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PROPOSED AMENDMENTS TO THE
APPROVED MA ON SHAN OUTLINE ZONING PLAN NO. S/MOS/22

1. Introduction

This paper is to seek Members’ agreement that:

(a) the proposed amendments to the approved Ma On Shan (MOS) Outline Zoning
Plan (OZP) No. S/MOS/22 (Attachment I) as shown on the draft OZP No.
S/MOS/22A (Attachment II) and its Notes (Attachment III) are suitable for
exhibition for public inspection under section 5 of the Town Planning Ordinance
(the Ordinance); and

(b) the revised Explanatory Statement (ES) of the OZP (Attachment IV) should be
adopted as an expression of the planning intentions and objectives of the Town
Planning Board (the Board) for the various land use zonings of the OZP, and is
suitable for exhibition together with the draft OZP and its Notes.

2. Status of the Current OZP

2.1 On 5.1.2016, the Chief Executive in Council (CE in C) under section 9(1)(a) of
the Ordinance, approved the draft MOS OZP, which was subsequently
renumbered as S/MOS/22. On 15.1.2016, the approved MOS OZP No.
S/MOS/22 (Attachment I) was exhibited for public inspection under section
9(5) of the Ordinance.

2.2 On 12.2.2019, the CE in C referred the approved MOS OZP No. S/MOS/22 to the
Board for amendment under section 12(1)(b)(ii) of the Ordinance. On 22.2.2019,
the reference back of the OZP was notified in the Gazette under section 12(2) of
the Ordinance.



- 2 -

3. Background

3.1 According to the 2013 Policy Address, the Government would adopt a
multi-pronged approach to build up land reserve with a view to meeting housing
and other development needs. It was reaffirmed in the 2014 Policy Address that
the Government would continue to review various land uses and rezone sites as
appropriate for residential use. To meet and expedite housing land supply in the
short and medium terms, the Government has been carrying out various land use
reviews on an on-going basis, including reviews on the Government land
currently vacant, under Short Term Tenancies or different short-term or
government uses, as well as the reviews on “Green Belt” (“GB”) sites, with a
view to identifying more suitable sites for conversion to residential use.  As stated
in the 2019 Policy Address, there is still a need to increase the supply of land for
housing development in a persistent manner to meet the keen housing demands of
the public.

3.2 To meet the pressing need for housing land supply and associated supporting
Government, institution or community (GIC) facilities, seven “Green Belt”
(“GB”) sites at the fringe of MOS New Town have been identified.   The two sites
near the Cheung Muk Tau Village are proposed for housing developments (Items
A and B1 on Plan 1a).  As for the other five sites along Ma On Shan Tsuen Road
(MOST Road) (Items C to G on Plan 1b), one at the lower end of the MOST
Road is proposed for housing development with two nearby sites reserved for
GIC uses to accommodate a water pumping station and a primary school, and one
at an upper end of the MOST Road is another housing site with a nearby site for
service reservoir use.

3.3 Engineering Feasibility Study (EFS) with technical assessments to support the
proposed housing developments have been conducted by the Civil Engineering
and Development Department (CEDD).  According to the findings of the EFS, it
is concluded that there is no insurmountable technical problem for the proposed
housing developments and their associated GIC uses on the seven sites.
According to the conceptual layouts of the EFS (Attachments Va and Vc), the
proposed housing developments would provide a total of about 6,180 public
housing units and 1,040 private housing units to accommodate about 20,430
people.

3.4 In connection with the above proposed amendments, opportunity has also been
taken to rezone a strip of land near Cheung Muk Tau Village from “GB” to an
area shown as ‘Road’ to reflect the existing situation (Item B2 on Plan 1a), and to
rationalize the development boundary of the Sha Tin Cavern Sewage Treatment
Works by rezoning a strip of land along Mui Tsz Lam Road near Chevalier
Garden from “GB” to “Other Specified Uses” (“OU”) annotated “Sewage
Treatment Works” (Item H on Plan 1c).
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4. The Amendment Sites

Public Housing Sites – Sites A, B1 and D

The Site and its Surroundings

Site A: East of the Cheung Muk Tau Village (Plans 1a, 2a, 3a and 4a)

4.1 Site A (about 1.46 ha), on government land, is located to the east of Cheung Muk
Tau Village and the south of Symphony Bay Villa Rhapsody (with a building
height restriction (BHR) of 55 mPD).  It is relatively flat with site levels ranging
between 30 mPD and 40 mPD without any encroachment onto the ‘village
environs’ (‘VE’) of the Cheung Muk Tau Village and the Permitted Burial
Ground No. TP/SKN1.  It is mainly covered with vegetation and there are two
graves and six clusters of Kam Taps (i.e. urns). A stream is running through the
southeastern portion of the site. It falls within the consultation zone of the MOS
Water Treatment Works.

4.2 To the north across Sai Sha Road are Symphony Bay Villa Concerto (with a BHR
of 36 mPD), a site zoned “Residential (Group B) 5” (“R(B)5”) (with a BHR of 95
mPD), Hong Kong Baptist Theological Seminary and Li Po Chun United World
College. To the immediate south is the permitted burial ground. To the west
across Sai Sha Road and Ma On Shan Bypass are MTR Wu Kai Sha Station, Lake
Silver (with a BHR of 185 mPD) and Monte Vista (with a BHR of 130 mPD).

Site B1: West of the Cheung Muk Tau Village (Plans 1a, 2a, 3a and 4a)

4.3 Site B1 (about 1.38 ha), comprising government land and about 565m2 of private
lot, is located to the west of Cheung Muk Tau Village and bounded by Sai Sha
Road and Ma On Shan Bypass in the north and west. It is currently accessible by
a village track. The sloping ground is covered with vegetation and ascends from
about 20 mPD in the north to about 40 mPD in the south. Same as Site A, Site B
will not affect the ‘VE’ of the Cheung Muk Tau Village and the Permitted Burial
Ground No. TP/SKN1. The eastern portion of the site falls within the
consultation zone of the MOS Water Treatment Works.

4.4 To the north across Sai Sha Road are a site zoned “R(B)5” (with a BHR of 95
mPD), Symphony Bay Villa Concerto (with a BHR of 36 mPD) and Li Po Chun
United World College. To the west across Sai Sha Road and Ma On Shan Bypass
are MTR Wu Kai Sha Station, Lake Silver (with a BHR of 185 mPD) and Monte
Vista (with a BHR of 130 mPD).
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Site D: Lower end of Ma On Shan Tsuen (MOST) Road (Plans 1b, 2b, 3b and 4c)

4.5 Site D (about 2.26 ha), on government land, is located at the lower end of MOST
Road.  It is a green sloping ground covered with vegetation. The site levels range
from 70 mPD to 100 mPD descending towards the northwest. A stream is running
through the northeastern portion of the site. A fresh water pump house and some
temporary structures are found within the site.

4.6 To the southeast is Ma On Shan Country Park. To the immediate northeast is
Shun Yee San Tsuen consisting of graded historic buildings. Other residential
developments including Yiu On Estate (with a BHR of 120 mPD), Park
Belvedere (with a BHR of 130 mPD) and Kam Ying Court (with a BHR of 150
mPD) are located downhill at the opposite side of Ma On Shan Bypass.

Rezoning Proposal

4.7 As announced in the 2014 Policy Address, the Government considers that except
for the north of Hong Kong Island and Kowloon Peninsula, which are more
densely populated, it is feasible to generally increase the maximum domestic plot
ratio currently permitted for the other density zones in the territory by around
20% as appropriate.  Furthermore, in view of the increasing acute demand for
public housing, the Executive Council agreed in December 2018 to allow further
increase of domestic plot ratio for public housing sites by 10% (i.e up to 30% in
total) where technically feasible.

4.8 Taking into account the above policy directive for intensification of the
maximum plot ratio for public housing sites, the site context (including the levels
of the site and its topography) and the recommendations of the EFS, Sites A, B1
and D are proposed to be rezoned from “GB” to Residential (Group A) 11”
(“R(A)11”) with the following proposed development parameters :

Site A Site B1 Site D
Site Area 1.46 ha 1.38 ha 2.26 ha

Maximum
Plot Ratio

6.8(1)

Maximum
Building
Height

165 mPD 165 mPD 225 mPD

Estimated
No. of Flats

1,820 1,660 2,700

(Estimated
Population)

(5,100) (4,650) (7,560)
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Site A Site B1 Site D
Social
Welfare
Facilities(2)

- Day Care Centre
for the Elderly

- Residential Care
Home for the
Elderly

- Neighbourhood
Elderly Centre

- An Office Base of
On-site Pre-school
Rehabilitation
Services

- Child Care Centre

- Neighbourhood
Elderly Centre

- Integrated Family
Service Centre

- District Support
Centre for Persons
with Disabilities

- Home Care
Service for
Persons with
Severe Disabilities
(Sub-base)

- An Office Base of
On-site Pre-school
Rehabilitation
Services

- Special Child Care
Centre

- Parents/Relatives
Resource Centre

- Day Care Centre
for the Elderly

- Child Care Centre

Other
Facilities

- Retail Facilities - Kindergarten
- Retail Facilities

- Kindergarten
- Retail Facilities

Parking
Facilities

- To be provided with reference to the Hong Kong Planning
Standards and Guidelines (HKPSG)

Note :
(1) The maximum PR (6.8, including domestic of 6.5 and non-domestic of 0.3)
(2) Provision of social welfare facilities may be adjusted subject to the advice from the Social

Welfare Department and Housing Department at detailed design stage
(3) GIC facilities proposed within the public housing developments sites in the “R(A)11” zone

were assumed to be exempted from plot ratio calculation and were included as part of the
technical assessment.

4.9 The conceptual layouts for the proposed public housing developments under the
EFS are at Attachments Va and Vb. Varied building height profile with building
separation is adopted to bring forth better urban design and air ventilation
performance to the pedestrian environment.  The tentative completion of the
three public housing developments is anticipated to take place in phases
commencing from 2030.
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Private Housing Site – Site G

Site G: Upper end of MOST Road (Plans 1b, 2c, 3c and 4d)

The Site and its Surroundings

4.10 Site G (about 2.73 ha), on government land, is located at the upper end of MOST
Road. It is generally covered with vegetation and dotted with
buildings/structures. There are streams running through the site. Elongated in
shape, the site has a large variation in topography from north to south with site
levels between 140 mPD and 190 mPD.

4.11 To the east across MOST Road is Ma On Shan Country Park. To the south and
west is generally bounded by the mountain range of Ma On Shan. The site is
located at the southeast of Ma On Shan Bypass overlooking Heng On Estate
(with a BHR of 120 mPD), Yiu On Estate (with a BHR of 120 mPD) and Yan On
Estate (with a BHR of 140 mPD).

Rezoning Proposal

4.12 Having regard to the policy directive of increasing the maximum domestic plot
ratio by 20%, the site context (at the upper end of MOST road with site levels
ascending from 140mPD in the north to 190mPD in the south), the landscape
character of the surrounding environment, and the recommendations of the EFS,
Site G (about 2.73 ha) is proposed to be rezoned from “GB” to “R(B)6” with a
maximum PR of 3.6 and a maximum building height (BH) of 250 mPD.
According to the EFS, the proposed private housing development will provide
about 1,040 flats for an estimated population of about 3,120.  A 150-place
residential care home for the elderly is also proposed to be incorporated in the
proposed development.

4.13 The conceptual layout for the proposed housing development under the EFS is at
Attachment Vc.  Stepped building height profile is recommended to align with
the surrounding topography.

GIC Sites – Sites C, E and F

Water Pumping Station Site - Site C: Lower end of MOST Road (Plans 1b, 2b, 3b and
4b)

The Site and its Surroundings

4.14 Site C (about 0.45 ha), on government land, is located at the lower end of MOST
Road.  Partly covered with vegetation, the site straddles over MOST Road and
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man-made slopes. It is situated next to the Ma On Shan Fresh Water and Salt
Water Service Reservoirs subject to a BHR of one storey.

Rezoning Proposal

4.15 Site C (about 0.45 ha) is proposed to be rezoned from "GB" to "Government,
Institution or Community" ("G/IC") for a fresh water and salt water pumping
station to provide sufficient feed to the proposed service reservoirs at Site F
supporting the housing developments.  To meet the operation and maintenance
requirements, the pumping station is restricted to a maximum BH of 1 storey to
house the pump sets, and the numerous installations, facilities and maintenance
access at the outdoor area.

School Site - Site E: Lower end of MOST Road (Plans 1b, 2b, 3b and 4c)

The Site and its Surroundings

4.16 Site E (about 0.73 ha), on government land, is located at the lower end of MOST
Road.   It is mainly covered with vegetation on a sloping ground. Site D proposed
for public housing development is located to its immediate northeast.

Rezoning Proposal

4.17 Site E (about 0.73 ha) is proposed to be rezoned from “GB” to “G/IC” for a
30-classroom primary school with a maximum BH of 8 storeys to support the
proposed housing developments.

Service Reservoir Site - Site F: Upper end of MOST Road (Plans 1b, 2c, 3c and 4d)

The Site and its Surroundings

4.18 Site F (about 0.66 ha), on government land, is located at the upper end of MOST
Road. It is covered with vegetation and some temporary structures. Ma On Shan
Country Park is located to its east. To the west and south across MOST Road is
Site G where private housing development is proposed.

Rezoning Proposal

4.19 Site F (about 0.66 ha) is proposed to be rezoned from “GB” to “G/IC” for a fresh
water service reservoir and a salt water service reservoir (each of 1 storey with a
small penthouse, maintenance access and air vents on the roof to meet the
operation and maintenance requirements) in order to meet the requirement of the
minimum residual head to serve the housing developments.  The proposed
maximum BH is 2 storeys.
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Other Sites – Sites B2 and H

4.20 Site B2 (about 0.4 ha), located to the immediate west of Site B1, is proposed to be
rezoned from “GB” to an area shown as ‘Road’ to reflect the existing as-built
condition (Plans 1a, 2a, 3a and 4a).  It is on government land with a footpath and
roadside amenities along Ma On Shan Bypass.

4.21 Site H (about 0.49 ha), located along Mui Tsz Lam Road near Chevalier Garden,
forms part of an integral part of the Sha Tin Cavern Sewage Treatment Works
(STW) (Plans 1c, 2d, 3d and 4e).  It is also on government land and is currently
used by the Drainage Services Department (DSD) as a works area.  The
construction and operation of the Sha Tin Cavern STW Project is governed by an
Environmental Permit granted by the Director of Environmental Protection in
2017.  While the rezoning procedure for the 98% of the STW site falling on area
covered by the Sha Tin OZP had been completed in 2018, opportunity is taken to
rezone the remaining 2% of the STW site falling within the MOS OZP from
“GB” to “OU” annotated “Sewage Treatment Works” to rationalize the whole
development boundary of the STW.  With funding approval obtained in 2018, the
Stage 1 works on site preparation and access tunnel construction for the
relocation of Sha Tin Sewage Treatment Works to cavern at A Kung Kok is in
progress.  According to DSD, the target completion date for the Sha Tin Cavern
STW is 2031.

5. Technical Assessments for the Seven Proposed Housing and GIC Sites

5.1 As mentioned in paragraph 3.3 above, EFS with technical assessments have been
conducted by CEDD to assess the potential impacts arising from the seven
proposed housing and GIC sites on traffic, environment, water supply, drainage,
landscape, visual, air ventilation and other aspects.  According to the findings of
the EFS, it is concluded that there is no insurmountable technical problem for
development of the seven proposed housing and GIC sites. A domestic PR of 6.5
and non-domestic PR of not exceeding 0.3 are adopted as a basis for technical
assessments for public housing developments. To allow flexibility of the design
of the proposed public housing developments, a maximum PR of 6.8 is proposed
to be stipulated on the OZP where GIC facilities (including social welfare
facilities) and public vehicle park are exempted from plot ratio calculation.  As
for the private housing site, a domestic PR of 3.6 is adopted as a basis for
technical assessments and GIC facilities (including social welfare facilities) are
exempted from plot ratio calculation.

Traffic Aspect

5.2 A Preliminary Traffic and Transport Impact Assessment (PTTIA) has been
conducted to assess the traffic and transport impact arising from the proposed
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housing developments. The findings of the PTTIA are summarized in Chapter 3
of the Final Report of the EFS (Attachment VI).

5.3 The proposed development sites are located at the eastern part (for Sites A and
B1) and southern part (for Sites C to G) of the MOS New Town. Sites A and B1
are connected to Sai Sha Road through Nin Fung Road which is the access road to
Cheung Muk Tau Village.   Sites C, D, E, F and G are connected to Ma On Shan
Road through MOST Road. There is currently no public transport service
operating along Nin Fung Road and the access road to Cheung Muk Tau Village
in close vicinity to Sites A and B1. There is also no public transport service
operating along existing MOST Road around Sites D and G currently. There is
one existing residents’ service route serving Ma On Shan Tsuen and the Sunshine
City with some special departures plying between Ma On Shan Tsuen and Yiu
On Estate.

5.4 The key traffic arrangements proposed in the PTTIA of the EFS are as follows:

(a) A 7.3m wide single 2-lane carriageway with 2.75m wide footpath on both
sides and a roundabout at the end of the new road is proposed as the
access for Sites A and B1 (Attachment Va).

(b) The existing MOST Road is proposed to be re-aligned and upgraded to a
7.9m/7.3m wide single 2-lanes carriageway with 2.75m/2.0m wide
footpath on both sides up to the private housing site (Site G). At the end of
the new road, a cul-de-sac is proposed (Attachment Vb).

(c) On-street bus lay-bys are proposed for bus routes serving the public
housing Sites A and B1 (Attachment Va). On-street lay-bys for bus,
GMB and taxi are also proposed at the public housing Site D and the
primary school Site E (Attachment Vb). A 40m long lay-by near the
private housing site is proposed to cater for extra public transport
services, including GMB and bus services, operating along the upgraded
MOST Road (Attachment Vc).

(d) The critical junction assessment has indicated that the junction capacity of
some existing road junctions would be close to an alerting level in the
design year 2035. Road improvement works on such critical junctions,
including altering Chak Cheung Street/Science Park Road roundabout to
a signalized-controlled junction, providing an additional traffic island at
the junction of Sai Sha Road/Kam Ying Road, widening the approaching
arms to the junction of Sai Sha Road/Nin Wah Road/Nin Fung Road, and
widening the exit arm at the junction of MOST Road and Hang Hong
Street, are recommended (Attachment VIII).

(e) It is recommended that the provision of an additional lane by widening a
section of Tate’s Cairn Highway (South of Ma On Shan Road) from three
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lanes to four lanes should be implemented (Attachment VIII). With the
above-mentioned improvement measures and based on the preliminary
capacity assessments for the key road links and junctions from the
observed traffic data, except for the Tate’s Cairn Highway across Shing
Mun River (i.e. T6 Bridge) where travelling speed would be slightly
slowed down and traffic queue would be built up at AM peak in the
design year 2035, the critical road links and junctions can operate within
their capacities. For T6 Bridge, the Government will investigate the
improvement measures and will consult the public in due course.

5.5 Based on the preliminary capacity assessments for the key road links and
junctions from the observed traffic data, except for T6 Bridge where traffic queue
may occur at AM peak, the key road links and junctions could perform within
their capacities.

Visual Aspect

5.6 According to the Visual Impact Assessment (VIA) for the seven proposed
housing and GIC developments conducted by CEDD (Chapter 10 of the Final
Report of the EFS at Attachment VI), two public housing sites (Sites A & B1)
are located to the east and west of Cheung Muk Tau Village at the eastern part of
the MOS New Town whilst one public housing site (Site D) and one private
housing site (Site G) and three GIC sites (Site C, E & F) are located at the lower
and upper ends of the MOST Road and at the southeast of Ma On Shan Bypass.
Photomontages of the proposed housing sites and proposed GIC sites from the
selected local vantage points are shown in Attachments VIIa to VIIc.
Mitigation measures including avoidance of blockage of MOS Ridgeline,
minimization of building mass and wall-like development, minimization of
landscape fragmentation, alleviation of visual nuisance by suitable urban design
such as visual corridor, suitable design of the proposed development by using
appropriate building materials and colours, compensatory tree planting, amenity
planting of housing sites and modified slopes and retaining structures are
recommended.

5.7 Although the overall residual visual impacts of the proposed developments are
considered as ‘Moderately Adverse’ to some of the key viewing points, the
proposed developments are in line with the housing policy to optimize the land
use and increase housing land supply for both public and private housing
developments. Overall, with the high mountain backdrop, the building height of
the proposed housing development would not affect the continuation of the MOS
ridgeline. Despite the tall building blocks, their slim morphology allows greater
flexibility in architectural and landscape design with wider building separation.
As such, better visual permeability and air ventilation can be achieved.
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Air Ventilation Aspect

5.8 An Air Ventilation Assessment Expert Evaluation (AVA (EE)) (Chapter 9 of the
Final Report of the EFS at Attachment VI) has been conducted to assess the
wind performance of the proposed public housing development1. The AVA(EE)
concluded that the proposed developments would not have significant adverse
impact on the surrounding environment in terms of air ventilation. Relevant
mitigation measures and building design principles including building
separations of 15m wide, maximization of building permeability, minimization
of podium bulk with ground coverage of no more than 65%, building setback,
provision of greenery of at least 20% and an overall target of 30% and avoidance
of long continuous facades are recommended to alleviate the potential impact on
the surrounding wind environment induced by the proposed developments.
Quantitative AVAs should be carried out at the detailed design stage to optimize
scheme design and to demonstrate that the wind performance of the future
scheme would not have any significant air ventilation impact on the
surroundings. The proposed public housing developments will be guided by an
administrative planning brief. The requirement of the mitigation measures and
quantitative AVAs will be incorporated in the planning brief for implementation.
The Chief Town Planner/Urban Design and Landscape, Planning Department
(CTP/UD&L, PlanD) has no adverse comment on the AVA (EE).

Landscape Aspect

5.9 The seven proposed housing and GIC sites would involve approximately 9.67 ha
of land in total (including the housing sites of about 7.83 ha and the associated
GIC facilities of about 1.84 ha). According to the Landscape Assessment (LA)
(Chapter 11 of the Final Report of the EFS at Attachment VI) for the proposed
housing and GIC sites, none of the identified Landscape Resources or Landscape
Characteristic Areas will experience substantial residual impacts following
mitigations during the operation phase. It is concluded that in accordance with
the criteria and guidelines for evaluating and assessing impacts as stated in
Annex 10 and 18 of the Environmental Impact Assessment Ordinance –
Technical Memorandum, the overall landscape impacts of the proposed housing
development are acceptable with mitigations during the construction and
operation phases.

5.10 Landscape mitigation measures include protection of existing trees and
minimization of felling or transplanting works, sensitive streetscape design to
minimize potential adverse landscape impacts, maintaining green belt buffer
between new road and existing Cheung Muk Tau village to minimize disturbance
to villages, minimizing light spill and glare from street lighting, tree preservation
and compensatory tree planting in accordance with Development Bureau

1 Based on the proposed development parameters of the proposed private housing development at Site G, air
ventilation assessment under the Housing, Planning and Lands Bureau Technical Circular No. 1/06 is not
required.
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Technical Circular (Works) No. 4/2020, realignment of footpath to existing
graves, designating a minimum of 20% of the site area for greenery/amenity
planting within the housing sites, sensitively sited and designed retaining walls,
and adoption of climber plantings to blend in with existing landscape character.

