Proposed Comprehensive Development Scheme to include Wetland Restoration
Proposal and Proposed Filling of Ponds/Land and Excavation of Land in “OU(CDWRA)” Zone at Various
Lots in D.D. 104, North of Kam Pok Road East, Pok Wai, Yuen Long, New Territories

5.23

5.24

Table 2 Key Development Parameters of the Residential Development Portion

Item
1.  Site Area About 51,073m? (100%)
- WRA - About 20,202m? (about 39.6%)
- House Development - About 30,871m? (about 60.4%)
2.  Plot Ratio (PR) Not more than 0.4
3.  Proposed Gross Floor Area (GFA)
- Residential - About 20,427m?
- Clubhouse - About 1,021m?[GFA Exemption]
4.  Site Coverage (SC) About 21.16%
5. No. of Blocks 110
6.  No. of Storeys
- Houses [Phase 1] - 3 storeys including I-storey carport (G/F)
- Houses [Phase 2] - 3-5 storeys including 1-level basement car park
- Clubhouses - 2 storeys (Western), 3 storeys (Eastern)
7.  No. of Units 114
- Phase 1 - 25
- Phase?2 - 89
8.  Average Unit Size About 179.2m?
9.  Building Height (BH)
- Houses - About 23.1ImPD (18m)
- Clubhouses - About 15.1mPD (10m)
10. Total Communal Open Space About 680.5m?
11. Green Coverage About 30.15%
12. Parking Spaces and L/UL Bays
- Private Car - 229
- Motorcycle - 2
- Heavy Goods Vehicle (“HGV”) - 2
- Bicycle - 4
13. Anticipated Year of Completion 2025
14. Estimated No. of Residents 342

Among these 114 private housing units, 25 [in Phase 1] are in the form of 2-storey
on top of one level of carport; and 89 [in Phase 2] are 2- to 4-storey buildings blocks
on top of a communal basement carpark (Figures 23 to 25). If the average household
size per house is assumed to be 3 people, it is estimated that upon full development,
the proposed development will accommodate a total of population of about 342 (i.e.

114 x 3) persons.

Internal Traffic Arrangements

Two vehicular ingress/egress entrance points are proposed (Figure 11 and Figure
20). The primary one is planned on Kam Pok Road East at the southeastern tip of
the Application Site to serve the main residential compound and the secondary one
will be located at the junction of Kam Pok Road and Kam Pok Road East at the
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southwest of the Application Site to serve a group of 25 detached houses (Figure 20).

All vehicular movements in Phase 2 are proposed to be carried out at a sunken level,
i.e. at basement level (Figures 22 - 25). The merits of this grade-separated vehicular
movement system (Figure 10) are: (i) to minimize surface road traffic disturbances
(noises, lighting and air-quality) to the WRA; (ii) to release more land area for the
planting of trees and landscaping treatments for enjoyment of the local residents; and
(111) to increase the soften screening effect and to enhance the visual amenity of the

proposed development as the same time.

To cater for the proposed residential development, a total of 229 carparking spaces
(179 in the basement level and 50 at G/F), 2 motorcycle parking spaces, 2
loading/unloading (“L/UL”) bays (for heavy goods vehicle) and 4 bicycle parking
spaces will be provided in accordance with the requirements in the Hong Kong
Planning Standards and Guidelines (“HKPSG”) (Figure 20 and Figure 22).

Details of internal traffic arrangements, provisions and locations of all parking
facilities, internal road arrangement, emergence vehicular access (“EVA”) and traffic

impact assessments are in Appendix II.

Tree Preservation and Landscape Proposal (Appendix III) (Figures 28 to 35)
The present proposed development will fell a total of 62 surveyed existing trees
within the Application Site. To compensate the loss of these identified existing trees,
it is proposed to plant 259 heavy standard trees with average DBH of approximately
80mm within the proposed development (Appendix III).

The overall indicative landscape design proposals contain the following six major

components (Figures 28 - 29):

1. Peripheral screening plantation
Fence walls (2.5m tall) and noise barriers (4.8m to 10.1m tall) are proposed to
be composed of solid wall at base (2.5m tall) and transparent panels on top with
anti-bird collision measures; and screen planting beds with a width ranged from
1.5m to 7.5m wide alongside the outer sides the fence walls and noise barriers
will be provided for ornamental trees, shrubs, groundcover and climbing plants

in order to alleviate their visual intrusion (Figures 28 and 30-32).

ii.  Maximisation of Greenery along Internal Access

Trees and/or shrubs along the internal footpath/EVA, together with planting
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heavy standard trees along house front to create a green boulevard effect along
the internal road, so as to soften the hardlines of the building structures; and
propose to adopt grass pavers at various sections of EVA with sufficient loading
capacity (i.e. 30 tons) to soften the hard-paved areas and to minimize the heat
island effect (Figures 28 and 30-31).

Partition Fence

Physical barriers of 2.5m to 5m high are proposed over the Site to enhance the
protection measures for the proposed WRA. A 5m high wooden fence including
high wooden trellis and 2.5m high solid wall is proposed at house backyard for
the houses located along the WRA (Figure 34 and Figure 35) in order to
alleviate noise and light impact that would be brought about by human
activities. A 2.5m high wooden fence is also proposed between the vehicular
access and wetland to minimise light glare from vehicles in Phase 1 and house

development in phase 2 (Figure 28 and Figure 35).

Planting within WRA

To create a coexistent environment both for the WRA and the residential
development within the Application Site, a natural green buffer zone (about
7.5m to 15m in width) between the WRA and the houses with riparian planting
is proposed not only to enhance the biodiversity in the wetland area, but also
form a natural barrier between the human and the wildlife activities; and this
zone will only be accessible for the maintenance staff of the WRA to ensure no

disturbance to the wildlife within WRA by unnecessary human activities.

Planting Design

A majority of proposed plantings will be planted with heavy standard sized
vegetation in local species or broad-leaf species along the internal access,
common planting beds and buffer zone in the WRA and planting strips along
the periphery of the Site to offer instant greening effect and to promote a

tranquil and harmonic environment for the residents.

Compensatory Vegetation
The construction of a basement car-park would require a substantial clearance
of existing vegetation. A total of 259 new trees is proposed to compensate the

loss of such existing tree.

5.30 The results of the landscape impact assessment have concluded that the proposed

development pose no adverse landscape impact; in fact, the proposed development,

with the adaptation of enhancement measures including the provision of WRA and
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compensatory tree planting, pose a positive overall landscape impact by enhancing
the amenity value of the local Pok Wai.

An Indicative Landscape Master Plan (“LMP”) of the proposed development is in
Figure 28. Figure 29 shows the indicative landscaping treatments in the proposed
communal open space areas at the two entrance points. Figures 32 - 35 are the
indicative section diagrams showing the likely softening/screening effect of the
proposed plantings and landscaping treatments in the proposed development at
various locations. Details of the tree survey, tree preservation and landscape

proposals and landscape impact assessment are in Appendix III.

Figure 36 is the bird’s eye view of the overall proposed comprehensive scheme
overlaid with an existing local context. Very obviously, the proposed development

will blend in well within its surrounding setting.

Environmental Aspects

The proposed comprehensive development at the Application Site requires detailed
impact assessment to examine whether it will be affected by its surrounding
developments, particularly in air quality, road traffic noise and industrial noise
aspects. The results of the Environmental Assessment (“EA”) indicate that the
proposed development will not generate any unacceptable air quality impacts in this
part of the Nam Sang Wai area. Details of the air quality impact assessment
(“AQIA”) in Appendix VI

The results of the noise impact assessment, as provided in Appendix VI, have
concluded that with the implementation of the proposed mitigation measures,
including the erection of noise barriers (ranged from 4.8m to 10.1m tall) along the
site boundary, the adoption of single aspect building design, the installation of fixed
windows and the placing of non-noise sensitive uses along the front facades, all
selected noise sensitive receivers (“NSRs”) within the proposed development will
comply fully with the noise criteria in the HKPSG. Details of the Noise Impact
Assessment (“NIA”) are in Appendix V1.