5.11 According to a broad brush tree survey, there are 89 tree groups and about 3,560
existing trees within the project limit. A total of 117 species were recorded and all
of them are common plant species. During the surveys, no registered or potential
registrable Old and Valuable Trees (OVT) were identified according to the
ETWB TC(W) No. 5/2020. Under the current proposal, about 2,780 trees would
be removed, about 780 trees are preserved by in-situ retention, one tree may be
considered for transplanting and about 2,900 new trees are proposed in the
compensatory planting. Implementation of compensatory planting could
generally achieve a ratio of at least 1:1 in terms of number. Further review and
confirmation on the trees affected by the proposed public housing development
will be conducted at the implementation stage. Pre-land sale tree surveys for the
proposed private housing development will be conducted by Government to draw
up the requirements of tree preservation in the lease condition.

Environmental Aspect

5.12 Preliminary Environmental Studies (PES) have been conducted to assess the
environmental impacts arising from the proposed housing developments on air
quality, noise, water quality, waste management, ecology, cultural heritage and
land contamination. The findings are summarised in Chapter 8 of the Final
Report of the EFS (Attachment VI). The PES concludes that no insurmountable
environmental impact would be anticipated at the sites for GIC and housing
developments. Environmental assessment study will be conducted at detailed
design stage to ascertain any potential environmental impacts, including those
related to road traffic noise and formulate the extent and details of the mitigation
measures if required. The Director of Environmental Protection (DEP) has no
objection to the rezoning proposals.

Ecological Impact Assessment

5.13 The PES covers an ecological impact assessment for the proposed housing sites
and their surrounding areas. The proposed developments at Sites A and B1 and
the connecting access road have avoided recognized site of conservation
importance. Nine floral species and 11 faunal species of conservation interest
were recorded within the study area of the Ecological Impact Assessment
(EcoIA) of Sites A and B1 (i.e. within 500m envelope from the major site
formation works and infrastructural works in relation to the respective site).
Among them, 6 floral species of low abundance were recorded within the
proposed works area. Transplantation or preservation of these species as far as
practicable is recommended so that ecological impact to floral species would be
alleviated to minimum. Woodland compensation / enhancement will be
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implemented to the south of Site A.  A large portion of marsh habitat adjacent to
Site B1 and the watercourse located west of Site A will be retained. New drainage
system will be implemented to ensure the natural water supply to the marsh
habitat will not be adversely affected.

5.14 The proposed developments at Sites C to G including their ancillary slope works
have avoided encroachment onto the Ma On Shan Country Park.  Thirteen floral
species and 15 faunal species of conservation interest were recorded / known to
be present within the study area of the EcoIA (i.e. within 500m envelope from the
major site formation works and infrastructural works (including the proposed
pumping station at Site C and proposed service reservoirs at Site F) in relation to
of Sites D, E and G). Among them, 4 floral species of low abundance were
recorded within the proposed works area. Transplantation or preservation of
these species as far as practicable is recommended so that ecological impact on
these species would be alleviated to minimum. Two herpetofauna species of
conservation interest, which are common and widespread in Hong Kong, were
recorded within the study area and would be possibly affected by the proposed
works. Translocation plan with details on capture methodology, programme and
receptor site shall be submitted to Agriculture, Fisheries and Conservation
Department (AFCD) for approval.  Appropriate planting works will be arranged
to form an on-site woodland compensation area on the proposed cut slopes to the
south of Sites D and E. The remaining loss of woodland will be compensated by
off-site planting at an area to the southwest of Ma On Shan Tsuen. Wildlife
Crossing System Plan would be adopted at MOST Road to reduce the risk of road
kill. Together with the implementation of the proposed mitigation measures and
good environment site management, the overall ecological impact is considered
not significant. AFCD has no adverse comment on the rezoning proposals.

Potential Heritage Impact

5.15 A baseline study has been conducted to identify any potential heritage impact due
to the proposed housing developments and to recommend mitigation measures.
The majority of the heritage resources including Shun Yee San Tsuen (part of
Site Structures at Mining Settlement, Ma On Shan Iron Mine (Grade 3 historic
buildings)), structures at the 110ML portal (part of Exterior Wall of Mines
110ML and 240ML,  Ma On Shan (Grade 2 historic buildings)) and most of the
Mineral Preparation Plant structures (Grade 3 historic building) would not be
affected as they are excluded and separated by a buffer zone from the engineering
works areas for the housing developments (Plans 1b, 2b and 3b).  Although a
pier (part of the Mineral Preparation Plant (Grade 3 historic buildings)) may be
affected by the proposed upgrading works of MOST Road according to the
preliminary design, effort will be made by CEDD to minimize the adverse
impacts on it as far as practicable at the detailed design stage.  In consultation
with Antiquities and Monuments Office (AMO), CEDD will conduct a
comprehensive heritage impact assessment at the subsequent investigation and
implementation stage.  AMO considers the preliminary design of the proposed
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housing development and the ancillary infrastructure works acceptable at this
stage.

Hazard Assessment

5.16 A hazard assessment on the Ma On Shan Water Treatment Works to the housing
developments at Sites A and B1 has been conducted. The risk assessment reveals
that the overall risk level due to the proposed developments resulting in a
population increase will remain in the ALARP (As Low as Reasonably
Practicable) region as given in the HKPSG. The hazard study concludes that the
proposed development will not lead to an unacceptable overall risk. Chief
Engineer/Construction, Water Supplies Department has no objection to the
rezoning proposals.

Infrastructural Aspect

Drainage, Sewerage, Water Supply and Geotechnical Aspects

5.17 The EFS reveals that there is no insurmountable problem in terms of drainage,
sewerage, water supply and geotechnical aspects, following the implementation
of the proposed upgrading works and appropriate mitigation measures.  The
findings are summarised in Chapters 4 to 6 of the Final Report of the EFS
(Attachment VI)

Land Requirement

5.18 Based on the land status records, the seven proposed housing and GIC sites (i.e.
Items A, B1, C to G) are mostly located on government land. Resumption of
about 565m2 (subject to confirmation) of private lot is required for Site B1. About
2,308m2 (subject to confirmation) of private lots are proposed to be acquired for
the associated infrastructural works of Sites A and B1.  Some crops, fruit trees,
graves, Kam Taps and temporary structures that may be affected are identified
within the sites. Subject to further confirmation at the subsequent stage, the
clearance and compensation of the affected structures, graves and Kam Taps will
be handled according to established procedures. No insurmountable issue is
anticipated from the land acquisition viewpoint.

6. Provision of GIC Facilities and Open Space

6.1 Taking into account the proposed amendments mentioned above, the planned
population of the MOS area would be about 251,300.  As shown in the summary
on existing and planned provision of GIC facilities and open space in MOS at
Attachment X, the existing and planned provision of GIC facilities and open
space are generally adequate to meet the demand of the overall planned
population in accordance with the requirements of the HKPSG.
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GIC Facilities

6.2 Although hospital (-1,382 beds) will be in deficit for the planned population in
MOS, the provision of hospital beds is assessed on a wider district basis and can
be addressed by the provision in the adjoining areas.  Food and Health Bureau
and Hospital Authority are going to implement the projects under the 10-year
hospital development plan, including the redevelopment of Prince of Wales
Hospital Phase II. Together with the CUHK teaching hospital and the extension
of the Union Hospital, the provision of relevant facilities in MOS is adequate to
meet the future demand for the healthcare services of the population in the long
run.

6.3 According to the population-based planning standards for elderly services and
facilities and child care centres recently incorporated into the HKPSG, there will
be shortfalls in the area in community care services facilities, residential care
homes for the elderly and child care centres. In view of the above, the relevant
facilities have been incorporated into the proposed public and private housing
developments. In applying the standards, the distribution of welfare facilities, the
land supply in different districts, service demand as a result of the population
growth and demographic changes as well as the provision of different welfare
facilities have to be considered. As the HKPSG requirements for these three
facilities are a long-term goal, the actual provision would be subject to the
consideration of the Social Welfare Department in the planning and development
process as appropriate.

Open Space

6.4 There is a surplus of planned district and local open space of about 3.01 ha and
21.74 ha respectively in the area.

7. Proposed Amendments to Matters shown on the Plan

The following amendments to the MOS OZP are proposed:

Amendment Item A (about 1.46 ha) (Plan 2a)

Rezoning of an area to the east of the Cheung Muk Tau Village, Sai Sha Road from
“GB” to “R(A)11” with a maximum PR of 6.8 and a maximum BH of 165mPD as
stipulated on the Plan.

Amendment Items B1 (about 1.38 ha) and B2 (about 0.4 ha) (Plan 2a)

Rezoning of an area to the west of the Cheung Muk Tau Village, Sai Sha Road from
“GB” to “R(A)11” (Item B1) with a maximum PR of 6.8 and a maximum BH of
165mPD as stipulated on the Plan, and rezoning of a piece of land to the immediate west
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of Site B1 from “GB” to an area shown as ‘Road’ (Item B2) to reflect the existing
as-built condition.

Amendment Item C (about 0.45 ha) (Plan 2b)

Rezoning of an area at the lower end of Ma On Shan Tsuen Road from “GB” to “G/IC”
with a maximum BH of 1 storey as stipulated on the Plan.

Amendment Item D (about 2.26 ha) (Plan 2b)

Rezoning of an area at the lower end of Ma On Shan Tsuen Road from “GB” to
“R(A)11” with a maximum PR of 6.8 and a maximum BH of 225mPD as stipulated on
the Plan.

Amendment Item E (about 0.73 ha) (Plan 2b)

Rezoning of an area at the lower end of Ma On Shan Tsuen Road from “GB” to “G/IC”
with a maximum BH of 8 storeys as stipulated on the Plan.

Amendment Item F (about 0.66 ha) (Plan 2c)

Rezoning of an area at the upper end of Ma On Shan Tsuen Road from “GB” to “G/IC”
with a maximum BH of 2 storeys as stipulated on the Plan.

Amendment Item G (about 2.73 ha) (Plan 2c)

Rezoning of an area at the upper end of Ma On Shan Tsuen Road from “GB” to “R(B)6”
with a maximum PR of 3.6 and a maximum BH of about 250mPD as stipulated on the
Plan.

Amendment Item H (about 0.49 ha) (Plan 2d)

Rezoning of an area along Mui Tsz Lam Road to the south of Chevalier Garden from
“GB” to “OU” annotated “Sewage Treatment Works”.

8. Proposed Amendments to the Notes of the OZP

8.1 The following proposed amendments have been incorporated in the draft Notes
at Attachment III with addition in bold and italic and deletion in single
crossed out for Members’ consideration.

“R(A)” zone

8.2 In relation to the Amendments Items A, B1 and D as mentioned in paragraph 7
above, the Notes and the Remarks for “R(A)” zone will be revised to
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incorporate the development restrictions for the “R(A)11” sub-area. In
determining the maximum plot ratio for the “R(A)11” zone, any floor space that
is constructed or intended for use solely as GIC facilities and public vehicle
park, as required by the Government may be disregarded.

“R(B)” zone

8.3 In relation to the Amendment Item G mentioned in paragraph 7 above, the
Notes and the Remarks for “R(B)” zone will be revised to incorporate the
development restrictions for the “R(B)6” sub-area. In determining the
maximum plot ratio for the “R(B)6” zone, any floor space that is constructed or
intended for use solely as GIC facilities as required by the Government may be
disregarded. The Notes for the “R(B)6” zone will also specify that social
welfare facility is always permitted on land designated “R(B)6”.

Technical Amendments

8.4 To incorporate the revised Master Schedule of Notes to Statutory Plan agreed
by the Board on 28.12.2018, the following technical amendments will be made
to the Notes to reflect ‘Market’ as a use subsumed under ‘Shop and Services’
under the Broad Use Terms and Definitions of Terms used in Statutory Plans:

(a) deletion of ‘Market’ from Column 1 use in “Commercial” and “OU”
annotated “Railway Station and Public Transport Interchange with
Commercial/Residential Development” zones;

(b) deletion of “Market’ from Column 2 use in “Comprehensive
Development Area”, “R(B)” and “Village Type Development” zones; and

(c) revising ‘Shop and Services’ to ‘Shop and Services (not elsewhere
specified)’ in Column 2 of “R(A)” and “G/IC” zones.

9. Revision to the Explanatory Statement of the OZP

The ES of the MOS OZP has been revised to reflect the above amendments and to update
the general description of various land use zones where appropriate. The updated ES
(with additions in bold and italics and deletion in single crossed out) is attached at
Attachment IV for Members’ consideration.

10. Plan Number

Upon gazetting, the OZP will be numbered as S/MOS/23.
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11. Consultation

Consultation with District Councils, Rural Committee and Meeting with Representatives
of Ma On Shan Tsuen

11.1 CEDD and PlanD jointly consulted the Sai Kung North Rural Committee
(SKNRC) on 23.6.2020, the Development and Housing Committee (DHC) of
the Sha Tin District Council (STDC) on 30.6.2020 (meeting adjourned and
resumed on 3.7.2020), and the Planning, Housing and Works Committee
(PHWC) of the Tai Po District Council (TPDC) on 14.7.2020 on the findings of
the EFS and the proposed amendments to the Ma On Shan OZP.  At the request
of a STDC member, a meeting with the representatives of Ma On Shan Tsuen
was held on 13.7.2020.

Consultation with SKNRC on 23.6.2020

11.2 The SKNRC expressed unanimous objection and the main concerns are: (a) the
proposed housing developments are not in line with the planning intention of
“GB” zone to serve as buffer and safeguard it from encroachment by urban-type
developments; (b) existing transport infrastructures are insufficient to support
additional housing developments, in particular the congestion of Ma On Shan
Road and the tunnels connecting Sha Tin and the Metro Area should be
improved first; (c) the proposed housing developments at Sites A and B1 will
undermine the semi-rural character of the area, destroy the tranquil environment
they enjoyed, and will generate adverse and irreversible visual, air ventilation
and landscape (including felling of 3,560 trees) impacts; and (d) impacts on the
orchard, graves and Kam Taps in existence and fengshui. The Chairperson of
SKNRC also suggested the Government to explore a new strategic trunk road
running from Lung Shan Tunnel and then parallel to Tolo Highway, and
connecting via a tunnel through Mui Tsz Lam to Sai Kung and Hang Hau, as
well as a new elevated light rail connecting Wu Kai Sha, Sai Kung and Hang
Hau.

11.3 On 14.7.2020, SKNRC submitted to PlanD questionnaires in three standard
formats with hand-written comments (type 1: 78 objections, 3 no clear
indication of stance; type 2: 98 objections and 4 no clear indication of stance;
type 3: 64 objections and 1 no clear indication of stance) conveying the grave
concerns from the residents near Sites A and B1.  Samples of those
questionnaires are at Attachments XIa to XIc and a full set of those
questionnaires is deposited at the Town Planning Board Secretariat for
Members’ inspection. An objecting comment from a resident of Cheung Muk
Tau Village was also received on 20.7.2020 (Attachment XId).

Consultation with STDC on 30.6.2020 and 3.7.2020

11.4 The main concerns raised by the members of DHC of STDC are: (a) the existing
traffic problems in Ma On Shan, in particular the congestion at Tate’s Cairn
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Tunnel as well as the major roads and junctions connecting Ma On Shan with
Sha Tin and Tai Po, such as Ma On Shan Road, A Kung Kok Street, Chak
Cheung Street/Science Park Road roundabout and Shek Mun Roundabout are
serious. With the planned residential development of 9,500 flats in Shap Sz
Heung, the situation will be worsened. Hence, the existing traffic problems
should be addressed first before having new housing developments; (b)
inadequate road infrastructure to support the proposed housing and school
developments along MOST Road; (c) the proposed developments and the
associated works will affect over 2,700 trees and result in permanent
irreversible adverse landscape and ecological impact and will undermine the
function of “GB” zone to protect the Country Park, and the government should
consider brownfield development first; (d) the proposed developments and
widening of MOST Road will affect the historic structures relating to the Ma On
Shan Iron Mine and undermine the integrity of the heritage clusters of Ma On
Shan Iron Mine; (e) the proposed private housing development at Site G has to
be justified, considering its more sensitive location and larger site area, but
fewer flat production compared with other proposed housing developments (f)
insufficient GIC, recreational and parking facilities to support the proposed
housing development; and (g) adverse visual and air ventilation impacts.

11.5 The DHC passed a motion unanimously objecting the Amendment Items C to G
(Attachment XIIa). DHC also passed another motion unanimously urging the
TPDC to reject the proposed amendments Items A and B1 on the grounds that
the two developments will overload the transport network of Ma On Shan for
access to urban areas, and no housing development should be allowed before a
comprehensive upgrading of the public transport system and the traffic network
for Sha Tin and Ma On Shan (Attachment XIIb). On 30.6.2020, petition letters
were received from two STDC members (Attachment XIIc). Objecting
comment relayed by a STDC member was also received on 12.8.2020
(Attachment XIId).

Meeting with Villagers of Ma On Shan Tsuen on 13.7.2020

11.6 The main concerns raised by the representatives of Ma On Shan Tsuen are: (a)
the use of Site G for housing development providing about 1,000 private flats is
not cost-effective and is at the expense of the descendants of miners settled
there for a long time.  The private housing development would cause
irreversible damage to the iron mine culture; (b) Sites F and G are at the fringe
of the Ma On Shan Country Park and those developments would cause
permanent and irreversible damage to the ecological environment of the
country park as well as Ma On Shan Site of Special Scientific Interest; (c) the
need for the service reservoirs at Site F and alternative location should be
explored so as to minimize the number of structures to be affected; (d)
inadequacy of MOST Road to support the proposed housing and school
developments at Sites D, E and G especially in the case of emergency, and the
traffic problem of Ma On Shan area in particular the bottlenecks at the Tate’s
Cairn Highway across Shing Mun River, Tate’s Cairn Tunnel and Lion Rock
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Tunnel; (e) geotechnical, environmental (including sewerage), heritage and
ecological impacts and the public consultation arrangements.

11.7 Two petition letters, one from the villagers of Ma On Shan Tsuen with 39
signatures on 13.7.2020 (Attachment XIIIa) and the other on 16.7.2020 from a
STDC member on behalf of the villagers (Attachment XIIIb) were received.

Consultation with TPDC on 14.7.2020

11.8 The main concerns raised by the members of PHWC of TPDC are: (a) the
proposed housing developments on “GB” zone with PR of up to 6.8 are not in
line with the planning intention of “GB” zone and would set an undesirable
precedent, and the government has not made enough effort to increase housing
land supply from brownfield sites in the meantime; (b) the planned
developments at Tsiu Hang, Pak Shek Kok and Shap Sz Heung should be taken
into account, and the effectiveness of the proposed traffic improvement
measures are doubtful in mitigating the existing traffic problems at the junction
of Sai Sha Road/Nin Wah Road/Nin Fung Road, and the bottlenecks at the road
and railway networks connecting Sha Tin, Tai Po and the North with the urban
areas, in particular Chak Cheung Street/Science Park Road roundabout, Tolo
Highway near Sha Tin Racecourse and Tate’s Cairn Highway near Sha Tin
Hospital, and the MTR University Station; (c) instead of public housing
developments, Sites A and B1 can be developed for job-related uses to promote
home-job balance; and (d) the proposed housing developments at Sites A and
B1 with PR of 6.8 and building height of 165mPD providing 3,480 flats for
9,750 persons will undermine the tranquil rural character, and generate
irreversible adverse visual, air ventilation, landscape and ecological impacts.

11.9 The PHWC passed a motion objecting Amendment Items A and B1
(Attachment XIVa).  A TPDC Member, on 14.7.2020, also submitted a
petition letter (Attachments XIVb) enclosing online questionnaires in standard
format with additional comments (197 objections, 2 no comment and 5
supporting comments), questionnaires in standard format with hand-written
comments (8 objections and 2 supports) and signature forms containing 260
signatures from the residents in Ma On Shan and Sai Kung North. Samples of
those questionnaires and signature forms are at Attachments XIVc to XIVe
and a full set of those questionnaires and signature forms have been deposited at
the meeting for Members’ reference. Two petition letters from the Incorporated
Owners of Villa Rhapsody 2  and Villa Concerto of Symphony Bay
(Attachments XIVf and XIVg), and a petition letter from Villa Rhapsody
Management Services Limited with signature forms containing 785 signatures2

(petition letter and sample of signature forms at Attachment XIVh and a full
set of the signature forms have been deposited at the meeting for Members’
reference) were also received after the consultation meeting on 14.7.2020.
Apart from those already mentioned in the above paragraphs, nearby residents

2 Petition letters also received by the Board
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and villagers are also concerned about the adverse traffic and environmental
impacts during the construction stage.

PlanD’s Responses

11.10 The Government has adopted a multi-pronged strategy to meet the pressing
need for housing land supply, including carrying out various land use reviews
on an on-going basis.  The “GB” sites proposed for housing developments are
located at the fringe of a large tract of “GB” zone, and are in proximity with
existing roads.  According to the findings of the EFS, it is concluded that there
is no insurmountable technical problem for development of the seven proposed
housing and GIC sites. Public housing at a PR of 6.8 is proposed at Sites A, B1
and D, and private housing at a PR of 3.6 is proposed at Site G, which is more
suitable for medium-density development, in order to achieve a balanced
development. Regarding the need for the fresh water and salt water service
reservoirs at Site F, paragraph 4.19 above is relevant.

11.11 Regarding the concerns on insufficient transport infrastructures, paragraphs 5.2
to 5.5 above are relevant. Access to Sites A and B1 as well as re-alignment and
upgrading of MOST Road have been proposed with laybys, which can cater for
public transport services such as bus, GMB and taxi, so as to facilitate easy
access to and from the proposed housing and school developments.  As for the
concerns on major trunk road infrastructure, as mentioned in paragraph 5.4
above, widening of the section of Tate’s Cairn Highway (South of Ma On Shan
Road) from three lanes to four lanes and road improvement works on critical
junctions would be implemented, thereby allowing them to operate within their
capacity. The Government will also investigate the improvement measures for
the Tate’s Cairn Highway across Shing Mun River.  Suggestions on new
strategic road and railway linkages have also been relayed to the Transport and
Housing Bureau for consideration.

11.12 The proposed developments and the associated works are located outside the
Ma On Shan Country Park. As mentioned in paragraphs 5.11, 5.13 and 5.14,
with the implementation of the proposed mitigation measures such as Wildlife
Crossing System and compensatory planting as well as good environment site
management, the overall ecological impact is considered not significant.

11.13 The proposed developments have also avoided the majority of the heritage
resources as they are excluded and separated by a buffer zone from the
engineering works areas for the housing developments. As mentioned in
paragraph 5.15, AMO considers the preliminary design of the proposed housing
development and the ancillary infrastructure works acceptable at this stage.
CEDD will also conduct a comprehensive heritage impact assessment in
consultation with AMO in the subsequent investigation and implementation
stage.
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11.14 As shown in Attachment X and explained in paragraphs 6.2 and 6.3, the
existing and planned provision of GIC facilities and open space are generally
adequate to meet the demand of the overall planned population in accordance
with the requirements of the HKPSG. The proposed public and private housing
developments have also incorporated a variety of social welfare facilities
including community care services facilities, residential care homes for the
elderly and child care centres, of which the actual provision would be further
considered by SWD in the planning and development process. As for the
provision of parking facilities, the latest parking standards of the HKPSG will
be made reference to.

11.15 Regarding the concerns on visual, air ventilation and landscape aspects,
paragraphs 5.6 to 5.11 above are relevant.  Appropriate mitigation measures
will be adopted to minimize potential impacts and detailed assessments will be
conducted in the detailed design and implementation stage also.

11.16 For the crops, fruit trees, graves, Kam Taps and temporary structures on
Government land that may be affected by the proposed developments, as
mentioned in paragraph 5.18 above, subject to further confirmation in the
subsequent stage, the clearance and compensation will be handled according to
established procedures.

11.17 In response to the motions passed by DHC of STDC at Attachment XIIa and
PHWC of TPDC at Attachment XIVa, DEVB issued a letter on 17.8.2020 to
each of the Committees (Attachments XVa and XVb) to further explain the
need for rezoning to meet the housing needs and inform both STDC and TPDC
that the Government decides to continue with the proposed rezoning and
submission to the Committee on 21.8.2020. Members of the public can submit
representations on the amendment items and provide comments on the
representations in accordance with the Town Planning Ordinance.

Departmental Consultation

11.18 The proposed amendments to the OZP have been circulated to the following
bureaux/departments for comment. No objection or adverse comments have
been received and their comments (if any) have been incorporated into the
proposed amendments to the OZP as appropriate.

(a) Secretary for Development;
(b) Head of Antiquities and Monuments Office;
(c) Secretary for Transport and Housing;
(d) Project Manager (North), CEDD;
(e) Principal Project Co-ordinator/Housing Projects 1, CEDD;
(f) District Lands Officer/Sha Tin, Lands Department;
(g) District Lands Officer/Tai Po, Lands Department;
(h) Director of Housing;
(i) Commissioner for Transport;
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(j) District Officer/Sha Tin, Home Affairs Department;
(k) District Officer/Tai Po, Home Affairs Department;
(l) Secretary for Education;
(m) Director of Environmental Protection;
(n) Chief Building Surveyor/New Territories East (2) and Rail, Buildings

Department;
(o) Chief Engineer/Mainland South, Drainage Services Department;
(p) Chief Engineer/Construction, Water Supplies Department;
(q) Director of Electrical and Mechanical Services;
(r) Director of Agriculture, Fisheries and Conservation;
(s) Director of Leisure and Cultural Services;
(t) Director of Social Welfare;
(u) Chief Highway Engineer/New Territories East, Highway Department;
(v) Head of Geotechnical Engineering Office, CEDD; and
(w) Chief Town Planner/Urban Design and Landscape, PlanD.

Public Consultation

11.19 If the proposed amendments are agreed by the Committee, the draft OZP (to be
renumbered to S/MOS/23 upon exhibition) and its Notes will be exhibited
under section 5 of the Ordinance for public inspection. Members of the public
can submit representations on the OZP to the Board during the two-month
statutory public inspection period.

12.    Decision Sought

Members are invited to:

(a) agree to the proposed amendments to the approved Ma On Shan OZP No.
S/MOS/22 as shown on the draft Ma On Shan OZP No. S/MOS/22A at
Attachment II (to be renumbered as S/MOS/23 upon exhibition) and its Notes
at Attachment III are suitable for exhibition for public inspection under section
5 of the Ordinance; and

(b) adopt the revised ES at Attachment IV for the draft Ma On Shan OZP No.
S/MOS/22A (to be renumbered as S/MOS/23) as an expression of the planning
intentions and objective of the Board for various land use zonings on the OZP
and the revised ES will be published together with the OZP.
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13.    Attachments

Attachment I Approved Ma On Shan OZP No. S/MOS/22 (reduced
scale)

Attachment II
Attachment III

Attachment IV

Draft Ma On Shan OZP No. S/MOS/22A
Revised Notes of Draft Ma On Shan OZP No.
S/MOS/22A
Revised Explanatory Statement of the Draft Ma On Shan
OZP No. S/MOS/22A

Attachments Va to Vc

Attachment VI

Conceptual Layout Plans for Amendment Items A, B1, D
and G
Final Report of the Engineering Feasibility Study

Attachments VIIa to VIIc
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Attachments XIa to XId

Attachments XIIa to XIId

Attachments XIIIa to VIIIb

Attachments XIVa to XIVh

Attachments XVa and XVb

Plans 1a to 1c
Plans 2a to 2d
Plans 3a to 3d
Plans 4a to 4e
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Sites and Proposed GIC Sites
Proposed Traffic Improvement Works
Summary of the Development Parameters of the
Amendment Sites
Provision of Major Community Facilities and Open Space
in Ma On Shan
Questionnaires Received through Sai Kung North Rural
Committee and a Comment Received from a Resident of
Cheung Muk Tau Village
Motions Passed by the Development and Housing
Committee (DHC) of Sha Tin District Council, Petition
Letters and Comment Received from STDC Members
Petition Letters from the Villagers of Ma On Shan Tsuen
and a STDC Member on Behalf of the Villagers
Motion Passed by the Planning, Housing and Works
Committee (PHWC) of Tai Po District Council, Petition
Letters and Questionnaires Received from a TPDC
Member, and Petition Letters Received from the
Incorporated Owners of Villa Rhapsody, the Incorporated
Owners of Villa Concerto of Symphony Bay and Villa
Rhapsody Management Services Limited
The Administration’s Letters to Development and
Housing Committee of Sha Tin District Council and
Planning, Housing and Works Committee of the Tai Po
District Council on 17.8.2020

Location Plans
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Attachment III of
RNTPC Paper No. 4/20

APPROVED  DRAFT MA ON SHAN OUTLINE ZONING PLAN NO. S/MOS/22A

(Being an Approved a Draft Plan for the Purposes of the Town Planning Ordinance)

NOTES

(N.B. These form part of the Plan)

(1) These Notes show the uses or developments on land falling within the boundaries of
the Plan which are always permitted and which may be permitted by the Town
Planning Board, with or without conditions, on application.  Where permission from
the Town Planning Board for a use or development is required, the application for such
permission should be made in a prescribed form.  The application shall be addressed to
the Secretary of the Town Planning Board, from whom the prescribed application form
may be obtained.

(2) Any use or development which is always permitted or may be permitted in accordance
with these Notes must also conform to any other relevant legislation, the conditions
of the Government lease concerned, and any other Government requirements, as may
be applicable.

(3) (a) No action is required to make the existing use of any land or building conform
to this Plan until there is a material change of use or the building is redeveloped.

 (b) Any material change of use or any other development (except minor alteration
and/or modification to the development of the land or building in respect of the
existing use which is always permitted) or redevelopment must be always
permitted in terms of the Plan or, if permission is required, in accordance with
the permission granted by the Town Planning Board.

 (c) For the purposes of subparagraph (a) above, “existing use of any land or
building” means-

(i) before the publication in the Gazette of the notice of the first statutory
plan covering the land or building (hereafter referred as ‘the first plan’),

� a use in existence before the publication of the first plan which has
continued since it came into existence; or

� a use or a change of use approved under the Buildings Ordinance
which relates to an existing building; and

(ii) after the publication of the first plan,

� a use permitted under a plan which was effected during the effective
period of that plan and has continued since it was effected; or
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� a use or a change of use approved under the Buildings Ordinance

which relates to an existing building and permitted under a plan
prevailing at the time when the use or  change of use was approved.

 (4) Except as otherwise specified by the Town Planning Board, when a use or material
change of use is effected or a development or redevelopment is undertaken, as always
permitted in terms of the Plan or in accordance with a permission granted by the Town
Planning Board, all permissions granted by the Town Planning Board in respect of the
site of the use or material change of use or development or redevelopment shall lapse.

(5) Road junctions, alignments of roads and railway tracks, and boundaries between zones
may be subject to minor adjustments as detailed planning proceeds.

(6) Temporary uses (expected to be 5 years or less) of any land or building are always
permitted as long as they comply with any other relevant legislation, the conditions of
the Government lease concerned, and any other Government requirements, and there
is no need for these to conform to the zoned use or these Notes.  For temporary uses
expected to be over 5 years, the uses must conform to the zoned use or these Notes.

(7) The following uses or developments are always permitted on land falling within the
boundaries of the Plan except (a) where the uses or developments are specified in
Column 2 of the Notes of individual zones or (b) as provided in paragraph (8) in
relation to areas zoned “Site of Special Scientific Interest” or “Conservation Area”:

(a) provision, maintenance or repair of plant nursery, amenity planting, open space,
rain shelter, refreshment kiosk, road, bus/public light bus stop or lay-by, cycle
track, Mass Transit Railway entrance, Mass Transit Railway structure below
ground level, taxi rank, nullah, public utility pipeline, electricity mast, lamp
pole, telephone booth, telecommunications radio base station, automatic teller
machine and shrine;

(b) geotechnical works, local public works, road works, sewerage works, drainage
works, environmental improvement works, marine related facilities, waterworks
(excluding works on service reservoir) and such other public works co-
ordinated or implemented by Government; and

(c) maintenance or repair of watercourse and grave.

(8) In areas zoned “Site of Special Scientific Interest” or “Conservation Area”,

(a) the following uses or developments are always permitted:

(i) maintenance or repair of plant nursery, amenity planting, sitting out area,
rain shelter, refreshment kiosk, road, watercourse, nullah, public utility
pipeline, electricity mast, lamp pole, telephone booth, shrine and grave;
and

(ii) geotechnical works, local public works, road works, sewerage works,
drainage works, environmental improvement works, marine related
facilities, waterworks (excluding works on service reservoir) and such
other public works co-ordinated or implemented by Government; and
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(b) the following uses or developments require permission from the Town Planning

Board:

provision of plant nursery, amenity planting, sitting out area, rain shelter,
refreshment kiosk, footpath, public utility pipeline, electricity mast, lamp pole,
telephone booth and shrine.

(9) In any area shown as ‘Road’, all uses or developments except those specified in
paragraph (7) above and those specified below require permission from the Town
Planning Board:

 toll plaza, on-street vehicle park and railway track.

(10) Unless otherwise specified, all building, engineering and other operations incidental to
and all uses directly related and ancillary to the permitted uses and developments
within the same zone are always permitted and no separate permission is required.

(11) In these Notes,

“existing building” means a building, including a structure, which is physically
existing and is in compliance with any relevant legislation, and the conditions of the
Government lease concerned.

“New Territories Exempted House” means a domestic building other than a
guesthouse or a hotel; or a building primarily used for habitation, other than a
guesthouse or a hotel, the ground floor of which may be used as ‘Shop and Services’
or ‘Eating Place’, the building works in respect of which are exempted by a certificate of
exemption under Part III of the Buildings Ordinance (Application to the New
Territories) Ordinance (Cap. 121).
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COMMERCIAL

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

Ambulance Depot
Commercial Bathhouse/
 Massage Establishment
Eating Place
Educational Institution
Exhibition or Convention Hall
Government Use (not elsewhere specified)
Hotel
Information Technology and
 Telecommunications Industries
Institutional Use (not elsewhere specified)
Library
Market
Off-course Betting Centre
Office
Place of Entertainment
Place of Recreation, Sports or Culture
Private Club
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park
 (excluding container vehicle)
Recyclable Collection Centre
Religious Institution
School
Shop and Services
Social Welfare Facility
Training Centre
Utility Installation for Private Project

Broadcasting, Television and/or Film Studio
Flat
Government Refuse Collection Point
Hospital
House
Petrol Filling Station
Residential Institution

Planning Intention

This zone is intended primarily for commercial developments, which may include shop,
services, place of entertainment and eating place, functioning mainly as local shopping
centre serving the immediate neighbourhood.

(Please see next page)



-  2  -               S/MOS/22A

COMMERCIAL (Cont’d)

Remarks

(a)   No new development, or addition, alteration and/or modification to or redevelopment
of an existing building shall result in a total development and/or redevelopment in
excess of the maximum building height in terms of metres above Principal Datum as
stipulated on the Plan, or the height of the existing building, whichever is the greater.

(b)  No new development, or addition, alteration and/or modification to or redevelopment
of an existing building shall result in a total development and/or redevelopment in
excess of a maximum plot ratio of 3.0 or the plot ratio of the existing building,
whichever is the greater.

(c)  In determining the maximum plot ratio for the purposes of paragraph (b) above, any
floor space that is constructed or intended for use solely as car park,
loading/unloading bay, plant room and caretaker’s office, provided such uses and
facilities are ancillary and directly related to the development or redevelopment, may
be disregarded.

(d) Where the permitted plot ratio as defined in Building (Planning) Regulations is
permitted to be exceeded in circumstances as set out in Regulation 22(1) or (2) of the
said Regulations, the plot ratio for the building on land to which paragraph (b) applies
may be increased by the additional plot ratio by which the permitted plot ratio is
permitted to be exceeded under and in accordance with the said Regulation 22(1) or
(2), notwithstanding that the relevant maximum plot ratio specified in paragraph (b)
above may thereby be exceeded.

(e) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height and/or plot ratio restrictions stated in paragraphs (a)
and (b) above may be considered by the Town Planning Board on application under
section 16 of the Town Planning Ordinance.

(f) Under exceptional circumstances, for developments and/or redevelopments, minor
relaxation of the non-building area restrictions as shown on the Plan may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.
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COMPREHENSIVE DEVELOPMENT AREA

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

Ambulance Depot
Broadcasting, Television and/or
 Film Studio
Commercial Bathhouse/
 Massage Establishment
Eating Place
Educational Institution
Exhibition or Convention Hall
Field Study/Education/Visitor Centre
Flat
Government Refuse Collection Point
Government Use (not elsewhere specified)
Hotel
House
Institutional Use (not elsewhere specified)
Library
Market
Off-course Betting Centre
Office
Petrol Filling Station
Pier
Place of Entertainment
Place of Recreation, Sports or Culture
Private Club
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park (excluding
 container vehicle)
Recyclable Collection Centre
Religious Institution
Residential Institution
School
Shop and Services
Social Welfare Facility
Training Centre
Utility Installation for Private Project

(Please see next page)
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COMPREHENSIVE DEVELOPMENT AREA (Cont’d)

Planning Intention

This zone is intended for comprehensive development/redevelopment of the area for
recreational, residential and/or commercial uses with the provision of open space and other
supporting facilities.  The zoning is to facilitate appropriate planning control over the
development mix, scale, design and layout of development, taking account of various
environmental, traffic, infrastructure and other constraints.

Remarks

(a) Pursuant to Section 4A(2) of the Town Planning Ordinance, and except as otherwise
expressly provided that it is not required by the Town Planning Board, an applicant
for permission for development on land designated “Comprehensive Development
Area” shall prepare a Master Layout Plan for the approval of the Town Planning
Board and include therein the following information:

(i) the area of the proposed land uses, the nature, position, dimensions, and heights
of all buildings to be erected in the area;

(ii) the proposed total site area and gross floor area (GFA) for various uses, total
number of flats and flat size, where applicable;

(iii) the details and extent of Government, institution or community (GIC) and
recreational facilities, public transport and parking facilities, and open space to
be provided within the area;

(iv) the alignment, widths and levels of any roads proposed to be constructed within
the area;

(v) the urban design, landscaping and tree preservation proposals within the area;

(vi) programmes of development in detail;

(vii) an environmental assessment report including an ecological assessment to
examine any possible environmental problems that may be caused to or by the
proposed development during and after construction and the proposed
mitigation measures to tackle them;

(viii) a drainage and sewerage impact assessment report to examine any possible
drainage and sewerage problems that may be caused by the proposed
development and the proposed mitigation measures to tackle them;

(ix) a traffic impact assessment report to examine any possible traffic problems that
may be caused by the proposed development and the proposed mitigation
measures to tackle them;

(Please see next page)
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COMPREHENSIVE DEVELOPMENT AREA (Cont’d)

Remarks (Cont’d)

(x) a visual impact assessment report to examine any possible visual impacts that
may be caused by the proposed development and the proposed mitigation
measures to tackle them;

(xi) an air ventilation assessment report to examine any possible air ventilation
problems that may be caused by the proposed development and the proposed
mitigation measures to tackle them; and

(xii) such other information as may be required by the Town Planning Board.

(b) The Master Layout Plan should be supported by an explanatory statement which
contains an adequate explanation of the development proposal, including such
information as land tenure, relevant lease conditions, existing conditions of the site,
the character of the site in relation to the surrounding areas, principles of layout
design, major development parameters, design population, types of GIC facilities, and
recreational and open space facilities.

(c) On land designated “Comprehensive Development Area (1)”, no new development, or
addition, alteration and/or modification to or redevelopment of an existing building in
Area (a) shall result in a total development and/or redevelopment in excess of a
maximum domestic plot ratio of 3, a maximum non-domestic GFA of 10,000m2, and a
maximum building height in terms of number of storeys or metres above Principal
Datum as stipulated on the Plan, or the plot ratio and height of the existing building,
whichever is the greater .  No building development is permitted in Area (b).  A
“stepped height” building profile descending from the southern part to the northern
part of the site is required.

(d) On land designated “Comprehensive Development Area (2)”, no new development, or
addition, alteration and/or modification to or redevelopment of an existing building
shall result in a total development and/or redevelopment in excess of a maximum
GFA of 40,000m2 and a maximum building height in terms of metres above Principal
Datum as stipulated on the Plan, or the GFA and height of the existing building,
whichever is the greater.

(e) On land designated “Comprehensive Development Area (3)”, no new development, or
addition, alteration and/or modification to or redevelopment of an existing building
shall result in a total development and/or redevelopment in excess of a maximum
GFA of 30,000m2 and a maximum building height in terms of number of storeys or
metres above Principal Datum as stipulated on the Plan, or the GFA and height of the
existing building, whichever is the greater.

(Please see next page)
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COMPREHENSIVE DEVELOPMENT AREA (Cont’d)

Remarks (Cont’d)

(f) In determining the maximum plot ratio/GFA for the purposes of paragraphs (c) to (e)
above, any floor space that is constructed or intended for use solely as car park,
loading/unloading bay, plant room and caretaker’s office, or caretaker’s quarters and
recreational facilities for the use and benefit of all the owners or occupiers of the
domestic building or domestic part of the building, provided such uses and facilities
are ancillary and directly related to the development or redevelopment, may be
disregarded.  Any floor space that is constructed or intended for use solely as school
or Government, institution or community GIC facilities, as required by the
Government, may also be disregarded.

 (g) In determining the maximum domestic plot ratio for the purpose of paragraph (c)
above, area of any part of Area (a) that is occupied or intended to be occupied by free-
standing purpose-designed schools as may be required by the Government, and Area
(b) shall be deducted in calculating the relevant site area.

(h) In determining the maximum number of storeys for the purposes of paragraphs (c) and
(e) above, any basement floor(s) may be disregarded.

(i) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the plot ratio/GFA/building height restrictions stated in paragraphs (c) to
(e) above may be considered by the Town Planning Board on application under
section 16 of the Town Planning Ordinance.
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RESIDENTIAL (GROUP A)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

Ambulance Depot
Flat
Government Use (not elsewhere specified)
House
Library
Market
Place of Recreation, Sports or Culture
Public Clinic
Public Transport Terminus or Station
 (excluding open-air terminus or station)
Public Vehicle Park

(excluding container vehicle)
(on land designated “R(A)11” only)

Residential Institution
School (in free-standing purpose-designed
 building only)
Social Welfare Facility
Utility Installation for Private Project

Commercial Bathhouse/
 Massage Establishment
Eating Place
Educational Institution
Exhibition or Convention Hall
Government Refuse Collection Point
Hospital
Hotel
Institutional Use (not elsewhere specified)
Office
Petrol Filling Station
Place of Entertainment
Private Club
Public Convenience
Public Transport Terminus or Station
 (not elsewhere specified)
Public Utility Installation
Public Vehicle Park

 (excluding container vehicle)
(not elsewhere specified)

Religious Institution
School (not elsewhere specified)
Shop and Services (not elsewhere specified)
Training Centre

(Please see next page)
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RESIDENTIAL (GROUP A) (Cont’d)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

In addition, the following uses are always permitted
(a) on the lowest three floors of a building, taken to
include basements; or (b) in the purpose-designed
non-residential portion of an existing building, both
excluding floors containing wholly or mainly car
parking, loading/unloading bays and/or plant room:

Eating Place
Educational Institution
Institutional Use (not elsewhere specified)
Off-course Betting Centre
Office
Place of Entertainment
Private Club
Public Convenience
Recyclable Collection Centre
School
Shop and Services
Training Centre

Planning Intention

This zone is intended primarily for high-density residential developments.  Commercial uses
are always permitted on the lowest three floors of a building or in the purpose-designed non-
residential portion of an existing building.

Remarks

(a) No new development, or addition, alteration and/or modification to or redevelopment
of an existing building shall result in a total development and/or redevelopment in
excess of the maximum building height in terms of number of storeys or metres above
Principal Datum as stipulated on the Plan, or the height of the existing building,
whichever is the greater.

(Please see next page)
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RESIDENTIAL (GROUP A) (Cont’d)

Remarks (Cont’d)

(b) On land designated “R(A)”, no new development of or redevelopment to a domestic
or non-domestic building shall result in a total development and/or redevelopment in
excess of a maximum domestic plot ratio of 5, or a maximum non-domestic plot ratio
of 9.5, as the case may be. For new development of or redevelopment to a building
that is partly domestic and partly non-domestic, the plot ratio for the domestic part of
the building shall not exceed the product of the difference between the maximum non-
domestic plot ratio of 9.5 and the actual non-domestic plot ratio proposed for the
building and the maximum domestic plot ratio of 5 divided by the maximum non-
domestic plot ratio of 9.5.

(c) On land designated “R(A)”, no addition, alteration and/or modification to or
redevelopment of an existing building shall result in a total development and/or
redevelopment in excess of the relevant maximum domestic and/or non-domestic plot
ratio(s) stated in paragraph (b) above, or the domestic and/or non-domestic plot
ratio(s) of the existing building, whichever is the greater, subject to, as applicable –

(i) the plot ratio(s) of the existing building shall apply only if any addition,
alteration and/or modification to or redevelopment of an existing building is for
the same type of building as the existing building, i.e. domestic, non-domestic,
or partly domestic and partly non-domestic building; or

(ii) the maximum domestic and/or non-domestic plot ratio(s) stated in paragraph (b)
above shall apply if any addition, alteration and/or modification to or
redevelopment of an existing building is not for the same type of building as the
existing building, i.e. domestic, non-domestic, or partly domestic and partly non-
domestic building.

(d) On land designated “R(A)1”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum plot ratio of 3, or the plot
ratio of the existing building, whichever is the greater.

(e) On land designated “R(A)2”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum plot ratio of 3.8, or the
plot ratio of the existing building, whichever is the greater.

(f) On land designated “R(A)3”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum plot ratio of 4.6, or the
plot ratio of the existing building, whichever is the greater.

(Please see next page)
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RESIDENTIAL (GROUP A) (Cont’d)

Remarks (Cont’d)

(g) On land designated “R(A)4”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum domestic gross floor area
(GFA) of 54,544m2 and a maximum non-domestic GFA of 7,620m2, or the GFA of
the existing building, whichever is the greater.