It should be noted that upon implementation of all surrounding brownfield sites and
village developments nearby, these tall noise barriers could be shortened or even
removed completely. Therefore, the present proposed tall noise barriers will be
treated as interim noise mitigation measures to strike a balance between development

and wetland conservation.

Drainage/Sewerage Proposals
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The results of the Drainage Impact Assessment (“DIA”) have concluded that with
the implementation of mitigation measures, including the upgrading of existing ditch
to the west of the Application Site to a 1800mm drain with reference to relevant
comments from the Drainage Services Department (“DSD”) on the DIA submitted
for the previous planning application A/NSW/290 and temporary drainage measures
to be implemented during construction stage, no insurmountable drainage impact is
anticipated. Details of the DIA are in Appendix VII.

Taking into account DSD’s comments on the Sewerage Impact Assessment (“SIA”)
submitted for the previous planning application A/NSW/290 and the proposed
sewerage system in the preparation of this current SIA, it is proposed that the sewage
generated from the proposed development will be discharged to an existing 225mm
diameter public sewer at the south of the Application Site and proposed sewer to Nam
Sang Wai Sewage Pumping Station (“SPS”) for disposal at Yuen Long Sewage
Treatment Works (“YLSTW”).

The results of the current SIA shows that the additional sewage generation will
merely take up an insignificant portion of the design daily flow of the Nam Sang Wai
SPS and the capacity of YLSTW (i.e. 0.38% and 0.23% respectively), and the
existing and proposed sewers will have sufficient capacity to cater the sewage flow
from the proposed development. No adverse sewerage impact due to the proposed
development on the local area is anticipated. Details of the Sewerage Impact
Assessment are in Appendix VIIIL.

Noting the fact that the design details of the proposed sewerage system are subject to
the detailed design of the proposed development, further survey on underground
utilities will be conducted during the detailed design stage for avoidance of relevant
facilities. The Applicant will also consider the feasibility of connecting to public
sewer, if necessary, at post approval stages if there are updated information on

planned public sewers in the vicinity.

Tentative Phasing Programme

Table 3 summarises the tentative phasing programme of the proposed comprehensive
development. The anticipated year of completion for this comprehensive
development is 2025.

Table 3 Summary of Tentative Phasing Programme
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6.3

8.1

Item Tentative Schedule
l. TPB S.16 Application Approval Mar 2023 — May 2023
Lease Modification/General Building Plan May 2023 — Apr 2024

3. Phase 1: Construction of 25 Houses at Southwest | Apr 2024 — Dec 2025
Portion of the Site and WRA
4. Phase 2: Construction of the remaining 89 Houses Sept 2024 — Dec 2025
5. Anticipated Year of Completion 2025

VISUAL IMPACT ASSESSMENT

Appendix IX is the report of the Visual Impact Assessment (“VIA”) of the proposed
development both at local- and district-wide context. The photomontages of the
proposed development at the selected public viewing points have demonstrated that
the overall visual effect of the proposed development with 2- to 4- storeys (above
ground) of building height on the area is ranged mostly between negligible to slightly

adverse and moderately adverse.

With the provision of ample landscaped treatments inter-twined with the residential
development and the natural-looking WRA, the whole development will blend in well
with its surrounding rural character setting in the area. The overall visual effect due
to the proposed development on this part of the Nam Sang Wai area is generally
acceptable. Details of the VIA are in Appendix IX.

In the district-wide context the proposed development will blend in well with its
surrounding developments. Figure 36 shows the bird’s eye view of the proposed
development within the existing local setting of the Nam Sang Wai area. The proposed
development has demonstrated that it will be well in harmony with the overall setting

in the area.