(h) On land designated “R(A)5”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum domestic GFA of
57,300m2 and a maximum non-domestic GFA of 30,000m2, or the GFA of the
existing building, whichever is the greater.

(i) On land designated “R(A)6”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum domestic GFA of
40,400m2 and a maximum non-domestic GFA of 5,650m2, or the GFA of the existing
building, whichever is the greater.

(j) On land designated “R(A)7”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum domestic GFA of
114,618m2 and a maximum non-domestic GFA of 50,240m2, or the GFA of the
existing building, whichever is the greater.

(k) On land designated “R(A)8”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum domestic plot ratio of 6
and a maximum non-domestic plot ratio of 0.5, or the plot ratio of the existing
building, whichever is the greater.

(l) On land designated “R(A)9”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum domestic plot ratio of 5.5
and a maximum non-domestic plot ratio of 0.3, or the plot ratio of the existing
building, whichever is the greater.

(m) On land designated “R(A)10”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum plot ratio of 6, or the plot
ratio of the existing building, whichever is the greater.

(Please see next page)
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RESIDENTIAL (GROUP A) (Cont’d)

Remarks (Cont’d)

(n) On land designated “R(A)11”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum plot ratio of 6.8, or the
plot ratio of the existing building, whichever is the greater.

(n) (o) In determining the maximum plot ratio for the purposes of paragraphs (b) to (f) and
(k) to (n) above, the area of any part of the site that is occupied or intended to be
occupied by free-standing purpose-designed buildings (including both developed on
ground and on podium level) solely for accommodating Government, institution or
community (GIC) facilities including school(s) as may be required by Government
shall be deducted from calculation of the site area.

(o) (p) In determining the maximum plot ratio/GFA for the purposes of paragraphs (b) to (m)
(n) above, any floor space that is constructed or intended for use solely as car park,
loading/unloading bay, plant room and caretaker’s office, or caretaker’s quarters and
recreational facilities for the use and benefit of all the owners or occupiers of the
domestic building or domestic part of the building, provided such uses and facilities
are ancillary and directly related to the development or redevelopment, may be
disregarded.

(q) In determining the maximum plot ratio for the purposes of paragraph (n) above, any
floor space that is constructed or intended for use solely as public vehicle park and
GIC facilities, as required by the Government may be disregarded.

(p) (r) Where the permitted plot ratio/GFA as defined in Building (Planning) Regulations is
permitted to be exceeded in circumstances as set out in Regulation 22(1) or (2) of the
said Regulations, the plot ratio/GFA for the building on land to which paragraphs (b)
to (m) (n) above applies may be increased by the additional plot ratio by which the
permitted plot ratio is permitted to be exceeded under and in accordance with the said
Regulation 22(1) or (2), notwithstanding that the relevant maximum plot ratio/GFA
specified in paragraphs (b) to (m) (n) above may thereby be exceeded.

(q) (s) In determining the maximum number of storeys for the purposes of paragraph (a)
above, any basement floor(s) may be disregarded.

(r) (t) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height and/or plot ratio/GFA restrictions stated in
paragraphs (a) to (m) (n) above may be considered by the Town Planning Board on
application under section 16 of the Town Planning Ordinance.

(s) (u) Under exceptional circumstances, for developments and/or redevelopments, minor
relaxation of the non-building area restrictions as shown on the Plan may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.
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RESIDENTIAL (GROUP B)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

Flat
Government Use (Police Reporting Centre,
 Post Office only)
House
Library
Residential Institution
School (in free-standing purpose-designed
 building only)
Social Welfare Facility

(on land designated “R(B)6” only)
Utility Installation for Private Project

Ambulance Depot
Eating Place
Educational Institution
Government Refuse Collection Point
Government Use (not elsewhere specified)
Hospital
Hotel
Institutional Use (not elsewhere specified)
Market
Off-course Betting Centre
Office
Petrol Filling Station
Place of Entertainment
Place of Recreation, Sports or Culture
Private Club
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park
 (excluding container vehicle)
Recyclable Collection Centre
Religious Institution
School (not elsewhere specified)
Shop and Services
Social Welfare Facility (not elsewhere specified)
Training Centre

Planning Intention

This zone is intended primarily for medium-density residential developments where
commercial uses serving the residential neighbourhood may be permitted on application to
the Town Planning Board.

(Please see next page)
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RESIDENTIAL (GROUP B) (Cont’d)

Remarks

(a) No new development, or addition, alteration and/or modification to or redevelopment
of an existing building shall result in a total development and/or redevelopment in
excess of the maximum building height in terms of metres above Principal Datum as
stipulated on the Plan, or the height of the existing building, whichever is the greater.

(b) On land designated “R(B)1”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum plot ratio of 3, or the plot
ratio of the existing building, whichever is the greater.

(c) On land designated “R(B)2”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum plot ratio of 5, or the plot
ratio of the existing building, whichever is the greater.

(d) On land designated “R(B)3”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum gross floor area (GFA) of
8,910m2, or the GFA of the existing building, whichever is the greater.

(e) On land designated “R(B)4”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum GFA of 15,500m2, or the
GFA of the existing building, whichever is the greater.

(f) On land designated “R(B)5”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum plot ratio of 3.6, or the
plot ratio of the existing building, whichever is the greater.

(g) On land designated “R(B)6”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum plot ratio of 3.6, or the
plot ratio of the existing building, whichever is the greater. In determining the
maximum plot ratio, any floor space that is constructed or intended for use solely as
GIC facilities, as required by the Government may be disregarded.

(g) (h)  In determining the maximum plot ratio/GFA for the purposes of paragraphs (b) to (e)
(g) above, any floor space that is constructed or intended for use solely as car park,
loading/unloading bay, plant room and caretaker’s office, or caretaker’s quarters and
recreational facilities for the use and benefit of all the owners or occupiers of the
domestic building or domestic part of the building, provided such uses and facilities
are ancillary and directly related to the development or redevelopment, may be
disregarded.

(Please see next page)
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RESIDENTIAL (GROUP B) (Cont’d)

Remarks

(h) (i) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height and/or plot ratio/GFA restrictions stated in
paragraphs (a) to (f) (g) above may be considered by the Town Planning Board on
application under section 16 of the Town Planning Ordinance.
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RESIDENTIAL (GROUP C)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

Flat
Government Use (Police Reporting Centre,
 Post Office only)
House
Utility Installation for Private Project

Ambulance Depot
Eating Place
Educational Institution
Government Refuse Collection Point
Government Use (not elsewhere specified)
Hospital
Hotel
Institutional Use (not elsewhere specified)
Library
Petrol Filling Station
Place of Recreation, Sports or Culture
Private Club
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park
 (excluding container vehicle)
Recyclable Collection Centre
Religious Institution
Residential Institution
School
Shop and Services
Social Welfare Facility
Training Centre

Planning Intention

This zone is intended primarily for low-rise, low-density residential developments where
commercial uses serving the residential neighbourhood may be permitted on application to
the Town Planning Board.

(Please see next page)
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RESIDENTIAL (GROUP C) (Cont’d)

Remarks

(a) On land designated “Residential (Group C)1”, no new development, or addition,
alteration and/or modification to or redevelopment of an existing building shall result
in a total development and/or redevelopment in excess of a maximum plot ratio of 1.0
and a maximum building height of 36mPD, or the plot ratio and height of the existing
building, whichever is the greater.

(b) On land designated “Residential (Group C)2”, no new development, or addition,
alteration and/or modification to or redevelopment of an existing building shall result
in a total development and/or redevelopment in excess of a maximum plot ratio of 1.5
and a maximum building height of 55mPD, or the plot ratio and height of the existing
building, whichever is the greater.

(c) On land designated “Residential (Group C)3”, no new development, or addition,
alteration and/or modification to or redevelopment of an existing building shall result
in a total development and/or redevelopment in excess of a maximum plot ratio of 2.4
and a maximum building height of 40mPD, or the plot ratio and height of the existing
building, whichever is the greater.

(d) In determining the maximum plot ratio for the purposes of paragraphs (a) to (c) above,
any floor space that is constructed or intended for use solely as car park,
loading/unloading bay, plant room and caretaker’s office, or caretaker’s quarters and
recreational facilities for the use and benefit of all the owners or occupiers of the
domestic building or domestic part of the building, provided such uses and facilities are
ancillary and directly related to the development or redevelopment, may be
disregarded.

(e) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the plot ratio/building height restrictions stated in paragraphs (a) to (c)
above may be considered by the Town Planning Board on application under section 16
of the Town Planning Ordinance.
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VILLAGE TYPE DEVELOPMENT

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

Agricultural Use
Government Use (Police Reporting Centre,
 Post Office only)
House (New Territories Exempted

House only)
On-Farm Domestic Structure
Religious Institution (Ancestral Hall only)
Rural Committee/Village Office

Eating Place
Flat
Government Refuse Collection Point
Government Use (not elsewhere specified)#
House (not elsewhere specified)
Institutional Use (not elsewhere specified)#
Market
Petrol Filling Station
Place of Recreation, Sports or Culture
Private Club
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation#
Public Vehicle Park
 (excluding container vehicle)
Religious Institution (not elsewhere specified)#
Residential Institution#
School#
Shop and Services
Social Welfare Facility#
Utility Installation for Private Project

In addition, the following uses are always
permitted on the ground floor of a New
Territories Exempted House:

Eating Place
Library
School
Shop and Services

(Please see next page)
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VILLAGE TYPE DEVELOPMENT (Cont’d)

Planning Intention

The planning intention of this zone is to designate both existing recognized villages and areas
of land considered suitable for village expansion.  Land within this zone is primarily intended
for development of Small Houses by indigenous villagers.  It is also intended to concentrate
village type development within this zone for a more orderly development pattern, efficient
use of land and provision of infrastructures and services.  Selected commercial and
community uses serving the needs of the villagers and in support of the village development
are always permitted on the ground floor of a New Territories Exempted House.  Other
commercial, community and recreational uses may be permitted on application to the Town
Planning Board.

Remarks

(a) No new development, or addition, alteration and/or modification to or redevelopment
of an existing building (except development or redevelopment to those annotated with
#) shall result in a total development and/or redevelopment in excess of a maximum
building height of 3 storeys (8.23m) or the height of the existing building, whichever is
the greater.

(b) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restriction stated in paragraph (a) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.



-  19  -               S/MOS/22A

GOVERNMENT, INSTITUTION OR COMMUNITY

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

Ambulance Depot
Animal Quarantine Centre (in Government

building only)
Broadcasting, Television and/or Film Studio
Cable Car Route and Terminal Building
Eating Place (Canteen, Cooked Food
  Centre only)
Educational Institution
Exhibition or Convention Hall
Field Study/Education/Visitor Centre
Government Refuse Collection Point
Government Use (not elsewhere specified)
Hospital
Institutional Use (not elsewhere specified)
Library
Market
Pier
Place of Recreation, Sports or Culture
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park
 (excluding container vehicle)
Recyclable Collection Centre
Religious Institution
Research, Design and Development Centre
Rural Committee/Village Office
School
Service Reservoir
Social Welfare Facility
Training Centre
Wholesale Trade

Animal Boarding Establishment
Animal Quarantine Centre (not elsewhere

specified)
Columbarium
Correctional Institution
Crematorium
Driving School
Eating Place (not elsewhere specified)
Flat
Funeral Facility
Helicopter Landing Pad
Holiday Camp
Hotel
House
Marine Fuelling Station
Off-course Betting Centre
Office
Petrol Filling Station
Place of Entertainment
Private Club
Radar, Telecommunications Electronic

Microwave Repeater, Television and/or
Radio Transmitter Installation

Refuse Disposal Installation
 (Refuse Transfer Station only)
Residential Institution
Sewage Treatment/Screening Plant
Shop and Services (not elsewhere specified)
Utility Installation for Private Project
Zoo

Planning Intention

This zone is intended primarily for the provision of Government, institution or community
facilities serving the needs of the local residents and/or a wider district, region or the territory.
It is also intended to provide land for uses directly related to or in support of the work of the
Government, organizations providing social services to meet community needs, and other
institutional establishments.

(Please see next page)
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GOVERNMENT, INSTITUTION OR COMMUNITY (Cont’d)

Remarks

(a) No new development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in a total development and/or redevelopment in excess
of the maximum building height in terms of number of storeys or metres above
Principal Datum as stipulated on the Plan, or the height of the existing building,
whichever is the greater.

(b) In determining the maximum number of storeys for the purposes of paragraph (a) above,
any basement floor(s) may be disregarded.

(c) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restrictions stated in paragraph (a) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.
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RECREATION

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

Agricultural Use
Barbecue Spot
Field Study/Education/Visitor Centre
Government Use (Police
 Reporting Centre only)
Holiday Camp
On-Farm Domestic Structure
Picnic Area
Public Convenience
Tent Camping Ground

Animal Boarding Establishment
Broadcasting, Television and/or Film Studio
Cable Car Route and Terminal Building
Eating Place
Golf Course
Government Refuse Collection Point
Government Use (not elsewhere specified)
Helicopter Landing Pad
Hotel
Marina
Pier
Place of Recreation, Sports or Culture
Place of Entertainment
Private Club
Public Utility Installation
Public Vehicle Park
 (excluding container vehicle)
Religious Institution
Residential Institution
Shop and Services
Theme Park
Utility Installation for Private Project
Zoo

Planning Intention

This zone is intended primarily for comprehensive recreational developments for the use of
the general public.  It encourages the development of sports, active and/or passive recreation
and tourism/eco-tourism.  Major recreational/sports facilities and uses in support of the
recreational developments may be permitted subject to planning permission.

Remarks

(a) No development shall result in a total development in excess of a maximum building
height in terms of number of storeys or metres above Principal Datum as stipulated on
the Plan, or the height of the existing building, whichever is the greater.

(b) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restrictions stated in paragraph (a) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.



-  22  -               S/MOS/22A

OPEN SPACE

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

Aviary
Barbecue Spot
Bathing Beach
Field Study/Education/Visitor Centre
Park and Garden
Pavilion
Pedestrian Area
Picnic Area
Playground/Playing Field
Promenade
Public Convenience
Sitting Out Area
Zoo

Cable Car Route and Terminal Building
Eating Place
Government Refuse Collection Point
Government Use (not elsewhere specified)
Holiday Camp
Pier
Place of Entertainment
Place of Recreation, Sports or Culture
Private Club
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park
 (excluding container vehicle)
Religious Institution
Service Reservoir
Shop and Services
Tenting Camping Ground
Utility Installation for Private Project

Planning Intention

This zone is intended primarily for the provision of outdoor open-air public space for active
and/or passive recreational uses serving the needs of local residents as well as the general
public.
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OTHER SPECIFIED USES

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

For “Pier” only

Government Use
Pier

Eating Place
Marine Fuelling Station
Office
Shop and Services (not elsewhere specified)

Planning Intention

This zone is primarily to provide land for pier use.

Remarks

(a) Kiosks not greater than 10m2 each in area and not more than 10 in number for use as
shop and services are considered as ancillary to “Pier” use.

 (b) No new development, or addition, alteration and/or modification to or redevelopment
of an existing building shall result in a total development and/or redevelopment in
excess of the maximum building height in terms of number of storeys as stipulated on
the Plan, or the height of the existing building, whichever is the greater.

(c) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restrictions mentioned in paragraph (b) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

For “Hotel” only

Hotel Eating Place
Exhibition or Convention Hall
Government Use
Place of Entertainment
Private Club
Shop and Services

Planning Intention

This zone is primarily to provide land for hotel use.

Remarks

(a) No new development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in a total development and/or redevelopment in excess
of a maximum plot ratio of 7.0 and a maximum building height of 50mPD, or the plot
ratio and height of the existing building, whichever is the greater.

(b) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height and/or plot ratio restrictions stated in paragraph (a)
above may be considered by the Town Planning Board on application under section 16
of the Town Planning Ordinance.

 (Please see next page)



-  25  -               S/MOS/22A

OTHER SPECIFIED USES (Cont’d)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

For “Railway Station and Public Transport Interchange with
Commercial/Residential Development” only

Ambulance Depot
Eating Place
Educational Institution (in a commercial
 building or in the purpose-designed
 non-residential portion@ of an existing
 building only)
Exhibition or Convention Hall
Flat
Government Use (not elsewhere specified)
Information Technology and
 Telecommunications Industries
 (in a commercial building or in the
 purpose-designed non-residential
 portion@ of an existing building only)
Library
Market
Off-course Betting Centre
Office
Place of Entertainment
Place of Recreation, Sports or Culture
Private Club
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park (excluding container vehicle)
Railway Station
Religious Institution
Residential Institution
School (in free-standing purpose-designed
 school building, in a commercial
 building or in the purpose-designed
 non-residential portion@ of an existing
 building only)
Shop and Services
Social Welfare Facility
Training Centre
Utility Installation for Private Project
Wholesale Trade

Broadcasting, Television and/or Film Studio
Commercial Bathhouse/
  Massage Establishment
Educational Institution (not elsewhere

specified)
Government Refuse Collection Point
Institutional Use (not elsewhere specified)
Petrol Filling Station
Recyclable Collection Centre
School (not elsewhere specified)

@ Excluding floors containing wholly or mainly car parking, loading/unloading bay
 and/or plant room

 (Please see next page)
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OTHER SPECIFIED USES (Cont’d)

For “Railway Station and Public Transport Interchange with
Commercial/Residential Development” only (Cont’d)

Planning Intention

This zone is primarily to provide land for railway station and a public transport interchange
with commercial/residential development.

Remarks

(a)  No new development, or addition, alteration and/or modification to or redevelopment
of an existing building shall result in a total development and/or redevelopment in
excess of the maximum building height in terms of metres above Principal Datum as
stipulated on the Plan, or the height of the existing building, whichever is the greater.

(b) No new development, or addition, alteration and/or modification to or redevelopment
of an existing building shall result in a total development and/or redevelopment in
excess of a maximum domestic gross floor area (GFA) of 168,650m2, a maximum non-
domestic GFA of 4,000m2  and a maximum  GFA of 15,066m2 for the public transport
interchange, or the GFA of the existing building, whichever is the greater.

(c)  In determining the maximum GFA for the purposes of paragraph (b) above, any floor
space that is constructed or intended for use solely as car park, loading/unloading bay,
plant room and caretaker’s office, or caretaker’s quarters and recreational facilities for
the use and benefit of all the owners or occupiers of the domestic building or domestic
part of the building, provided such uses and facilities are ancillary and directly related
to the development or redevelopment, may be disregarded.  Any floorspace that is
constructed or intended for use solely as railway station development, as required by
the Government, may also be disregarded.

(d) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height and/or GFA restrictions stated in paragraphs (a) and
(b) above may be considered by the Town Planning Board on application under section
16 of the Town Planning Ordinance.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

For “Educational and Recreational Development” only

Field Study/Education/Visitor Centre
Government Use (Police Reporting Centre

only)
Park and Garden
Picnic Area
Playground/Playing Field
Public Convenience

Government Use (not elsewhere specified)
Pier
Place of Recreation, Sports or Culture
Public Utility Installation
Public Vehicle Park
 (excluding container vehicle)
Religious Institution
School
Utility Installation for Private Project

Planning Intention

This zone is primarily to provide land for educational and recreational development.

Remarks

(a) An applicant for permission for development on land designated “Other Specified
Uses” annotated “Educational and Recreational Development” shall prepare a layout
plan for the approval of the Town Planning Board and include therein the following
information:

(i) the area of the proposed land uses, the nature, positions, dimensions and
heights of all buildings to be erected in the area;

(ii) the proposed total site area and gross floor area for various uses;

(iii) the details and extent of Government, institution or community and
recreational facilities, public transport and parking facilities, and open space to
be provided within the area;

(iv) the alignments, widths and levels of any roads and pedestrian linkages
proposed to be constructed within the area;

(v) the landscaping and urban design proposals within the area;

(vi) programmes of development in detail; and

(vii) any other information as required by the Town Planning Board.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

For “Educational and Recreational Development” only (Cont’d)

Remarks (Cont’d)

(b) No new development, or addition, alteration and/or modification to or redevelopment
of an existing building shall result in a total development and/or redevelopment in
excess of a maximum gross floor area of 17,800m2 and a maximum building height of
seven storeys.

(c) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the gross floor area/building height restrictions stated in paragraph (b)
above may be considered by the Town Planning Board on application under section 16
of the Town Planning Ordinance.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

For “Pedestrian Link with Retail Facilities” only

As specified on the Plan
Shop and Services

Planning Intention

This zone is primarily intended for the provision of a pedestrian link connecting the public
housing developments on both sides of Ma On Shan Road.  Retail facilities can be provided
in the pedestrian link to help create a better walking experience.

Remarks

 (a) No new development, or addition, alteration and/or modification to or redevelopment
of an existing building shall result in a total development and/or redevelopment in
excess of the maximum building height of 1 storey as stipulated on the Plan, or the
height of the existing building, whichever is the greater.

(b) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restriction mentioned in paragraph (a) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

For All Other Sites (Not Listed Above)

As Specified on the Plan Government Use
Public Utility Installation
Utility Installation for Private Project

Planning Intention

This zone is primarily to provide/reserve land for specific purposes and uses.

Remarks

(a)  No new development, or addition, alteration and/or modification to or redevelopment
of an existing building shall result in a total development and/or redevelopment in
excess of the maximum building height in terms of number of storey(s) as stipulated
on the Plan, or the height of the existing building, whichever is the greater.

(b) In determining the relevant maximum number of storey(s) for the purposes of
paragraph (a) above, any basement floor(s) may be disregarded.

(c)  Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restrictions stated in paragraph (a) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.
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GREEN BELT

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

Agricultural Use
Barbecue Spot
Country Park*
Government Use (Police Reporting
 Centre only)
Nature Reserve
Nature Trail
On-Farm Domestic Structure
Picnic Area
Public Convenience
Tent Camping Ground
Wild Animals Protection Area

Animal Boarding Establishment
Broadcasting, Television and/or Film Studio
Burial Ground
Cable Car Route and Terminal Building
Columbarium (within a Religious Institution or

extension of existing Columbarium only)
Crematorium (within a Religious Institution or

extension of existing Crematorium only)
Field Study/Education/Visitor Centre
Flat
Golf Course
Government Refuse Collection Point
Government Use (not elsewhere specified)
Helicopter Landing Pad
Holiday Camp
House
Marine Fuelling Station
Petrol Filling Station
Pier
Place of Recreation, Sports or Culture
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park
 (excluding container vehicle)
Radar, Telecommunications Electronic
 Microwave Repeater, Television
 and/or Radio Transmitter Installation
Religious Institution
Residential Institution
School
Service Reservoir
Social Welfare Facility
Utility Installation for Private Project
Zoo

* Country Park means a country park or special area as designated under the Country
Parks Ordinance (Cap. 208).  All uses and developments require consent from the
Country and Marine Parks Authority and approval from the Town Planning Board is not
required.

Planning Intention

The planning intention of this zone is primarily for defining the limits of urban and sub-urban
development areas by natural features and to contain urban sprawl as well as to provide
passive recreational outlets.  There is a general presumption against development within this
zone.
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CONSERVATION AREA

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

Agricultural Use
Country Park*
Nature Reserve
Nature Trail
On-Farm Domestic Structure
Picnic Area
Wild Animals Protection Area

Barbecue Spot
Field Study/Education/Visitor Centre
Government Refuse Collection Point
Government Use (not elsewhere specified)
Holiday Camp
House (Redevelopment only)
Pier
Public Convenience
Public Utility Installation
Radar, Telecommunications Electronic

Microwave Repeater, Television and/or
Radio Transmitter Installation

Tent Camping Ground
Utility Installation for Private Project

* Country Park means a country park or special area as designated under the Country
Parks Ordinance (Cap. 208).  All uses and developments require consent from the
Country and Marine Parks Authority and approval from the Town Planning Board is
not required.

Planning Intention

This zoning is intended to protect and retain the existing natural landscape, ecological,
topographical or archaeological features of the area for conservation, educational and
research purposes and to separate sensitive natural environment such as Site of Special
Scientific Interest from the adverse effects of development.

There is a general presumption against development in this zone.  In general, only
developments that are needed to support the conservation of the existing natural landscape
or scenic quality of the area or are essential infrastructure projects with overriding public
interest may be permitted.

Remarks

(a) No redevelopment, including alteration and/or modification to an existing house, shall
result in a total redevelopment in excess of the plot ratio, site coverage and building
height of the house which was in existence on the date of the publication in the
Gazette of the notice of the draft Ma On Shan Outline Zoning Plan No. S/MOS/11.

(b) Any filling 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 publication in the Gazette of the notice of the draft Ma On Shan
Outline Zoning Plan No. S/MOS/12 without the permission from the Town Planning
Board under section 16 of the Town Planning Ordinance.
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SITE OF SPECIAL SCIENTIFIC INTEREST

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application

to the Town Planning Board

Country Park*
Wild Animals Protection Area

Agricultural Use
Field Study/Education/Visitor Centre
Government Use
Nature Reserve
Nature Trail
On-Farm Domestic Structure
Picnic Area
Public Convenience
Public Utility Installation
Utility Installation for Private Project

* Country Park means a country park or special area as designated under the Country
Parks Ordinance (Cap. 208).  All uses and developments require consent from the
Country and Marine Parks Authority and approval from the Town Planning Board is
not required.

Planning Intention

The planning intention of this zone is to conserve and protect the features of special
geological interest which are designated as Site of Special Scientific Interest (SSSI).  It
intends to deter human activities or developments within the SSSI.

There is a general presumption against development in this zone.  No developments are
permitted unless they are needed to support the conservation of the features of special
scientific interest in the SSSI, to maintain and protect the existing character of the SSSI, or
for educational and research purposes.

Remarks

Any filling 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 publication in
the Gazette of the notice of the draft Ma On Shan Outline Zoning Plan No. S/MOS/12
without the permission from the Town Planning Board under section 16 of the Town
Planning Ordinance.
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COUNTRY PARK

Country Park means a country park or special area as designated under the Country Parks
Ordinance (Cap. 208). All uses and developments require consent from the Country and
Marine Parks Authority and approval from the Town Planning Board is not required.
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APPROVED DRAFT MA ON SHAN OUTLINE ZONING PLAN NO. S/MOS/22A

(Being an Approved a Draft Plan for the Purposes of the Town Planning Ordinance)

 EXPLANATORY STATEMENT

Note : For the purposes of the Town Planning Ordinance, this statement shall not be deemed to
constitute a part of the Plan.

1. INTRODUCTION

 This Explanatory Statement is intended to assist an understanding of the approved draft
Ma On Shan Outline Zoning Plan (OZP) No. S/MOS/22A.  It reflects the planning
intention and objectives of the Town Planning Board (the Board) for various land-use
zonings of the Plan.

2. AUTHORITY FOR THE PLAN

 2.1 Under the power delegated by the then Governor, the then Secretary for Lands
and Works, directed the Board on 10 July 1987, under section 3(1)(a) of the Town
Planning Ordinance (the Ordinance), to prepare an outline zoning plan for the Ma
On Shan area.  Since the exhibition of the draft Ma On Shan OZP No. S/MOS/1
on 22 March 1991, the OZP had been amended three times to reflect the changing
circumstances.

 2.2 On 7 October 1997, the Chief Executive in Council (CE in C), under section
9(1)(a) of the Ordinance, approved the draft Ma On Shan OZP, which was
subsequently renumbered as S/MOS/5.  On 17 October 1997, the approved Ma
On Shan OZP No. S/MOS/5 was exhibited for public inspection under section
9(5) of the Ordinance.  On 26 October 1999, the CE in C referred the approved
Ma On Shan OZP No. S/MOS/5 to the Board for amendment under section
12(1)(b)(ii) of the Ordinance.  The OZP was subsequently amended twice to
reflect the changing circumstances.

2.3 On 21 November 2000, the CE in C, under section 9(1)(a) of the Ordinance,
approved the draft Ma On Shan OZP, which was subsequently renumbered as
S/MOS/8.  On 1 December 2000, the approved Ma On Shan OZP No. S/MOS/8
was exhibited for public inspection under section 9(5) of the Ordinance.  On 25
September 2001, the CE in C referred the approved Ma On Shan OZP No.
S/MOS/8 to the Board for amendment under section 12(1)(b)(ii) of the
Ordinance. The OZP was subsequently amended four times to reflect changing
circumstances.

 2.4 On 5 October 2004, the CE in C, under section 9(1)(a) of the Ordinance, approved
the draft Ma On Shan OZP, which was subsequently renumbered as S/MOS/13.
On 15 October 2004, the approved Ma On Shan OZP No. S/MOS/13 was
exhibited for public inspection under section 9(5) of the Ordinance.  On 19
February 2008, the CE in C referred the approved Ma On Shan OZP No.
S/MOS/13 to the Board for amendment under section 12(1)(b)(ii) of the
Ordinance.  The OZP was subsequently amended two times to reflect changing
circumstances.
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2.5 On 1 June 2010, the CE in C, under section 9(1)(a) of the Ordinance, approved the
draft Ma On Shan OZP, which was subsequently re-numbered as S/MOS/16. On
11 June 2010, the approved Ma On Shan OZP No. S/MOS/16 was exhibited for
public inspection under section 9(5) of the Ordinance.  On 8 November 2011, the
CE in C referred the approved Ma On Shan OZP No. S/MOS/16 to the Board for
amendment under section 12(1)(b)(ii) of the Ordinance.  The OZP was
subsequently amended once to reflect changing circumstances.

 2.6 On 30 July 2013, the CE in C, under section 9(1)(a) of the Ordinance, approved
the draft Ma On Shan OZP, which was subsequently renumbered as S/MOS/18.
On 9 August 2013, the approved Ma On Shan OZP No. S/MOS/18 was exhibited
for public inspection under section 9(5) of the Ordinance. On 8 October 2013,
the CE in C referred the approved Ma On Shan OZP No. S/MOS/18 to the Board
for amendment under section 12(1)(b)(ii) of the Ordinance.  The OZP was
subsequently amended once to reflect changing circumstances.

 2.7 On 2 December 2014, the CE in C, under section 9(1)(a) of the Ordinance,
approved the draft Ma On Shan OZP, which was subsequently renumbered as
S/MOS/20.  On 12 December 2014, the approved Ma On Shan OZP No.
S/MOS/20 was exhibited for public inspection under section 9(5) of the
Ordinance. On 3 February 2015, the CE in C referred the approved Ma On Shan
OZP No. S/MOS/20 to the Board for amendment under section 12(1)(b)(ii) of the
Ordinance.  The reference back of the OZP was notified in the Gazette on 13
February 2015 under section 12(2) of the Ordinance.

 2.8 On 3 February 2015, the CE in C referred the approved Ma On Shan OZP No.
S/MOS/20 to the Board for amendment under section 12(1)(b)(ii) of the
Ordinance.On 27 March 2015, the draft Ma On Shan OZP No. S/MOS/21,
incorporating amendments The OZP was subsequently amended to rezone a site
to the east of Yiu Sha Road from “Government, Institution or Community”
(“G/IC”) to “Residential (Group C)3” and a site at Hang Kin Street from “O” and
an area shown as ‘Road’ to “Residential (Group A)10” (“R(A)10”), and was
exhibited for public inspection under section 5 of the Ordinance. During the two-
month exhibition period, a total of 699 representations were received.  On 19 June
2015, the representations were published for public comments.  During the first
three weeks of the publication period, a total of 25 comments were received.
After giving consideration to the representations and comments on 25 September
2015, the Board decided not to propose any amendment to the draft OZP to meet
the representations. On 5 January 2016, the CE in C, under section 9(1)(a) of
the Ordinance, approved the draft Ma On Shan OZP, which was subsequently
renumbered as S/MOS/22.  On 15 January 2016, the approved Ma On Shan
OZP No. S/MOS/22 was exhibited for public inspection under section 9(5) of
the Ordinance.

2.9 On 5 January 2016, the CE in C, under section 9(1)(a) of the Ordinance, approved
the draft Ma On Shan OZP, which was subsequently renumbered as S/MOS/22.
On 15 January 2016, the approved Ma On Shan OZP No. S/MOS/22 (the Plan)
was exhibited for public inspection under section 9(5) of the Ordinance. On 12
February 2019, the CE in C referred the approved Ma On Shan OZP No.
S/MOS/22 to the Board for amendment under section 12(1)(b)(ii) of the
Ordinance.  The reference back of the OZP was notified in the Gazette on 22
February 2019 under section 12(2) of the Ordinance.
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2.10 On XX X 2020, the draft Ma On Shan OZP No. S/MOS/23 (the Plan) was
exhibited for public inspection under section 5 of the Ordinance. The main
admendments to the Plan include the rezoning of three housing sites to the east
and west of Cheung Muk Tau Village and at the lower end of Ma On Shan
Tsuen Road from “Green Belt” (“GB”) to “R(A)11”; the rezoning of a housing
site along Ma On Shan Tsuen Road from “GB” to “Residential (Group B)6”;
the rezoning of three sites along Ma On Shan Tsuen Road from “GB” to
“G/IC”; and the rezoning of a site along Mui Tsz Lam Road from “GB” to
“Other Specified Uses” annotated “Sewage Treatment Works”.

3. OBJECT OF THE PLAN

 3.1 The object of the Plan is to indicate the broad land-use zones and major transport
networks for Ma On Shan so that development and redevelopment within Ma On
Shan can be put under statutory planning control.  It also provides the planning
framework for preparing more detailed non-statutory plans which form the basis
for public works planning and site reservation for various uses.

 3.2 The Plan is to illustrate the broad principles of development and planning control
only.  It is a small-scale plan and the transport alignments and boundaries between
the land-use zones may be subject to minor adjustments as detailed planning
proceeds.

3.3 Since the Plan is to show broad land use zonings, there would be situations in
which small strips of land not intended for building development purposes and
carry no development right under the lease, such as the areas restricted as
non-building area (NBA) or for garden, slope maintenance and access road
purposes, are included in the residential zones.  The general principle is that such
areas should not be taken into account in plot ratio and site coverage calculation.
Development within residential zones should be restricted to building lots
carrying development right in order to maintain the character and amenity of the
Ma On Shan area and not to overload the road network in this area.

4. NOTES OF THE PLAN

 4.1 Attached to the Plan is a set of Notes which shows the types of uses or
developments which are always permitted within the Area and in particular zones
and which may be permitted by the Board, with or without conditions, on
application.  The provision for application for planning permission under section
16 of the Ordinance allows greater flexibility in land use planning and control of
development to meet changing needs.

 4.2 For the guidance of the general public, a set of definitions that explains some of
the terms used in the Notes may be obtained from the Technical Services Division
of the Planning Department and can be downloaded from the Board’s website at
http://www.info.gov.hk/tpb.
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5. THE PLANNING SCHEME AREA

 5.1 Ma On Shan area, being part of Sha Tin New Town, is located in the eastern New
Territories along the southern shore of Tolo Harbour.  The Planning Scheme Area
(the Area), about 814 hectares in size, adjoins Sha Tin in the west, and extends as
far as Kwun Hang in the east.  To the south and east, it is bounded by Ma On
Shan Country Park, whilst to the north and west, by Tolo Harbour and Sha Tin
Hoi (Tide Cove) respectively.

 5.2 Most of the existing and proposed developments between Tai Shui Hang and Wu
Kai Sha are of relatively high intensity.  They include housing developments as
well as sites used for commercial and community facilities.  The development
concept of the Area is to achieve a descending building height profile from the
highest part in the town centre, petering out towards the peripheries.  East of
Whitehead, a few villages are found scattered in a green and serene setting
overlooking Tolo Harbour.  Along the coast of Nai Chung is a strip of land
identified as a “Site of Special Scientific Interest” (“SSSI”) abutting some heavily
vegetated knolls.  Any development, which would significantly change the
character of this part of the Area, should be avoided.  Recreational as well as low-
density residential or GIC uses are considered to be most suitable.

5.3 The boundary of the Area is shown by a heavy broken line on the Plan.  For
planning and reference purposes, the Area is sub-divided into a number of smaller
planning areas as shown on the Plan.

6. POPULATION

 According to the 2011 Census 2016 By-census, the population of the Area was estimated
by the Planning Department as about 202,450 209,700 persons, comprising 125,700
120,950 in public housing (including Home Ownership Schemes (HOS) and Private
Sector Participation Scheme (PSPS)) and 76,750 88,750 in private housing including
village type development.  It is estimated that the total planned population would be
about 248,891 251,300.

7.  BUILDING HEIGHT RESTRICTIONS IN THE AREA

7.1   In order to provide better planning control on the development intensity and
building height upon development/redevelopment, to address public demand for
greater certainty and transparency in the statutory planning system, and to meet
the growing community aspiration for a better living environment, a review of the
Ma On Shan OZP has been taken with a view to incorporating appropriate
building height restrictions for various development zones to guide future
development/redevelopment.  In the absence of building height control, tall
buildings may proliferate at random locations and the scale may be out-of-context
in the locality, resulting in negative impacts on the visual quality of the Area, and
may sometimes obstruct air ventilation.  In order to prevent excessively tall or out-
of-context buildings, to preserve some key urban design attributes (e.g. stepped
building height from the waterfront and preservation of public views to the
ridgelines) and to provide better control on the building height of developments in
the Area, building height restrictions are imposed for the development zones on
the Plan.
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7.2   The stepped building height concept recommended in the Urban Design
Guidelines with lower buildings on the waterfront/near major open spaces has
been adopted, taking into account the local area context, the local wind
environment, and the need to maintain visually compatible building masses in the
wider setting.  In view of the topography of the Area, there are different height
bands generally increasing progressively from the waterfront to inland area and
decreasing progressively from the town centre and the western and eastern
gateway nodes to respect the distinct urban form of the new town.  The proposed
building height bands help preserve public views to the ridgelines, achieve a
stepped height profile, and maintain visual permeability and wind penetration and
circulation as far as possible.

7.3   Specific building height restrictions for the “G/IC” and “Other Specified Uses”
(“OU”) zones in terms of number of storeys or metres above Principal Datum
(mPD), where appropriate, which mainly reflect the existing and planned building
heights of developments, have been incorporated into the Plan to provide visual
and spatial relief to the high density environment of the Area.

7.4   For any site which covers a relatively large area, the development should be
designed with a view to providing a variation in the height profile within the site,
whilst not exceeding the maximum building height specified on the Plan.

7.5   An Expert Evaluation on Air Ventilation Assessment (AVA) has been undertaken
to assess the existing wind environment and the likely impact of the proposed
building heights of the development sites within the Area on the pedestrian wind
environment.  The building height restrictions shown on the Plan have taken the
findings of the AVA into consideration.

7.6   In general, a minor relaxation clause in respect of building height restrictions is
incorporated into the Notes of the Plan in order to provide incentive for
developments/redevelopments with planning and design merits.  Each planning
application under section 16 of the Ordinance will be considered on its own merits
and the relevant criteria for consideration of such application are as follows:

  (a) amalgamating smaller sites for achieving better urban design and local area
improvements;

  (b) accommodating the bonus plot ratio granted under the Buildings Ordinance in
relation to surrender/dedication of land/area for use as a public passage/street
widening;

  (c) providing better streetscape/good quality street level public urban space;

  (d) providing separation between buildings to enhance air and visual
permeability; and

  (e) other factors such as site constraints, need for tree preservation, innovative
building design and planning merits that would bring about improvements to
townscape and amenity of the locality, provided that no adverse landscape
and visual impacts would be resulted from the innovative building design.
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 7.7  However, for any existing building with building height already exceeding the
building height restrictions in terms of mPD and/or number of storeys as shown
on the Notes of the Plan and/or stipulated on the Plan, there is a general
presumption against such application for minor relaxation except under
exceptional circumstances.

8. NON-BUILDING AREAS

 8.1  According to the findings of the AVA, the major prevailing annual winds come
from the east and north-east direction.  In the summer, the south-west background
prevailing wind flows from Shing Mun River Channel unobstructed into the
south-western part of the Area.  This summer wind is very important for urban
thermal comfort and air ventilation.  The waterbody of Tolo Harbour can create
some “southeast-northwest” land and sea breeze with a slight east-west thermally
driven air movement across the Area.   In terms of air ventilation, the layout of the
Area performs well in that the road and open space networks provide an extensive
network of airpaths for necessary air ventilation.  There is no major air ventilation
issue for the Area.  However, to further improve the airpath network, the AVA
recommends a few strips of non-building/low building areas for better air
ventilation of the Area.

 8.2  Taking into account the findings of the AVA and other relevant factors, such as
site constraints and impacts on development/redevelopment potential, three strips
of NBAs are proposed on the Plan as follows:

   (a) a 25m-wide strip of land across the northern part of Kam Fung
Court/Chung On Estate.  The NBA passes through the existing landscaped
area of the public housing site and will help improve the effectiveness of
the Hang Hong Street airpath and improve the air ventilation of the area.
The NBA should be taken into account upon future redevelopment of the
estate;

(b)   a 25m-wide strip of land across the south-western part of Lee On Estate.
The NBA passes through the existing landscaped area and slope area and
will improve the effectiveness of the Kam Ying Road airpath.  The NBA
should be taken into account upon future redevelopment of the estate; and

(c) a 15m-wide strip of land along the northern boundary of the “Commercial”
(“C”) site in Area 77. The NBA requirement will form part of the sale
conditions of the “C” site. The NBA will improve the effectiveness of
southeast and northwest airpaths in the area between Ocean View and
STTL 548.

The NBA requirements will not apply to underground development.  Moreover, a
minor relaxation clause has been incorporated in the Notes of the relevant zones
to allow minor relaxation of the stated NBA restrictions as shown on the Plan
under exceptional circumstance.

 8.3 Furthermore, in accordance with the recommendation of the AVA, 2-storey
building height restrictions are imposed for three strips of land as follows:
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(a) a 16m-wide strip of land across Heng On Estate/Kam On Court with a
width similar to that of Hang Tai Road.  The strip of land passes through
the existing open space, landscaped area and portion of a shopping centre
of Heng On Estate and will improve the effectiveness of Ma On Shan
Road breezeway towards Ma On Shan Sports Ground.  The 2-storey
building height restriction should be taken into account upon future
redevelopment of the estate; and

(b)   two strips of land (15 m-wide each) within the “Comprehensive
Development Area (1)” zone at Lok Wo Sha.  The two strips of land are in
line with the view corridors incorporated in the approved Master Layout
Plan (MLP) for the Lok Wo Sha Development.  The land strips are subject
to a building height restriction of 2 storeys to cater for the height of a
podium structure of the Lok Wo Sha Development under the approved
MLP.

  As the 2-storey building height restriction is stipulated for better air ventilation of
the area, basement floor may be disregarded when determining the maximum
number of storeys.

 8.4  As for the town centre, the AVA recommended that the area bounded by Ma On
Shan Bypass and the waterfront should be free of building or as permeable as
possible (for example, include large voids in podium) upon redevelopment, if any.
It is important to continue to intensify the greenery as much as possible in this
area.  Although the sites around the town centre have already been fully
developed, this recommendation should be taken into account for planning
consideration of any redevelopment of the area in future.

9. LAND-USE ZONINGS

9.1 Commercial (“C”) : Total Area 0.50 ha

9.1.1   This zone is intended primarily for commercial developments, which may
include shop, services, place of entertainment and eating place, functioning
mainly as local shopping centre serving the immediate neighbourhood. A
“C” site located on the northern side of Sai Sha Road in Planning Area 77
is planned for a commercial/office development to serve the local
population.

  9.1.2   In order to control the building density and avoid over-development, the
site zoned “C” is restricted to a maximum non-domestic plot ratio of 3.
Development and redevelopment within this zone is subject to maximum
building height restriction as stipulated on the Plan, or the height of the
existing building, whichever is the greater.  Minor relaxation of the
building height and/or plot ratio restrictions may be considered by the
Board on application under section 16 of the Ordinance.  The criteria
given in paragraph 7.6 above would be relevant for assessment for minor
relaxation of building height restrictions.  Each application for minor
relaxation of building height and/or plot ratio restrictions will be
considered on its own merits.
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  9.1.3  However, for any existing building with plot ratio already exceeding the
plot ratio restriction as shown on the Notes of the Plan, there is a general
presumption against such application for minor relaxation except under
exceptional circumstances.

9.2 Comprehensive Development Area (“CDA”) : Total Area 18.86 ha

9.2.1 This zone is intended for comprehensive development/redevelopment of
the area for recreational, residential and/or commercial uses with the
provision of open space and other supporting facilities.  The zoning is to
facilitate appropriate planning control over the development mix, scale,
design and layout of development, taking account of various
environmental, traffic, infrastructure and other constraints.

9.2.2 Pursuant to section 4A(1) of the Ordinance, any development in this zone
would require approval of the Board by way of a planning application
under section 16 of the Ordinance.  A MLP should be submitted in
accordance with the requirements as specified in the Notes of the Plan for
the approval of the Board pursuant to section 4A(2) of the Ordinance.  A
copy of the approved MLP will be made available for public inspection
pursuant to section 4A(3) of the Ordinance.

9.2.3 This zoning comprises the “CDA(1)” site near Lok Wo Sha, and
“CDA(2)” and “CDA(3)” sites at the southern part of the Whitehead
headland:

    (i) “CDA(1)” site near Lok Wo Sha : Total Area 12.74 ha

 This site covers an extensive area occupied mainly by construction
sites and two wooded areas in the western part of the site.  A
major part of a known archaeological site (i.e. the Wu Kai Sha
Site of Archaeological Interest) also falls within the area.

 The site is intended for medium-density residential and
commercial development to be developed in a comprehensive
manner.  A 24-hour pedestrian walkway will be provided within
the “CDA(1)” zone to connect with the Ma On Shan Rail (the
MOS Rail) Wu Kai Sha Station to its south and a proposed
covered footbridge to be provided by the Government to its north
leading to the “CDA(2)” zone.  This would serve the residents and
visitors travelling between the railway station to its south and the
recreational facilities at the Whitehead headland.  As the southern
side of the site is subject to road traffic noise from Sai Sha Road,
adequate noise mitigation measures should be provided.