PLANNING JUSTIFICATIONS

Fully in-line with Planning Intention

The present proposed comprehensive development scheme is fully in-line with the
planning intention of the area set out in the Notes of the OZP for this “OU(CDWRA)”
zone: “....this zone is intended to provide incentive for restoration of degraded
wetlands adjoining existing fish ponds through comprehensive residential and/or
recreational development to include wetland restoration area.....is also intended to
phase out existing sporadic open storage and port back-up uses on degraded

wetlands....” (Appendix I).
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The present proposed comprehensive development with a plot ratio of not more than
0.4 and a maximum building height of 5 storeys is a compliance-based scheme project
in accordance with the maximum permissible plot ratio and building height stipulated

in the OZP as mentioned in paragraph 2.2 above.

It should be noted that when compared to the maximum permissible building height
of 6 storeys, the adoption of 3 to 5 storeys in the present proposed development scheme
represents the most building profile to integrate with the WRA from a standpoint of
self-containment with minimal disturbances from human activities nearby. In doing
so, the proposed wetland habitat will enjoy much higher degree of self-containment
when compared to those 6-storey tall residential building blocks. This serves as one
of the core and essential planning and design criteria for the entire comprehensive

development scheme.

Relevant impact assessments have been undertaken with respect to traffic (Appendix
II), landscape proposals (Appendix III), ecological (Appendix VI), air quality, traffic
noise and industrial noise (Appendix VI), drainage (Appendix VII), sewerage
(Appendix VIII) and visual (Appendix IX) aspects to support the present
development proposals.

The results of these impact assessments have demonstrated that the proposed
development is feasible and will not cause any unacceptable impacts in respect of
traffic, drainage, sewerage, visual or ecological aspects. No net increase of pollution
load into Deep Bay due to the proposed development is anticipated. With the
implementation of the recommended mitigation measures as outlined in the proposed
Wetland Restoration Proposal (Appendix V), the whole comprehensive development
scheme, if approved by the TPB, will become a positive and good planning scheme

for other similar cases in this part of the Nam Sang Wai area.

Meeting Private Housing Demand

According to the data in the Hong Kong Property Review 2021 (issued by the Rating
and Valuation Department) ', the forecast numbers of private domestic units with
saleable area of 100m? to 159.9m? completed in the Yuen Long District in 2021 and
2022 are only 15 and 14 respectively. This clearly reflects the fact that such a limited
supply of these types of private housing units in the Yuen Long District is far from
meeting the needs of the community. This is particularly the case with the increasing

socio-economic integration between Hong Kong and the cities of the Greater Bay Area

! https://www.rvd.gov.hk/doc/en/hkpr21/PR2021_full.pdf
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in the coming future.

The present proposed development will produce a total of 114 detached housing blocks
with an average house size of 179.2m?, which will no doubt contribute active and
positive effort to help meet the demand for such types of private housing in the
community. The greater the variety of types of private housing supply exist in the
community, the more the choices which will be offered to rekindle the aspirations of

families in different incomes groups to become home-owners.

Meeting Government Policy Objective

In the Policy Address 20222, the CE further asserts that “...the demand for private
housing in the next 10 years will be 129,000 units. We will work to achieve this basic
target and get sufficient land ready for providing no less than 72,000residential unit
in the next five year....” (paragraph 66). This means that some 57,000 private housing
units will have to be provided between 2027 and 2031. Further to above, the CE also
states: “....apart from actively nurturing and retaining local talents, the Government
will proactively trawl the world for talents... ... ” (paragraph 29). Noting the fact that
one of the most fundamental conditions to attract talents (no matter for local or foreign

talents) is the living environment and conditions.

In view of the above and having considered the biophilic design living environment of
the proposed development, the approval of the present planning application with a total
of 114 high-end private housing units is totally in-line with the Government policy
objective to ‘continue to create strong impetus for growth’ as a role to act “as an
important gateway connecting the Mainland with global market” (paragraph 25 in
Policy Address 2022).

Positive Catalyst to Speed up the Upgrading Process

It is noted that since the exhibition of the draft Nam Sang Wai OZP No. S/YL-NSW/2
on 27 October 2000, a total of 7 similar planning applications were submitted to TPB
to indicate landowners’ intention to implement the designated “OU(CDWRA)” zones

in the Nam Sang Wai planning scheme area.