 The site is divided into two sub-areas.  Area (a), which comprises
the central part of the site, is intended for medium-density
residential development and is subject to a maximum domestic
plot ratio of 3 and a maximum non-domestic gross floor area
(GFA) of 10,000m2, and a maximum building height in terms of
number of storeys or mPD as stipulated on the Plan.  A “stepped
height” building profile descending from the southern part to the
northern part of the site is required.  One primary school and one
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secondary school or other cCompatible GIC uses will be provided
within this area.  The site area that will be occupied by free-
standing purpose-designed schools will be deducted in calculating
the relevant site area.  Existing trees within the area should be
preserved as far as practicable.  Area (b) includes two sites on the
western side of the “CDA(1)” site which are designated as a NBA
for tree preservation and replanting purposes and would not be
accountable for site area calculation.  Minor boundary adjustment
of Areas (a) and (b) may be permitted at the MLP submission
stage provided that the total NBA not accountable for site area
calculation remains unchanged.

(ii) “CDA(2)” site at the southwestern part of the Whitehead
headland : Total Area 3.77 ha

              The site occupies the southwestern part of the Whitehead headland
and comprises elevated platforms with vegetation on the slopes.  It
will be served by the local distributor road to the immediate south
of the site.  The site is intended for low to medium-density
residential development to be developed in a comprehensive
manner.  It will be accessible to a proposed covered footbridge to
be provided by the Government which will be connected to the 24-
hour pedestrian walkway provided within the adjacent “CDA(1)”
site.  This would serve the residents and visitors travelling between
Wu Kai Sha Station to its further south and the recreational
facilities at the Whitehead headland.  The site is subject to a
maximum GFA of 40,000m2 and a maximum building height in
terms of mPD as stipulated on the Plan. Given its waterfront
location, podium structure should be avoided.

(iii)      “CDA(3)” site at the southeastern part of the Whitehead headland :
Total Area 2.35 ha

                          The site occupies the southeastern part of the Whitehead headland
and comprises elevated platforms with vegetation on the slopes.  It
will be served by the local distributor road to the immediate south
of the site. The site is intended for low to medium-density
residential development to be developed in a comprehensive
manner. The site is subject to a maximum GFA of 30,000m2 and a
maximum building height in terms of number of storeys or mPD as
stipulated on the Plan.  Given its waterfront location, podium
structure should be avoided.

9.2.4 Minor relaxation of the building height and/or plot ratio/GFA restrictions
may be considered by the Board on application under section 16 of the
Ordinance.  The criteria given in paragraph 7.6 above would be relevant
for assessment for minor relaxation of building height restrictions.  Each
application for minor relaxation of building height and/or plot ratio/GFA
restrictions will be considered on its own merits.

9.2.5 However, for any existing building with plot ratio/GFA already
exceeding the plot ratio/GFA restrictions as shown on the Notes of the
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Plan, there is a general presumption against such application for minor
relaxation except under exceptional circumstances.

 9.3  Residential (Group A) (“R(A)”)  : Total Area  84.67 89.77 ha

9.3.1 This zone is intended primarily for high-density residential developments.
Commercial uses are always permitted on the lowest three floors of a
building or in the purpose-designed non-residential portion of an existing
building.  The lowest three floors of a building include basements but
exclude any floor used wholly or mainly for ancillary car parking,
loading/unloading bay and/or plant room.  Commercial uses on any floor
above the lowest three floors will require planning permission from the
Board.

9.3.2 Sites in Planning Areas 75, 77, 86, 90, 90B, 92, 100, 103 and 108 zoned
for this purpose are intended for public housing development including
public rental estates, HOS as well as PSPS.  Within these developments,
local open spaces and neighbourhood shopping and community facilities
are provided to serve the needs of the residents.

9.3.3 Existing public rental estates include Yan On Estate and Heng On Estate
in Planning Area 86, Chung On Estate in Planning Area 90, Yiu On
Estate in Planning Area 92 and Lee On Estate in Planning Area 108.  Six
HOS developments have been completed.  They are include Kam Tai
Court in Planning Area 77, Kam On Court in Planning Area 86, Kam
Fung Court in Planning Area 90, Kam Hay Court in Planning Area 92,
Kam Ying Court in Planning Area 103 and Kam Lung Court in Planning
Area 108.  Two major PSPS developments have also been completed, one
in Planning Area 75 - Chevalier Garden and the other in Planning Area
103 - Saddle Ridge Garden.  Fok On Garden and Fu Fai Garden in
Planning Area 100 are two smaller scale PSPS developments.

9.3.4 All the private “R(A)” developments at the town centre in Planning Area
100 have been completed and occupied.

9.3.5 Developments or redevelopments in areas zoned “R(A)” are subject to a
maximum domestic plot ratio of 5 or a maximum non-domestic plot ratio
of 9.5, or the plot ratio of the existing building, whichever is the greater.
They are also subject to the maximum building height restrictions as
stipulated on the Plan, or the height of the existing building, whichever is
the greater.  The stipulated plot ratio restriction is the maximum only.  All
public housing estates are also governed by planning briefs.  Any increase
in GFA/plot ratio must be supported by relevant assessment on the
infrastructural implications e.g. traffic impact assessment, drainage
impact assessment and sewage impact assessment.

9.3.6 The three sites occupied by Chevalier Garden, Kam On Court and Kam
Ying Court are zoned “R(A)1”, “R(A)2” and “R(A)3” respectively.  They
are subject to maximum plot ratio restrictions or the plot ratio of the
existing building, whichever is the greater.  Their plot ratio restrictions
are as follows:
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Site Zoning Maximum
Total Plot Ratio

Chevalier Garden “R(A)1” 3
Kam On Court “R(A)2” 3.8
Kam Ying Court “R(A)3” 4.6

 They are also subject to the maximum building height restriction as
stipulated on the Plan, or the height of the existing building, whichever is
the greater.

9.3.7 The four sites occupied by Ma On Shan Centre, Bayshore Towers,
Sunshine City Phase V (Tolo Place) and Sunshine City Phase IV  are
zoned “R(A)4”, “R(A)5”, “R(A)6” and “R(A)7” respectively.  They are
subject to maximum GFA restrictions or the GFA of the existing
building, whichever is the greater.  In order to ensure that essential
commercial floorspace would be provided to serve the function of the
town centre, non-domestic GFA restriction is specified. Their GFA
restrictions are as follows:

 The above sites are also subject to the maximum building height
restrictions as stipulated on the Plan, or the height of the existing
building, whichever is the greater.

9.3.8 Yan On Estate and its proposed extension in Planning Area 86 is zoned
“R(A)8” for public rental housing development and another piece of land
opposite to Yan On Estate across Ma On Shan Road is zoned “R(A)9” for
HOS subsidised sale flats development.  Both sites are subject to
maximum plot ratio restrictions or the plot ratio of the existing building,
whichever is the greater.  Their plot ratio restrictions are as follows:

Site Zoning Maximum
Domestic Plot

Ratio

Maximum
Non-domestic

Plot Ratio
Yan On Estate  “R(A)8” 6 0.5
Ma On Shan Road Site  “R(A)9” 5.5 0.3

They are also subject to the maximum building height restriction as
stipulated on the Plan, or the height of the existing building, whichever is
the greater.

9.3.9 In the “R(A)8” zone, a number of GIC facilities including a kindergarten,
a Day Care Centre for the Elderly, a Supported Hostel for
Physically/Mentally Handicapped Persons, a Special Child Care Centre,
and an Early Education and Training Centre, a Residential Care Home

Site Zoning Maximum
Domestic
GFA (m2)

Maximum
Non-domestic

GFA (m2)
Ma On Shan Centre “R(A)4” 54,544 7,620
Bayshore Towers “R(A)5” 57,300 30,000
Sunshine City Phase V (Tolo Place) “R(A)6” 40,400 5,650
Sunshine City Phase IV  “R(A)7” 114,618 50,240
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for the Elderly and an Integrated Children and Youth Services Centre
Sub-base, as well as ancillary recreation, retail and commercial facilities
will be provided. The use of premises for GIC facilities would be subject
to change to cope with the prevailing demand as requested by relevant
departments.

9.3.10  A piece of land at Hang Kin Street in Area 90B is zoned “R(A)10” for
public housing development subject to a maximum plot ratio of 6 or the
plot ratio of the existing building, whichever is the greater.  It is also
subject to a maximum building height restriction as stipulated on the
Plan, or the height of the existing building, whichever is the greater.  The
western part of the land falls within a geological fault zone/an area with
underground cavities and the northern boundary of the land is designated
for Drainage Reserve.  The eastern boundary of the land would also need
to set back for access purpose.  Such constraints will would be taken into
account in the design stage of the proposed development.  Besides,
environmental assessment and sewerage impact assessment should be
conducted and appropriate mitigation measures should be provided to
minimize the potential impacts.

9.3.11 Three sites, one to the east and the other to the west of Cheung Muk
Tau Village, and one at the lower end of Ma On Shan Tsuen Road are
zoned “R(A)11” for housing developments subject to a maximum plot
ratio of 6.8 or the plot ratio of the existing building, whichever is the
greater.  It is also subject to a maximum building height restriction as
stipulated on the Plan, or the height of the existing building, whichever
is the greater.

9.3.1112 At the detailed design stage, quantitative air ventilation studies will need
to be conducted for the housing developments within the “R(A)8”,
“R(A)9”, “R(A)10” and “R(A)11” sites to further refine the development
layout and the relevant mitigation measures from the air ventilation
perspectives.

9.3.1213 Planning brief(s) setting out the development parameters, design
requirements and the relevant technical assessments to be conducted for
individual public housing site(s) will be provided to guide the future
development of the site(s).

9.3.1314 Minor relaxation of the building height and/or plot ratio/GFA restrictions
may be considered by the Board on application under section 16 of the
Ordinance.  The criteria given in paragraph 7.6 above would be relevant
for assessment for minor relaxation of building height restrictions.  Each
application for minor relaxation of building height and/or plot ratio/GFA
restrictions will be considered on its own merits.

9.3.1415 However, for any existing building with plot ratio/GFA already exceeding
the plot ratio/GFA restrictions as shown on the Notes of the Plan, there is
a general presumption against such application for minor relaxation
except under exceptional circumstances.
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 9.4 Residential (Group B) (“R(B)”) : Total Area 20.77 23.50 ha

  9.4.1 This zone is intended primarily for medium-density residential
developments where commercial uses serving the residential
neighbourhood may be permitted on application to the Board.  This zone
includes areas in the northern part of Planning Area 77, the southern part
of Planning Area 90, the eastern part of Planning Area 92 and Planning
Area 108, a site at Hang Kwong Street in Planning Area 92, a site at Ma
Kam Street in Planning Area 103 and a site to the south of the existing
Wu Kai Sha Youth Village in Planning Area 110 and a site at Lok Wo
Sha Lane in Planning Area 111.

9.4.2 Two of these “R(B)” sites which are designated for Sandwich Class
Housing development have been completed.  Other “R(B)” sites in the
Area are planned for private residential developments. This zone
includes areas in the northern part of Planning Area 77, the southern
part of Planning Area 90, the eastern part of Planning Area 92 and
Planning Area 108, a site at Hang Kwong Street in Planning Area 92, a
site at Ma Kam Street in Planning Area 103 and a site to the south of
the existing Wu Kai Sha Youth Village in Planning Area 110, a site at
Lok Wo Sha Lane in Planning Area 111 and a site along Ma On Shan
Tsuen Road. On land designated “R(B)6”, a 150-place Residential
Care Home for the Elderly should also be provided at the site.

9.4.3 The “R(B)” zone is sub-divided into a number of sub-areas.  These
sub-areas have different restrictions on the development intensity and
these restrictions are specified in the Remarks in the Notes of the Plan.
They are also subject to the maximum building height restrictions as
stipulated on the Plan, or the height of the existing building, whichever is
the greater.  These restrictions are required to provide a variety of housing
mix.  Minor relaxation of the building height and/or plot ratio/GFA
restrictions may be considered by the Board on application under section
16 of the Ordinance.  The criteria given in paragraph 7.6 above would be
relevant for assessment for minor relaxation of building height
restrictions.  Each application for minor relaxation of building height
and/or plot ratio/GFA restrictions will be considered on its own merits.

9.4.4 However, for any existing building with plot ratio already exceeding the
plot ratio/GFA restriction as shown in the Notes of the Plan, there is a
general presumption against such application for minor relaxation except
under exceptional circumstances.

 9.5 Residential (Group C) (“R(C)”) : Total Area 11.05 ha

  9.5.1 This zone is intended primarily for low-rise, low-density residential
developments where commercial uses serving the residential
neighbourhood may be permitted on application to the Board.

  9.5.2 Two sites at Cheung Muk Tau and a site in Whitehead in Planning Area
111 are zoned for this use.  Plot ratio and building height restrictions are
imposed in the Notes of the Plan for residential developments within this
zoning.  The zoning is further sub-divided into three sub-areas, each with
its own specific plot ratio and building height restrictions.  All these
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restrictions are necessary for preserving the general amenity and the rural
character of Planning Area 111 as well as ensuring that the development
intensities will not overload the road network.  In addition, these
restrictions can ensure that the future development within this zone will
be compatible with the nearby institution/community and recreational
uses as well as the surrounding rural setting; and help to maintain the
ridgeline of Ma On Shan as the backdrop of the Area as viewed from the
other side of Tolo Harbour.

  9.5.3 Minor relaxation of the building height and/or plot ratio restrictions may
be considered by the Board on application under section 16 of the
Ordinance.  The criteria given in paragraph 7.6 above would be relevant
for assessment for minor relaxation of building height restrictions.  Each
application for minor relaxation of building height and/or plot ratio
restrictions will be considered on its own merits.

  9.5.4 However, for any existing building with plot ratio already exceeding the
plot ratio restriction as shown on the Notes of the Plan, there is a general
presumption against such application for minor relaxation except under
exceptional circumstances.

 9.6 Village Type Development (“V”) : Total Area 30.88 ha

  9.6.1 The planning intention of this zone is to designate both existing
recognised villages and areas of land considered suitable for village
expansion.  Land within this zone is primarily intended for development
of Small Houses by indigenous villagers.  It is also intended to
concentrate village type development within this zone for a more orderly
development pattern, efficient use of land and provision of infrastructures
and services.  Selected commercial and community uses serving the needs
of the villagers and in support of the village development are always
permitted on the ground floor of a New Territories Exempted House.
Other commercial, community and recreational uses may be permitted on
application to the Board.  In order to ensure that any future development
or redevelopment within these villages would retain the village character,
a restriction of a maximum building height of 3 storeys (8.23m) or the
height of the existing buildings, whichever is the greater, is imposed
under this zoning.

  9.6.2 Within the Area, there are altogether eight recognized villages covered by
this zoning.  They are Tai Shui Hang, Mui Tsz Lam, Ma On Shan Tsuen,
Wu Kai Sha (comprising the areas of Cheung Kang, Wu Kwai Sha New
Village, Kwai Po Lau and Lok Wo Sha), Cheung Muk Tau, Sai O, Nai
Chung and Kwun Hang.

  9.6.3 In the delineation of the boundaries of the proposed “V” zones,
consideration has been given to the Small House demand forecast, the
village ‘environs’ and geographical constraints.

  9.6.4 As Mui Tsz Lam and Ma On Shan Tsuen are located at the hillslopes of
Ma On Shan, building works for village housing and associated road
access could result in excessive cutting of hillslopes and subsequent
visual impact.  Particular attention should therefore be paid to avoid
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adverse visual impact caused by any proposed developments at these
areas.  The two villages also lie within the upper indirect water gathering
grounds and in the vicinity of streams.  As such, it would be necessary to
ensure control on effluents from proposed developments at these areas.

  9.6.5 According to the Territorial Land Drainage and Flood Control Strategy
Study Phase I, Cheung Muk Tau is located within a flood plain which is
subject to overland flow and inundation during heavy rainfall.  Any
development at this village should therefore be strictly controlled.  To
avoid aggravating flood risk in the area, proper drainage mitigation
measures should be identified for implementation in conjunction with
proposed developments at this village.

 9.7 Government, Institution or Community (“G/IC”) : Total Area 63.77 65.61 ha

   9.7.1 This zone is intended primarily for the provision of GIC facilities serving
the needs of the local residents and/or a wider district, region or the
territory.  It is also intended to provide land for uses directly related to or
in support of the work of the Government, organizations providing social
services to meet community needs, and other institutional establishments.

   9.7.2 Existing GIC facilities serving a wider community include Wu Kai Sha
Youth Village in Planning Area 110, Li Po Chun United World College
and a holiday centre for the elderly in Planning Area 111, and a regional
police headquarters in Planning Area 103.

   9.7.3 Existing/planned GIC facilities serving mainly the local community
include a swimming pool complex, an indoor recreation centre cum
library, a sub-divisional fire station, an ambulance depot cum training
school, and a sports complex in Planning Area 92, a health and welfare
building in Planning Area 90, a sewage pumping station and an electricity
sub-station in Planning Area 86, a site for social welfare facilities and
other GIC facilities in Area 100, the indoor recreation centre cum
community hall and other facilities to be considered by the Leisure and
Cultural Services Department (LCSD) at Area 103, and the indoor
recreation centre at Lok Wo Sha Lane.

   9.7.4  The “G/IC” sites in the area near the eastern end of Planning Area 81
have been developed as a service reservoir.  Another “G/IC” site in the
area is planned for the development of another service reservoir.  The
“G/IC” site in Planning Area 81 near Kam Ying Court has been
developed as Ma On Shan Service Reservoir and Ma On Shan Salt Water
Reservoir.  The “G/IC” site near To Tau is planned for the development
of a sewage pumping station.

9.7.5 The three “G/IC” sites along Ma On Shan Tsuen Road are reserved for
a primary school, a pumping station, and a fresh water service reservoir
and a salt water service reservoirs to support the planned housing
developments.

   9.7.56 A number of primary and secondary schools have been provided and
planned within the Area.  Also included under this zoning are sites for
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churches and telephone exchanges, and a proposed government office
development.

   9.7.67 When detailed planning and development for the Area proceeds, local
community facilities such as kindergartens and neighbourhood centres
will be provided within the public housing estates and the large private
residential developments.

9.7.78 Development and redevelopment within the “G/IC” zone is subject to
building height restrictions as stipulated on the Plan or the height of the
existing building, whichever is the greater. Minor relaxation of the
building height restrictions may be considered by the Board on
application under section 16 of the Ordinance.  Each application for
minor relaxation of building height restriction will be considered on its
own merits, taking into account the relevant criteria as set out in
paragraph 7.6 above.

 9.8      Recreation (“REC”) : Total Area 14.95 ha

                       9.8.1    The site comprises a large piece of flat land at the northern part of the
Whitehead headland.  The planning intention of this zone is primarily for
comprehensive recreational developments for the use of the general
public.  It encourages the development of sports, active and/or passive
recreation and tourism/eco-tourism.  Given its waterfront location, it may
also be suitable for water-related recreational uses and the natural
shoreline should be preserved as far as possible. Major
recreational/sports facilities and uses in support of the recreational
developments may be permitted subject to planning permission.  The site
is subject to a maximum building height in terms of number of storeys or
mPD as stipulated on the Plan.  Consideration should be given to keep
the building height at the waterfront to a minimum to avoid potential
visual impact.

  9.8.2 Minor relaxation of the building height restriction may be considered by
the Board on application under section 16 of the Ordinance.  The criteria
given in paragraph 7.6 above would be relevant for assessment for minor
relaxation of building height restriction.  Each application for minor
relaxation of building height restriction will be considered on its own
merits. Given its waterfront location, podium structures should be
avoided.

 9.9 Open Space (“O”) : Total Area 38.71 ha

  9.9.1 This zone is intended primarily for the provision of outdoor open-air
public space for active and/or passive recreational uses serving the needs
of the local residents as well as the general public.

  9.9.2 Open space provision in the Area is planned in the form of a continuous
network.  The open spaces are designed to link Ma On Shan Country Park
to the shoreline of Tide Cove/Tolo Harbour.  The main feature is the
district open space on the waterfront in Planning Area 100, which has
been developed as Ma On Shan Park to serve the Area.  A waterfront
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promenade running from Tai Shui Hang in the south up to Ma On Shan
Park in the north has been completed.

  9.9.3 In response to the “green finger” concept adopted in the overall planning
of the Area, three strips of open spaces running in an east-west direction
will be developed in the Area.  They serve as green visual corridors
separating the high-density developments.  They are located to the south
and to the north of Heng On Estate and to the north of Yiu On Estate.

  9.9.4 In addition to the major open spaces as indicated on the Plan, local open
spaces will also be provided within the public housing estates and the
large private residential developments for the enjoyment of local
residents.

 9.10 Other Specified Uses (“OU”) : Total Area 13.02 13.51 ha

   9.10.1 This zone is intended for specific development(s) and/or uses, which
is/are specified in the annotation of the zone.

   9.10.2 A site in the north-eastern part of Planning Area 108 has been developed
for a railway station and a public transport interchange with a
commercial/residential development.  The Ma On Shan Rail terminates
at this point and is provided with pedestrian linkages and bus feeder
services to serve the surrounding areas. Developments or
redevelopments in this “OU” site are subject to a maximum domestic
GFA of 168,650m2,  a maximum non-domestic GFA of 4,000m2 and a
maximum GFA of 15,066m2 for the public transport interchange, or the
GFA of the existing building, whichever is the greater.  The GFA of the
railway station may be exempted from GFA calculation.

   9.10.3 Ma On Shan Water Treatment Works at Kwun Hang in Planning Area
81 serves to provide chlorinated water to the Area.

   9.10.4 Three existing petrol filling stations in Planning Areas 86 and 92 are also
covered by this zoning.

   9.10.5 The existing pier for Wu Kai Sha Youth Village in Planning Area 110
and a proposed pier in Planning Area 100 are also covered by this
zoning.

   9.10.6 In response to the recommendations of the Visitor and Tourism Study for
Hong Kong, a site at the waterfront in Area 100 is designated and has
been developed specifically for hotel use.  Restrictions on plot ratio and
building height are imposed on the site to ensure compatibility with the
surrounding developments.

  9.10.7 A site at Nai Chung is designated for educational and recreational
development.  Recreational uses compatible with the overall setting of
the area are permitted as of right.  The development of a school in this
zone requires planning permission from the Board in order to ensure
adequate planning control on the proposed use through the submission of
layout plan.  Moreover, development or redevelopment within the zone
is subject to a maximum GFA of 17,800m2 and a maximum building
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height of seven storeys.  Minor relaxation of the stated restrictions may
be considered by the Board on application under section 16 of the
Ordinance.  Each proposal will be considered on its own merits.  For any
development on this site, special attention should be made to ensure no
adverse impact on the surrounding environment (particularly the Nai
Chung SSSI).

9.10.8 An “OU” annotated “Pedestrian Link with Retail Facilities” zone is
indicated on the Plan to provide a pedestrian link connecting the public
housing developments on both sides of Ma On Shan Road.  This
footbridge will serve as a major pedestrian connection for easy access to
the Ma On Shan Town Centre and the Ma On Shan Rail Heng On Station.
Given the length of the footbridge (about 100m), subject to the Housing
Department (HD)’s feasibility study, some retail facilities can be
provided along this walkway to help create a better walking experience.
As the footbridge is located at the southern entrance of Ma On Shan and
would be visually prominent, special consideration would be given by
HD to its design so that it would serve to signify a gateway into the new
town.

9.10.9 A site to the south of Chevalier Garden along Mui Tsz Lam Road in
Planning Area 75 is designated  as “OU” annotated “Sewage
Treatment Works” to facilitate the relocation of the Sha Tin Sewage
Treatment Works to cavern.

  9.10.910 Developments or redevelopments in the “OU” sites are subject to
maximum building heights in terms of mPD or number of storeys as
stipulated on the Plan or at the Notes of the Plan.  Minor relaxation of the
building height and/or plot ratio/GFA restrictions may be considered by
the Board on application under section 16 of the Ordinance.  The criteria
given in paragraph 7.6 above would be relevant for assessment for minor
relaxation of building height restrictions.  Each application for minor
relaxation of building height and/or GFA restrictions will be considered
on its own merits.

9.10.1011 However, for any existing building with plot ratio/GFA already
exceeding the plot ratio/GFA restrictions as shown on the Notes of the
Plan, there is a general presumption against such application for minor
relaxation except under exceptional circumstances.

 9.11 Green Belt (“GB”) :  Total Area 404.53 393.96 ha

  9.11.1   The planning intention of this zone is primarily for defining the limits of
urban and sub-urban development areas by natural features and to contain
urban sprawl as well as to provide passive recreational outlets.  The “GB”
zone also provides a buffer between the developments in the Area and the
adjacent Ma On Shan Country Park.  There is a general presumption
against development within this zone.

  9.11.2   The land within this zoning comprises mainly the hill slopes to the south
of Ma On Shan Bypass.  The existing wooded knoll near Starfish Bay and
the area to the southwest of Li Po Chun United World College are also
under this zoning.
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 9.12 Conservation Area (“CA”): Total Area 11.86 ha

 9.12.1   This zoning is intended to protect and retain the existing natural landscape,
ecological, topographical or archaeological features of the Area for
conservation, educational and research purposes and to separate sensitive
natural environment such as the SSSI from the adverse impacts of
development.  There is a general presumption against development in this
zone.  In general, only developments that are needed to support the
conservation of the existing natural landscape or scenic quality of the Area
or the development is an essential infrastructure project with overriding
public interest may be permitted.   The coastal areas in the eastern and
western parts of the Whitehead headland and along Starfish Bay and To
Tau are zoned “CA” in recognition of their ecological and archaeological
values.

 9.12.2   The eastern and western coastal areas of the Whitehead headland include
patches of dense, undisturbed and mature plantations which support a
number of bird species.  Starfish Bay has long been recognized as a site
of ecological interest for academic investigation of inter-tidal habitats and
the associated fauna.  It is important both as a natural resource asset and
because of its educational and scientific values.  The “CA” zone at
Starfish Bay together with the Nai Chung SSSI would form a continuous
conservation belt along the coastline.  In addition, the “CA” zone at To
Tau covers a mature coastal woodland and a prehistoric archaeological
site identified on the raised beach south of To Tau, which are of
ecological and archaeological values respectively.

  9.12.3   Uses in support of the conservation purposes such as nature reserve, field
study centre, education centre and visitor centre are permitted as of right.
New developments which are not necessary to support the conservation
objectives are not permitted in this zone.  Only a selective range of uses
such as public convenience and refreshment kiosk which would have
insignificant impact on the ecology, environment and infrastructural
provision of the area may be permitted with or without conditions on
application to the Board.

 9.13 Site of Special Scientific Interest (“SSSI”) : Total Area 2.48 ha

  9.13.1   The planning intention of this zone is to conserve and protect the features
of special geological interest which are designated as SSSI.  It intends to
deter human activities or developments within the SSSI.  There is a
general presumption against development in this zone.  No developments
are permitted unless they are needed to support the conservation of the
features of special scientific interest in the SSSI, to maintain and protect
the existing character of the SSSI, or for educational and research
purposes.

  9.13.2   The Nai Chung SSSI, which is of geological interest, was designated on
24 September 1982.  It extends about 0.9 km along the coast of Nai
Chung near Li Po Chun United World College.  Within this SSSI, good
contact of granite with sediments and traces of black carboneous shales
are found.  These are all rare geological features in Hong Kong.
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 9.14 Country Park (“CP”) : Total Area 0.60 ha

  9.14.1   Country Park means a country park or special area as designated under the
Country Parks Ordinance (Cap. 208).  All uses and developments require
consent from the Country and Marine Parks Authority and approval from
the Board is not required.

  9.14.2  The only site in the Area covered by this zoning is Nai Chung Barbecue
Site located along Sai Sha Road in Planning Area 81.  This site forms part
of Ma On Shan Country Park.

10. COMMUNICATIONS

 10.1 A comprehensive transportation system comprising roads, pedestrian ways and
cycle tracks has been planned for the Area.  Only the major road networks
(including trunk roads, primary and district distributors) are indicated on the Plan.

 10.2 External road links are provided in three directions.  Road T6 (comprising a
bridge and road interchanges) links the Area with Tolo Highway for access to the
northern New Territories.  To the south-west, Ma On Shan Road provides
connection to Tate’s Cairn Tunnel which links up with East Kowloon.   Sai Sha
Road in the east gives direct access to Sai Kung.  Internally, Ma On Shan Bypass,
which connects Ma On Shan Road to Sai Sha Road, skirts the south-east of the
main development area of the Area.  A hierarchy of distributor roads has been
planned to provide safe and convenient access to the various planning areas.

10.3 Extensive pedestrian and cycle track networks have been planned to link up the
residential developments with open spaces, community facilities, and the Town
Centre as far as possible.  They are, wherever possible, segregated from the road
network.

 10.4 Initially, public transport was only provided by buses and green minibuses.  The
East Rail Extension – Tai Wai to Ma On Shan (the MOS Rail) was completed in
2004 and provides a convenient passenger link connecting Ma On Shan with Tai
Wai via the Sha Tin hinterland.  The MOS Rail is provided with interchange
facilities with the existing East Rail in Tai Wai.  The MOS Rail comprises five
stations and a maintenance centre in Sha Tin.  Four stations fall within Ma On
Shan (Tai Shui Hang, Heng On, Ma On Shan and Wu Kai Sha).

 10.5 A new ferry pier is proposed near Ma On Shan Park in Planning Area 100 to cater
for possible ferry services, public vessels and pleasure boats.

11.  UTILITY SERVICES

 11.1 Water Supply

  Fresh water supply and sea water supply for flushing are generally available to
low-lying area in the Area.  Fresh water supply is provided by Ma On Shan Water
Treatment Works via Ma On Shan Fresh Water Primary and Secondary Service
Reservoirs.  Sea water supply is provided by Sha Tin Seafront Salt Water
Pumping Station via Ma On Shan Salt Water Service Reservoir.
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 11.2 Sewage Treatment

  The sewage in the Area will be pumped via rising mains to the Sewage Treatment
Works in Planning Area 47 in Sha Tin.  The Drainage Services Department is
proceeding with the Stage III extension to the Sewage Treatment Works for
completion in 2010.  There is at present no sewer serving the area to the north of
Lok Wo Sha in Area 111.  The proposed development at Whitehead and the area
near Lok Wo Sha will tie in with the upgrading of the sewerage system in the Ma
On Shan area.

 11.3 Public Utilities

  Close liaison and consultation with the various utility companies have been
maintained in the planning and development of the Area.  Adequate provision has
been made for utility networks and for installations such as telephone exchanges
and electric sub-stations.

12.  CULTURAL HERITAGE

12.1  Three sites of archaeological interest are located within the Area, namely Pak
Kong – Mui Tsz Lam Trackway (partial), Wu Kai Sha Site of Archaeological
Interest, and Che Ha Site of Archaeological Interest (partial).  There are two seven
graded historic buildings in the Area, namely Cheung Village House at No. 6 Tai
Shui Hang (Grade 3) and, Cheung Village Houses at Nos. 16-18 Tai Shui Hang
(Grade 3), Exterior walls of 240ML and 110ML, Ma On Shan Iron Mine (Grade
2), Mineral Preparation Plant, Ma On Shan Iron Mine (Grade 3), Site
Structures at Mining Settlement, Ma On Shan Iron Mine (Grade 3), Lutheran
Yan Kwong Church (Grade 3) and St. Joseph’s Church (Grade 2).

 12.2 On 19 March 2009, tThe Antiquities and Advisory Board (AAB) released the list
of 1,444 historic buildings, in which the building/structures within the Area
have been accorded gradings. The AAB also released a number of new items in
addition to the list of 1,444 historic buildings.  These items are subject to the
grading assessment by AAB.  Details of the list of 1,444 historic buildings and its
new items have been uploaded onto the official website of AAB at
http://www.aab.gov.hk.

12.3 Prior consultation with the Antiquities and Monuments Office (AMO) of LCSD
should be made if any development, redevelopment or rezoning proposals might
affect the above sites/historic buildings, new items and their immediate environs.

12.4 If disturbance of the sites of archaeological interest is unavoidable, a detailed
Archaeological Impact Assessment (AIA) conducted by a qualified archaeologist
is required for development works within the sites.  The archaeologist shall apply
for a license to conduct the AIA under the Antiquities and Monuments Ordinance
(Cap.53).  A proposal of the AIA shall be submitted to AMO for agreement prior
to applying for a license.
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13.  IMPLEMENTATION

 13.1 Although existing uses non-conforming to the statutory zonings are tolerated, any
material change of use and any other development/redevelopment must be always
permitted in terms of the Plan or, if permission is required, in accordance with the
permission granted by the Board.  The Board has published a set of guidelines for
the interpretation of existing use in the urban and new town areas.  Any person
who intends to claim an “existing use right” should refer to the guidelines and will
need to provide sufficient evidence to support his claim.  The enforcement of the
zonings mainly rests with the Buildings Department, the Lands Department and
the various licensing authorities.

13.2  The Plan provides a broad land-use framework within which more detailed
non-statutory plans for the Area are prepared by the Planning Department.  These
detailed plans are used within the Government as the basis for public works
planning and site reservation.  Disposal of sites is undertaken by the Lands
Department.  Public works projects are co-ordinated by the Civil Engineering and
Development Department in conjunction with the client departments and works
departments, such as the Architectural Services Department and the Highways
Department.  In the course of implementation of the Plan, the Sha Tin District
Council would be consulted as appropriate.

13.3  Planning applications to the Board will be assessed on individual merits.  In
general, the Board’s consideration of the planning applications, will take into
account all relevant planning considerations which may include the departmental
outline development plans/layout plans, and Guidelines published by the Board.
The outline development plan and layout plans are available for public inspection
at the Planning Department.  Guidelines published by the Board are available
from the Board’s website, the Secretariat of the Board and the Technical Services
Division of the Planning Department.  Application forms and guidance notes for
planning applications can be downloaded from the Board’s website and are
available from the Secretariat of the Board, and the Technical Services Division
and the relevant District Planning Office of the Planning Department.
Applications should be supported by such materials as the Board thinks
appropriate to enable it to consider the applications.

TOWN PLANNING BOARD
AUGUST 2020
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1 INTRODUCTION 

1.1 Project Background 

1.1.1 Several sites at various locations in Ma On Shan (MOS), namely Sites 1 and 2 near Cheung 
Muk Tau Tsuen and Sites 3 to 5 as well as Sites A, C & D (finally combined and renamed to 
Site P) alongside Ma On Shan Tsuen Road (MOSTR) have been identified as potential sites for 
housing development.  The locations of the proposed sites are shown in Figure 
188563/ELP/001. 

1.1.2 Black & Veatch Hong Kong Limited (B&V) was commissioned by the Civil Engineering and 
Development Department (CEDD) under Agreement No. CE 80/2014 (CE) in April 2015 to 
undertake the Feasibility Study (FS) for the site formation and infrastructural works for 
supporting the proposed housing developments at the above sites. 

1.2 Project Description  

1.2.1 Throughout the study period under this Agreement, the boundaries of the proposed public 
and private housing sites have been refined for the purpose of optimising land utilisation and 
addressing site constraints.   The developments situate at various locations in MOS.  Amongst 
the proposed sites, Sites 1 to 4 are proposed for public housing development, whilst Site 5 is 
proposed for construction of primary school.  In addition, the remaining sites (i.e. Sites A, C 
and D) are proposed for private housing development, which are combined and renamed to 
Site P. 

1.2.2 The aim of this FS is to assess the feasibility of site formation and infrastructural works to 
support the proposed housing and school developments.  The works in general include: 

• Site formation works for ensuing developments, including slope cutting and earth filling 
works, as well as geotechnical works, earth retaining structures and natural terrain hazard 
mitigation measures; 

• Road works (including construction of new roads, footpaths, improvement and upgrading 
of existing roads, provision of new junction etc.); 

• Drainage and sewerage infrastructures; 

• Environmental mitigation measures; and  

• Other infrastructural works including water supply and utility services connections (by 
respective agencies or utility undertakings).  

1.3 Objective of this Report 

1.3.1 The purpose of this Final Report is to set out the key findings, recommendations and 
conclusions of the Study.  It also includes the recommended scope of the site formation and 
infrastructural works.   

1.3.2 The Final Report includes: 

(a) findings, proposals and recommendations of the Study including the scope of the 
recommended site formation and infrastructural works; and 

(b) the results of the technical assessments. 
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2 PROPOSED DEVELOPMENT LAYOUT PLANS AND DEVELOPMENT PARAMETERS 

2.1 General 

2.1.1 This chapter describes the proposed layout plans and the development parameters for the 
proposed development sites. 

2.2 Site Description 

2.2.1 The locations of the housing sites are briefly described as follows: - 

• Site 1 is located at the west of Cheung Muk Tau Tsuen, bounded by the Ma On Shan 
Bypass to the north and west.  There is no existing public road serving Site 1.  Also, 
the eastern portion of Site 1 falls within consultation zone of the Ma On Shan Water 
Treatment Works (MOSWTW), which is classified as a potentially hazardous 
installation under the Hong Kong Planning Standards and Guidelines (HKPSG). 

• Site 2 is located at the south of Symphony Bay Villa Rhapsody, which can be reached 
by a village track.  The site also falls within the consultation of the MOSWTW . 

• Sites 3&4 and Site 5 are located at the mid-level of Mount Ma On Shan.  These sites 
are currently served by Ma On Shan Tsuen Road. 

• Site P (i.e. Sites A, C and D) is located at further uphill of Sites 3&4 and Site 5 serving 
by Ma On Shan Tsuen Road.   

2.3 Background of the Planning of “Green Belt (GB)” Sites 

2.3.1 The proposed housing developments will involve rezoning of the existing Green Belt (GB) 
zone.  In fact, such a development within “GB” has been supported and initiated by the 
prevailing policies in order to increase the housing land supply and meet the keen housing 
demand in Hong Kong. The policies have also established the rationale to select the potential 
sites for housing developments.  This section summarises the background of the planning of 
the developments within the “GB” site. 

2013 Policy Address - s.73 Increasing Supply of Housing Land in Short to Medium Term 

2.3.2 “The Government will take a number of strong measures to increase housing land supply in the 
short to medium term including Government, Institution or Community (G/IC) sites and other 
Government sites which would be used for housing development, and other sites in Green Belt 
areas which are devegetated, deserted or formed and considered suitable for rezoning for 
residential use. Town planning process will commence in phases with the purpose of releasing 
more sites for housing development.” 

2017 Policy Address - s.142 Land Supply 

2.3.3 “Over the years, the Government has proposed many strategies for increasing land supply, 
including reclamation outside the Victoria Harbour, reviewing land uses, increasing the 
development intensity of sites, developing rock cavern space, speeding up urban renewal, 
developing the Lantau Island, etc. The departments and organisations concerned are also 
undertaking studies on the utilization of land on the periphery of country parks and the use of 
brownfield sites in the New Territories. Many proposals on land supply have also been put 
forward in the community. Hence, it appears that what is lacking is not ideas on how to increase 
land supply but a broad consensus on the pros and cons, trade-offs and priorities of different 
options. However, if we continued to argue repeatedly and stayed indecisive, coupled with the 
long lead time for land production, the tight land supply in Hong Kong would only get worse, 
making it even more difficult for our people to realise their aspirations for home ownership.” 
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2017 Policy Address - s.144 Housing Policy 

2.3.4 “Housing is not a simple commodity. Our community has a rightful expectation towards the 
Government to provide adequate housing. This is also fundamental to social harmony and 
stability. Therefore, while maintaining respect of a free market economy, the Government has 
an indispensable role to play in this area; Government will focus on home-ownership to enable 
our people to live happily in Hong Kong and call it their home. The Government will strive to 
build a housing ladder to rekindle the hopes of families in different income brackets to become 
home-owners; focusing on supply and based on the Long Term Housing Strategy, Government 
will step up our effort in increasing the supply of housing units; with insufficient land and when 
new supply is not yet available, Government will strive to optimise the existing housing resources 
to meet the housing needs of families that have long been on the waiting list for public rental 
housing (PRH) and to help residents in poor living conditions.” 

Secretary for Development to Legislative Council on 24.1.2018 

2.3.5 “As part of the multi-pronged land supply strategy, through on-going land use reviews in the 
last few years, the Government has identified over 210 sites with potential for housing 
development in the short to medium term, including 77 "Green Belt" (GB) sites identified from 
the two-stage GB review and other land use reviews. The first stage of GB review mainly covered 
GB areas which were formed, deserted or de-vegetated, but possessed potential for residential 
development. The second stage of GB review covered GB zones in the fringe of built-up areas 
close to existing urban areas and new towns, and those vegetated areas with relatively less 
buffering effect and lower conservation value. As with other sites rezoned for housing purposes, 
in proposing rezoning of GB sites, the Government will according to the established mechanism 
and criteria assess a host of factors, including transport and infrastructure capacity, provision 
of community facilities, development constraints, potential impacts on the local environment, 
visual and air ventilation impacts, etc. to ensure that there will not be insurmountable impact 
to the local community, while providing objective information to devise appropriate mitigation 
measures.” 

2019 Policy Address - s.18 Land Supply 

2.3.6 “To meet the keen housing demands of the public, we have to increase the supply of land for 
housing development in a persistent manner.” 

2.4 Finalized Development Layout Plans and Development Parameters 

2.4.1 The site boundaries have been further refined in the feasibility study from the initial 
indicative layout to develop an optimised development layout by considering the following 
key design rationales: - 

a) Land 

• Maximisation of land availability for house building; 

• Minimisation of land resumption area; 

• Avoidance of encroachment on Village Environ Boundary (VEB) as much as possible; 
and 

• Minimisation of disturbance to the existing graves especially ancient graves.  

b) Traffic 

• Provision of standard access to and from the housing and school sites. 
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c) Environmental 

• Minimisation of nuisance to the environments; 

• Avoidance of encroachment on Country Parks; 

• Minimisation of disturbance to the built heritages; and 

• Minimisation of generation of construction waste. 

d) Cost and Programme 

• Cost effective; and  

• Programme of target population intake. 

2.4.2 The finalised development layouts are shown in Figures 188563/ELP/002 and 003, and are 
described as follows: - 

• Site boundary of Site 1 has been adjusted to avoid the resumption of the existing 
graves and to minimise the encroachment onto the VEB of Cheung Muk Tau Tsuen.   

• Some irregular sharp corners of Site 2 have been eliminated from the initial layout to 
form the finalised layout.  

• The finalised site boundary of Sites 3&4 has been modified to avoid any impact on the 
historic buildings in Shun Yee San Tsuen and environment.  In addition, Site 5 is 
proposed to be a school site instead of a housing site in view of the regional demand. 

• To reduce the impact to Ma On Shan Country Park, Site P is proposed to be connected 
to Ma On Shan Tsuen Road and is combined as a single site for enhancing the 
development potential.  

2.4.3 To meet the soaring demand for public housing units, the Government recommended in the 
Long Term Housing Strategy Annual Progress Report 2018 to enhance the development 
intensity of public housing sites for ongoing projects.   In view of this, the technical 
assessments have taken into account the latest development parameters by adopting a higher 
domestic plot ratio for public housing Sites 1 to 4.  Based on the finalised development 
layouts, the development parameters for the proposed public housing development and 
proposed private housing development have been updated and shown in Table 2.1 below.  
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Table 2.1 – Latest Development Parameters  

Name of 
Site 

Site Area 
(ha) 

Current 
(Proposed) 

Zoning 

Proposed 
Domestic Plot 

Ratio 

Proposed Non-
Domestic Plot 

Ratio 
Housing Type 

Approx. Flat 
Number 

Approx. 
Population from 
Domestic (Non-
Domestic) Plot 

Ratio 

Site 1 1.38 

GB (R) 6.5 
Not exceeding 

0.3 

SSF 1660 4650 (460) 

Site 2 1.46 SSF 1820 5100 (440) 

Sites 3&4 2.26 

SSF  
(Scenario A) 

2370 6640 (680) 

PRH  
(Scenario B) 

2700 7560 (680) 

Site 5 0.73 GB (G/IC) --- --- 
Other  

(School Site) 
30 classrooms 900 (---) 

Site P 2.73 GB (R) 3.6 --- Private 1040 
3120 (150) 
(see note 3) 

 
Notes: 
1. To cater for the potential demand, various retail, welfare/community and public parking facilities are proposed to be provided in public 

housing sites as appropriate. 
2. According to HKPSG, a minimum of 1m2 per person of local open space should be provided for the private housing development at Site P. 
3. To cater for the potential demand for welfare facilities within the local community, a Residential Care Home for the Elderly (RCHE) serving 

about 150 people is proposed to be provided within private housing development at Site P. 
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2.5 Land Use Review on Site P 

2.5.1 Site P lies within the Ma On Shan Outline Zoning Plan (OZP) No. S/MOS/22, an extract of 
which is shown in Figure 188563/LUR/002. The land use planning control of the hillside 
woodland of the green belt, the villages of Shun Yee San Tsuen and Ma On Shan Tsuen, the 
residential developments, open space and the various G/IC sites are governed by the above 
mentioned OZP.   

2.5.2 Site P is currently zoned “GB” and consists of roads and naturally vegetated hills with several 
upland streams draining off the eastern natural vegetated slopes. The vegetated man-made 
slopes along the south of the Ma On Shan Bypass and the naturally vegetated hills further 
south of Site P are also zoned “GB”.  

2.5.3 An existing formal grave near the outer boundary of Site P would be retained.  No grave, other 
than this formal grave, was identified within Site P preliminarily.  

2.5.4 The existing Ma On Shan Tsuen Road is proposed to be upgraded and extended to connect 
Site P. The access to the new pavilion and the existing grave near Site P will be reprovided.  

2.5.5 The western boundary of Site P is further refined to eliminate irregular corners presented in 
the initial indicative layout.  Such adjustment will enhance the flexibility for the design of 
building block layout.  

2.5.6 The boundary of Site P has also been refined to avoid the impact to Ma On Shan Country Park, 
provide clearance of a temple (天后古媽) and cater for the irregular shape at the southeast 

corner. 

2.5.7 The mild gradient over Site P with local inclination less than 20 degrees suggests that such 
topography would not impose insurmountable technical constraints to the proposed private 
development.   

2.5.8 As shown in the aerial photograph in Figure 188563/LUR/002A, a few structures with man-
made features are found existed in the vicinity of Site P. To a certain extent, the natural 
landscape of these hillside areas has been disturbed.  Extensive tree felling or slope cutting is 
not anticipated, and minimum environmental impacts is envisaged.   

2.5.9 According to the land status information, Site P will affect government land only and no 
private land will be affected. Land resumption is therefore not required.   