Table 4 summarises the key development data of these 7 similar planning applications.
Figure 37 shows the locations of these 7 planning applications. Among these 7 similar
planning applications, only 2 were approved with conditions by TPB [i.e. one applying

for regularizing the existing social welfare facility (private residential care house for

2 https://www.policyaddress.gov.hk/2022/public/pdf/policy/policy-full en.pdf
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mentally handicapped and mentally-ill persons) under Application No. A/YL-
NSW/255, and the other one, under Application No. A/YL-NSW/241, applied for a
comprehensive development but, for some reasons, this site has temporarily lent to the
Government to serve as Yuen Long Tam Mei Community Isolation Facility in 20223
and the applied development has not been realised at present]. Indeed, many of them
did not provide a proper wetland habitat proposal as the one under the present

application.

Table 4 Key Development Data in Other Similar Planning Applications

Application No. | Submission | Site Area For TPB
A/YL-NSW/ Date (m?) Decision
Date
(R/A)
1. No. 156 24/12/2004 62,800 Comprehensive Residential 10/06/2005 (R)

Development including Wetland
Restoration and Management

Proposal

2. No. 167 04/07/2006 1,575 Low Density Residential 22/09/2006 (R)
Development

3. No. 179 25/01/2008 1,575 Proposed House Development 27/06/2008 (R)

4. No. 181 07/04/2008 9,308 Proposed Low-rise Residential 19/09/2008 (R)
Development

5. No. 199 17/05/2010 1,012 Proposed House (Redevelopment 16/07/2010 (R)
Only)

6. No. 241 24/06/2015 92,927.5 | Proposed Comprehensive 13/10/2017 (A)
Development of an Outlet Mall with (valid until
Commercial Uses and 'Agricultural 13.10.2021)
Use' (Commercial Fish Ponds)

7. No. 255 06/04/2017 583 Social Welfare Facility (Private | 26/05/2017 (A)

Residential Care House for the
Mentally Handicapped and Persons
with Mental Illness)

R- Rejected; A- Approved with Conditions

Compared to the above 7 similar planning applications, the present proposed
comprehensive development (i.e. ‘Wetland Habitat’, ‘House’ and ‘Flat’ development)
scheme represents the most proper and all-thought-out in accordance with the
requirements and criteria set out in the OZP. If approved by TPB, the proposed
comprehensive development also represents a practically feasible and implementable

development project that can be realized within a short period of time.

Undoubtedly, the approval of the present application will not only stand for a positive
support to properly planned and all-thought-out comprehensive development to
implement the specific planning intention of the Application Site, but will also act as
an effective catalyst to stimulate other landowners to take actions to speed up the
upgrading process in other “OU(CDWRA)” sites to phase out the sporadic non-

3 https://www.news.gov.hk/eng/2022/03/20220324/20220324 211254 768.html
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conforming brownfield industrial activities on the degraded wetlands in this part of the

Nam Sang Wai area.

In addition, the provision of a proper road system and the future public sewer mains
in the area will no doubt contribute a significant effort in encourage landowners to
commence to review the redevelopment potential of their land within the
“OU(CDWRA)” zone.

It is a “quick-win” and “win-win” compliance-based project.

Setting a Good Precedent Case

As mentioned in paragraph 6.4 above, the present proposed comprehensive
development scheme has taken full account of all relevant impact assessments as
outlined in the Notes of the OZP. Based on the proposed compliance-scheme under
application, the results of these impact assessments have demonstrated that with the
provision of the proposed mitigation measures or timelines as recommended in those
impact assessments, it is anticipated that the proposed comprehensive (‘Wetland
Habitat’, ‘House’ and ‘Flat’) development will not generate any unacceptable or
significant adverse impacts on the local area with respect to traffic, drainage, sewerage,

ecological or visual aspects.

It has also demonstrated that with the implementation of proposed mitigation
measures, the proposed development will not subject to any unacceptable
environmental problems with respect to air quality, traffic noise or industrial noise

generated by its surrounding developments.

Indeed, it is all-thought-out comprehensive development scheme in accordance with

the specific planning requirements set out in the OZP.

The fundamental principle of the proposed WRA is to optimize the function of the on-
site wetland to benefit the local wildlife in a self-contained manner. It will be a natural-
looking WRA. The green screening zone between the WRA and the residential
development will become an effective natural barrier to ensure the high degree of self-
containment of the wetland habitat function of the proposed WRA with best

biodiversity performance provided for the local wildlife in the long-run.

8.20 The approval of this planning application will be a good and implementable

precedent case for other comprehensive development schemes in other
“OU(CDWRA)” sites within the Nam Sang Wai planning scheme area.
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8.

7.1

7.2

7.3

7.4

7.5

7.6

CONCLUSION

The present application is a second submission of the Application Site to seek a
planning permission from the TPB for a proposed comprehensive development
containing ‘Wetland Habitat’ (i.e. Wetland Restoration Area), ‘House’ and ‘Flat’ uses
with filling of ponds and an excavation of land in association with the proposed

residential development at the Application Site.

Same as the previous planning scheme, the proposed comprehensive development
comprises two main land-use items (one is the wetland restoration area and the other
is the house and flat development). The present development scheme has
incorporated the latest comments and suggestions given by the AFCD soon after the
TPB’ decision on the previous application No. A/NSW/290.

Upon completion of the whole development by 2025, a total of 114 housing units in
108 housing blocks in the form of 3- to 5-storey (including 1-level of car-parking)
with average house size of about 179.2m? will be provided to meet the private
housing demand in the community. A comprehensive all-thought-out wetland

restoration area scheme (Appendix V) is proposed for the consideration of TPB.

It has been demonstrated that the present proposed scheme is fully in-line with the
planning intention of the area (i.e., “fo restore degraded wetlands adjoining existing
fish ponds through a comprehensive residential ... ... development to include wetland
restoration area’). The present proposed comprehensive development represents a
compliance-based scheme taken full account of the planning requirements stipulated
in the OZP; it will not result in any significant adverse or unacceptable impacts on
the local area with respect to traffic, drainage, sewerage, ecological or visual aspects;
and with the implementation of recommended mitigation measures, the proposed
development will not generate any unacceptable air quality, road traffic noise or

industrial noise problems in this part of the Nam Sang Wai area.

The results of the EcolA (Appendix VI) have demonstrated that with the
implementation of the mitigation measures as proposed in the EcolA, the proposed

comprehensive development scheme is totally in line with the requirements and
criteria set-out in the TPB PG-No. 12C.

The approval of this application represents a positive support to realise a proposed
comprehensive development that will not only contribute significant effort to
enhance the function of the existing on-site degraded wetlands to benefit the existing

and the future local wildlife; but will also act as an effective catalyst to speed up the

Page 22 of 23



Planning Application for Proposed Comprehensive Development Scheme to include Wetland Restoration
Proposal and Proposed Filling of Ponds/Land and Excavation of Land in “OU(CDWRA)” Zone at Various
Lots in D.D. 104, North of Kam Pok Road East, Pok Wai, Yuen Long, New Territories

7.7

7.8

upgrading process to phase out the non-conforming brownfield industrial activities
on degraded wetlands in other nearby “OU(CDWRA)” sites. It is a good precedent

case for other similar planning applications in this part of the Nam Sang Wai area.

The overall proposed development would likely involve filling of land of about 2,073
m? (or about 4.1% of the total site area) with a depth of 1 to 2m; (b) filling of ponds
of 28,800m? (or about 56.4% of the total site area) with a depth of 1.5 to 2 m; and
(c) excavation of land of about 11852.45 m? (or about 23.2% of the total site area)
with a depth of 4.4m to 6.2m.

In view of the above, we respectfully request Members of TPB to give favorable
consideration to and approve the present application to allow the Applicant to carry
out the subsequent refinement of the WRA proposals so as to implement the proposed
comprehensive development at the Application Site.

VISION PLANNING CONSULTANTS LIMITED
March 2023
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