2.5.10 Some existing temporary structures are identified within Site P currently.   Some are them 
are covered by Government Land Licences (GLLs). The affected GLLs will be terminated to 
make way for the proposed development.  Rehousing arrangement to eligible squatter 
occupants will be made accordingly.    It is envisaged, through the re-housing arrangement, 
the level of objection, if any, would be reduced to a minimum.   

2.5.11 The delimiting exercise of the boundary has taken into account the topography, structures 
nearby, environmental issue, and land requirement considerations to avoid any obstruction 
hindering the site formation, clearance and resumption of land.  Hence, the boundary of Site 
P is justified. 
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3 TRAFFIC AND TRANSPORTATION 

3.1 General 

3.1.1 This chapter provides a summary of the key findings in the Preliminary Traffic and 
Transportation Impact Assessment (PTTIA).  The existing and planned road networks and 
traffic impacts due to the proposed developments are presented. 

3.2 Existing Road Networks 

3.2.1 The proposed development sites are located at the eastern side of the Ma On Shan area.  Site 
1 and Site 2 are now connected to Sai Sha Road through Nin Fung Road, which is the access 
road to Cheung Muk Tau Tsuen.  On the other hand, Sites 3&4, 5, and Site P are connected to 
Ma On Shan Road through Ma On Shan Tsuen Road. 

3.2.2 Currently, the roads leading to the sites include Nin Fung Road, the access road to Cheung 
Muk Tau Tsuen, Ma On Shan Tsuen Road, Sai Sha Road and Ma On Shan Road.  They are 
described as follows:-   

• Nin Fung Road is a single 2-lane local road running parallel to Sai Sha Road.  It 
connects the existing Villa Rhapsody (Symphony Bay) as well as Cheung Muk Tau 
Tsuen with Sai Sha Road. 

• The access road to Cheung Muk Tau Tsuen is a sub-standard single-track access road 
connecting the existing Cheung Muk Tau Tsuen and Nin Fung Road. 

• Ma On Shan Tsuen Road comprises a single 2-lane local road partially and a single-
track access road connecting uphill Ma On Shan Tsuen and the Ma On Shan Country 
Pa, and is connected to the downhill roundabout of Ma On Shan Road/Hang Hong 
Street. 

• Sai Sha Road consists of a dual 3-lane carriageway (between Ma On Shan Road/Hang 
Tak Street and the roundabout of Sai Sha Road/Nin Wah Road/Nin Fung Road) and a 
single-2 lanes carriageway (between the roundabout of Sai Sha Road/Nin Wah 
Road/Nin Fung Road and Tai Mong Tsai Road).  Sai Sha Road provides the connection 
between the Ma On Shan area and the Sai Kung area.  In addition, its eastern end 
connects with Tai Mong Tsai Road leading to Sai Kung, whilst its western end 
connects with Ma On Shan Road leading to Kowloon and New Territories and Hang 
Tak Street leading to Sha Tin. 

• Ma On Shan Road is a dual 3-lane carriageway between Hang Shun Street and the 
roundabout of Ma On Shan Road/Hang Hong Street, whilst it is a dual-2 lanes 
carriageway between roundabout of Ma On Shan Road/Hang Hong Street and Sai Sha 
Road. 

3.3 Existing Traffic Conditions 

3.3.1 Traffic surveys in form of manual classified counts had been carried out during the periods 
from 07:30 to 09:30 and from 17:00 to 19:00 on a typical weekday in year 2019 with a view 
to determining the existing traffic demand of the local road network in the Ma On Shan area 
during peak periods. The locations of the surveyed road links and junctions are shown in 
Figure No. 188563/TIA/001. 

3.3.2 According to observed traffic data, the AM and PM peak hour flows occur from 07:45 to 08:45 
and from 17:45 to 18:45 respectively.  

3.3.3 Existing road link performances are summarized in Table 3.1 below.  
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Table 3.1 - Existing Road Link Performance 

Ref. Road Direction 
Capacity 
(pcu/hr) 

2019 Observed 
Flow (pcu/hr) 

V/C Ratio 

AM 
Peak 

PM 
Peak 

AM 
Peak 

PM 
Peak 

J5A 
Slip Road from Tate’s Cairn 
Highway (NB) to Tate’s Cairn 
Highway (WB) 

- 4000 2575 2445 0.64 0.61 

J5B 
Slip Road from Tate’s Cairn 
Highway (EB) to Tate’s Cairn 
Highway (SB) 

- 4000 3405 1840 0.85 0.46 

J5C 
Slip Road from Ma On Shan 
Road (SB) to Tate’s Cairn 
Highway (WB) 

- 1900 1380 930 0.73 0.49 

J5D 
Slip Road from Tate’s Cairn 
Highway (EB) to Ma On Shan 
Road (NB) 

- 1900 1135 1370 0.60 0.72 

J5B+J5D Tate’s Cairn Highway across 
Shing Mun River (T6 Bridge) 

EB 4000 4540 3210 1.14 0.80 
J5A+J5C WB 4000 3955 3375 0.99 0.84 

J12A 
Slip Road from Ma On Shan 
Bypass (NB) to Sai Sha Road 
(WB) 

- 1900 395 265 0.21 0.14 

J12B 
Slip Road from Sai Sha Road 
(EB) to Ma On Shan Bypass 
(SB) 

- 4000 460 210 0.12 0.05 

J12C Slip Road of Sai Sha Road EB - 1900 355  350  0.19 0.18 
J12D Slip Road of Sai Sha Road WB - 1900 315  335  0.17 0.18 

L1 
Tolo Highway (North of Chak 
Cheung Road) 

NB 8200 6450  7010  0.79 0.85 
SB 8200 7485  5945  0.91 0.73 

L2 Science Park Road 
NB 2850 1110  720  0.39 0.25 
SB 2850 865  925  0.30 0.32 

L3 
Tate’s Cairn Highway (South 
of Ma On Shan Road) 

NB 6100 3915  4000  0.64 0.66 
SB 6100 5985  3275  0.98 0.54 

L4 A Kung Kok Street Two-way 2000 1165 905 0.58 0.45 

L5 
Ma On Shan Road (Between 
Sai Sha Road Interchange 
and Ma On Shan Bypass) 

NB 5250 1655 2025 0.32 0.39 

SB 5250 2470 1600 0.47 0.30 

L6 
Sai Sha Road (Between Kam 
Yin Road and Wu Kai Sha 
Road) 

EB 2800 540 570 0.19 0.20 

WB 2800 660 520 0.24 0.19 

L7 Ma On Shan Bypass 
EB 6100 745 860 0.12 0.14 
WB 6100 1465 770 0.24 0.13 

L8 
Sai Sha Road (East of Nin 
Wah Road) 

Two-way 2080 1605 1565 0.77 0.75 

L9 Ma On Shan Tsuen Road 
NB (uphill) 1040 15 15 0.01 0.01 

SB (downhill) 1040 40 20 0.04 0.02 

L10 
Access road to Cheung Muk 
Tau 

Two-way 940 50  10  0.08 0.06 

Note: 
(1) According to TPDM Volume 2 Chapter 4 Table 4.6.8.1, +70% corrections to predicted flow was adopted for Main Line 

with 7% - 8% Uphill and 15% of Heavy Vehicle. 

3.3.4 The existing operational performances of the key junctions are summarized in Table 3.2 
below:- 
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Table 3.2 - Existing Junction Performance 

Ref. Junction 
Method of 

Control 

2019 RC/RFC(1) 

AM 
Peak 

PM 
Peak 

J1 Chak Cheung Street/Tolo Highway Roundabout 0.71 0.63 

J2 Chak Cheung Street/Science Park Road Roundabout 0.84 0.76 

J3 Chak Cheung Street/Sui Cheung Road Roundabout 0.51 0.59 

J4 Sui Cheung Street/Kiu Ha Road Signal >100% >100% 

J6 Sai Sha Road/Hang Fai Street Roundabout 0.54 0.34 

J7 Sai Sha Road/Hang Hong Street Signal 38% 55% 

J8 Sai Sha Road/On Yuen Street / On Luk Street Signal 63% 70% 

J9 Sai Sha Road/Ma On Shan Road/On Chiu Street Signal 69% 98% 

J10 Sai Sha Road/Kam Ying Road Signal 79% 91% 

J11 Sai Sha Road/Wu Kai Sha Road/Sha On Street Roundabout 0.27 0.22 

J13 Sai Sha Road/Nin Wah Road/Nin Fung Road Roundabout 0.47 0.36 

J14 On Chun Street/On Yuen Street Signal 98% >100% 

J15 On Chun Street/On Chiu Street Signal >100% >100% 

J16 On Luk Street/On Shing Street (West) Priority 0.32 0.41 

J17 On Luk Street/On Shing Street (East) Roundabout 0.29 0.50 

J18A Ma On Shan Road/On Luk Street (West) Priority 0.15 0.23 

J18B Ma On Shan Road/On Luk Street (East) Priority 0.17 0.17 

J19 Ma On Shan Road/Kam Ying Road Signal >100% >100% 

J20 Ma On Shan Road/Hang Hong Street Roundabout 0.36 0.30 

J21 
Ma On Shan Tsuen Road/Access Road to Ma On Shan 
Salt Water Service Reservoir  

Priority 0.01 0.01 

Note: (1) RC = Reserve Capacity, RFC = Ratio of Flow to Capacity 

3.3.5  Based on the preliminary capacity assessments for the key road links and junctions from the 
observed traffic data, the key road links and junctions could perform within their capacities 
except for the eastbound of Tate’s Cairn Highway across Shing Mun River (T6 Bridge) which 
is operating between 1.0 and 1.2 during AM peak, which means traffic speed is reduced. 

3.4 Existing Public Transportation Services 

3.4.1 In adjacent to the Sites 1 and 2, there is no public transport service operating along Nin Fung 
Road and the access road to Cheung Muk Tau Tsuen.  At present, the closest bus/GMB stops 
are located at Sai Sha Road. 

3.4.2 There are no public transport services operating along existing Ma On Shan Tsuen Road 
around Sites 3&4, 5 and Site P.  Nevertheless, there is one existing residents’ service Route 
No. NR84 serving Ma On Shan Tsuen and Ma On Shan Station (Sunshine City) with some 
special departures plying between Ma On Shan Tsuen and Yiu On Estate. 

3.5 Proposed Access Arrangements and Public Transport Facilities 

Proposed Access Arrangements 

Sites 1 and 2  

3.5.1 The access road to Cheung Muk Tau Tusen is currently a sub-standard single track access 
road.  The access road will be partially re-constructed to include a roundabout near the Site 
2 to connect with the proposed new road serving the Sites 1 and 2, whilst the new road will 
also connect with the existing Nin Fung Road.  The proposed local road network serving for 
Sites 1 and 2 is shown on Figure No. 188563/ELP/002. 
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Sites 3&4, Site 5 and Site P 

3.5.2 Ma On Shan Tsuen Road comprises a single 2-lane local road and single track access road.   As 
shown on Figure No. 188563/ELP/003, the existing junction of Ma On Shan Tsuen Road / 
access road to the Ma On Shan Salt Water Service Reservoir (J21) would be modified and 
relocated to form a priority junction to allow access to the Sites 3&4.  Starting from this 
priority junction to the roundabout near Sites 3&4, the existing Ma On Shan Tsuen Road will 
be re-aligned and upgraded to 7.9m wide single 2-lane carriageway with 2.75m wide footpath 
on both sides of the carriageway.  From the roundabout near Sites 3&4 to Site P, the 
carriageway will be 7.3m wide with 2.0m wide footpath.  At the end of the upgraded Ma On 
Shan Tsuen Road (i.e. near Site P), there will be a proposed cul-de-sac. 

3.5.3 The design of the proposed upgrading of Ma On Shan Tsuen Road meets the TPDM 
requirements. After the upgrading works of Ma On Shan Tsuen Road, the road section 
between the priority junction and the new roundabout near the access of the Sites 3&4 will 
not exceed 8% in gradient.  Nevertheless, the remaining road section after the new 
roundabout until the cul-de-sac near the Site P has to be maintained around 10% gradient in 
order to re-join with the existing Ma On Shan Tsuen Road as soon as the topography allows, 
having regard to the need of avoiding conflicts with some graded heritage structures as far as 
possible.   

Proposed Arrangement on Public Transport Facilities / Services 

Sites 1 and 2  

3.5.4 As shown in Figure 188563/ELP/002, a pair of on-street bus laybys are proposed at the 
middle of the Site 1 and the Site 2 on the proposed new road with an aim to cater for two bus 
routes to serve both the Sites 1 & 2.  Each proposed bus layby will be able to accommodate 
three buses for their terminal facilities. It is anticipated that the residents would probably 
rely on the bus services as their major transport mode. 

Sites 3&4, Site 5  

3.5.5 As shown in Figure 188563/ELP/003, a pair of over 70m laybys (excluding taper) is 
proposed near Sites 3&4, which comprise a layby for two bus routes (total of 56m for four 
12.8m bus stacking spaces), a 16m GMB stand for two 19-seats GMB, an around 25m taxi 
stand and a 50m general layby to cater the demand for the proposed housing developments 
together with the proposed school in Site 5. 

Site P 

3.5.6 Upon commission of Site P, there will be a population increase of about 3,120 persons along 
Ma On Shan Tsuen Road.  As shown in Figure 188563/ELP/003, a 40m long layby near Site 
P to cater for extra GMB services or resident’s services operating along the upgraded Ma On 
Shan Tsuen Road is proposed to be provided to serve such increase due to the private 
development. The layby would be able to accommodate bus, GMB services or resident’s 
services. 

3.6 Approach for Traffic Forecast 

Overview 

3.6.1 In order to carry out the traffic forecast, the base year and future year traffic models for 
weekday AM & PM peaks are developed using the 2016-based Territorial Population and 
Employment Data Matrices (TPEDM), 2015 Base District Traffic Model (BDTM), 2017 Annual 
Traffic Census (ATC) Report and latest planning assumptions for providing traffic forecast. 
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3.6.2 The population intake of the proposed developments will occur in years 2029 to 2032 
tentatively.  Thus, the design year adopted is year 2035 (3 years after latest population 
intake’s year), which is the worst case scenario.   

Future Year Networks & Planning Data Assumptions 

3.6.3 The strategic highway network assumptions are presented in Table 3.3 to Table 3.6 for 
years 2021, 2026, 2031 and 2036 .  Table 3.7 shows the future railway network assumptions. 

Table 3.3 2021 Strategic Road Network Assumptions 

2021 Road Network Assumption (In Addition To Existing 
Network) 

Configuration(1) 

Kowloon 

Proposed Road Improvement Works in West Kowloon Reclamation 
Development – Phase 1 

S1 

Road Improvement Works for South East Kowloon Development S2/D2/D3 
New Territories 
Route 6 (formerly Route 11) – Tseung Kwan O – Lam Tin Tunnel D2 
Tuen Mun - Chek Lap Kok Link (Southern Connection to Tung Chung) D2 
Tuen Mun – Chek Lap Kok Link (Northern Connection) D2 
Widening of Tolo Highway/Fanling Highway between Island House 
Interchange and Fanling (Stage 2 – Section between Tai Hang and Wo 
Hop Shek Interchange) 

D4 

Connecting Road from Fanling Highway to Liantang/Heung Yuen Wai 
Boundary Control Point 

D2 

Dualling of Hiram’s Highway between Clear Water Bay Road and 
Marina Cove  

D2 

Widening of section of Lin Ma Hang Road between Ping Che Road and 
Tsung Yuen Ha 

S2(2) 

Flyover from Kwai Tsing Interchange Upramp to Kwai Chung Road S1 
Improvements to Fan Kam Road S2 
Notes:   
(1) Highway marked with D2 configuration represents a dual carriageway with 2 traffic lanes per direction.  Likewise, 

highways marked with D3, D4 and D5 configuration represent dual carriageways with 3, 4 and 5 traffic lanes per direction 
respectively.  A highway marked with S2 configuration is a single carriageway with 1 traffic lane per direction. 

(2) The configuration of these proposed highways varies at different sections of the road. 

 
 

Table 3.4 2026 Strategic Road Network Assumptions 

2026 Road Network Assumption (In Addition To 2021 Road 
Network) 

Configuration(1) 

Kowloon 

New Slip Roads for West Kowloon Reclamation Development (Phase 1) S1 
Road Improvement Works in West Kowloon Reclamation Development 
(Widening of Nga Cheung Road) 

S1 

Road Improvement Works for South East Kowloon Development S2/D2/D3 
Route 6 (formerly Route 11) – Central Kowloon Route D3 
Route 6 (formerly Route 11) – Trunk Road T2 (Kai Tak – Cha Kwo Ling 
Link) 

D2 

Cross Bay Link at Tseung Kwan O D2 
Widening of Gascoigne Road Flyover D2 
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2026 Road Network Assumption (In Addition To 2021 Road 
Network) 

Configuration(1) 

New Territories 

North Lantau Road P1 (Tung Chung East to Tai Ho Section) D2 
Fanling Bypass Eastern Section D2 
Widening of section of Lin Ma Hang Road between Ping Yuen River and 
Ping Che Road 

S2 

Widening of section of Lin Ma Hang Road between Tsung Yuen Ha and 
Lin Ma Hang 

S2 

Widening of Fuk Hang Tsuen Road S2 
Upgrading of remaining sections of Kam Tin Road and Lam Kam Road S2 
Widening of Tai Po Road (existing remaining D2 Sha Tin Section) D3 
Widening of Castle Peak Road (Castle Peak Bay Section) D2 
Note: 
(1) Highway marked with D2 configuration represents a dual carriageway with 2 traffic lanes per direction.  Likewise, 

highways marked with D3, D4 and D5 configuration represent dual carriageways with 3, 4 and 5 traffic lanes per direction 
respectively.  A highway marked with S2 configuration is a single carriageway with 1 traffic lane per direction. 

 
Table 3.5 2031 Strategic Road Network Assumptions 

2031 Road Network Assumption (In Addition To 2026 Network) Configuration(1) 

New Territories  

Widening of Tsuen Wan Road, Extension of Existing Vehicular Bridge at 
Texaco Road and the Associated Junction Improvement Works 

D4/D5(2) 

Tuen Mun Western Bypass (connecting Tuen Mun – Chek Lap Kok Link 
with Tsing Tin Road) 

D2 

Tuen Mun Western Bypass (connecting Tsing Tin Road with San Sang 
San Tsuen) 

D2 

Road Improvement Works in Hung Shui Kiu New Development Area D2 
Widening of Fanling Highway between Pak Shek Au Interchange and Po 
Shek Wu Interchange 

D4 

Dualling of Hiram’s Highway between Marina Cove and Sai Kung 
Town(3) 

D2 

Trunk Road T4(4) D2 
Notes: 
(1) Highway marked with D2 configuration represents a dual carriageway with 2 traffic lanes per direction.  Likewise, 

highways marked with D3, D4 and D5 configuration represent dual carriageways with 3, 4 and 5 traffic lanes per direction 
respectively.  A highway marked with S2 configuration is a single carriageway with 1 traffic lane per direction. 

(2) The configuration of these proposed highways varies at different sections of the road. 
(3) The TIA of the proposed highway is still ongoing and the programme is subject to further review. 
(4) The tentative commissioning of the proposed highway is in year 2028. 

 
 

Table 3.6 2036 Strategic Road Network Assumptions 

2036 Road Network Assumption (In Addition To 2031 Network) Configuration(1) 

New Territories  

Road Improvement Works in Yuen Long South Development D2 
Route 11 (formerly Route 10) between North Lantau and Yuen Long 
comprising Lam Tei Tunnel, Tai Lam Chung Tunnel, So Kwun Wat Link 
Road and Tsing Lung Bridge 

D3 

North Lantau Road P1 (Tai Ho to Sunny Bay Section) D2 
Notes: 
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(1) Highway marked with D2 configuration represents a dual carriageway with 2 traffic lanes per direction.  Likewise, 
highways marked with D3, D4 and D5 configuration represent dual carriageways with 3, 4 and 5 traffic lanes per direction 
respectively.  A highway marked with S2 configuration is a single carriageway with 1 traffic lane per direction. 

(2) The configuration of these proposed highways varies at different sections of the road. 
(3) No additional highway network will be assumed for year 2041. 

 
Table 3.7 Railway Network Assumptions 

By 2021 (In Addition to Existing Network) 

Shatin to Central Link (Tai Wai to Hung Hom Section) 

By 2026 (In Addition to Existing Network) 

Shatin to Central Link (Hung Hom to Admiralty Section) 
Northern Link and Kwu Tung Station 
Tuen Mun South Extension 
East Kowloon Line 
West Rail Line (Hung Shui Kiu Station) 
South Island Line (West) 
North Island Line 
Tung Chung West Extension 
Tung Chung East Station 
Siu Ho Wan Station 

No additional railway network assumed for years 2031, 2036 and 2041 

3.6.4 The additional traffic generated by the nearby planned/committed developments are also 
included in the traffic forecasts as shown in Table 3.8. 

Table 3.8 Nearby Planned/Committed Developments 
• Planning Application No. A/MOS/107, STTL 601, Whitehead CDA(3) 

• Planning Application No. A/MOS/82, STTL 502, part of Whitehead CDA(1), i.e. Double Cove 

• Planning Application No. A/NE-SSH/120, Shap Sze Heung CDA 

• Planning Application No. Z/MOS/4 

• Hang Tai Road MOS Area 86B Housing Project 

• Ma On Shan Road Housing Project 

• Hang Kin Street Housing Project 

• Tai Po Town lot 213 & 214 

• Tai Po Town lot 225-228 

• HKSP Phase 3 

• HKSP Expansion – Stage 1 (SPX1) 

• STTL 611, Whitehead R(C) 3 

• A/MOS/87, CDA(1) Whitehead; Residential development  

• A/MOS/96,  CDA(1) Whitehead; City University hostel development 

• R(B)5, Residential development at Lok Wo Sha Lane 

3.7 Operational Traffic Impact Assessment 

3.7.1 Traffic forecasts have been developed for the design year 2035.  The operational Traffic 
Impact Assessment identifies critical issues and recommends any associated traffic 
improvement schemes to alleviate the identified traffic problems as necessary.  

Road Capacity Assessment 

3.7.2 Table 3.9 summarizes the traffic forecasts and V/C ratio assessments for scenarios with the 
proposed developments under the design year 2035. 
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Table 3.9 – Road Link Capacity Assessments for Design Year 2035 

Ref. Road Direction 
Capacity 
(pcu/hr) 

2035 
Reference Scenario 

(Without Development) 

2035 
Design Scenario 

(With Development) 
Flow (pcu) V/C Flow (pcu) V/C 
AM PM AM PM AM PM AM PM 

J5A 
Slip Road from Tate’s Cairn 
Highway (NB) to Tate’s Cairn 
Highway (WB) 

- 4000 2775  2765  0.69 0.69 2775  2765  0.69 0.69 

J5B 
Slip Road from Tate’s Cairn 
Highway (EB) to Tate’s Cairn 
Highway (SB) 

- 4000 3410  2259  0.85 0.56 3410  2259  0.85 0.56 

J5C 
Slip Road from Ma On Shan 
Road (SB) to Tate’s Cairn 
Highway (WB) 

- 1900 1608  943  0.85 0.50 1797  1068  0.95 0.56 

J5D 
Slip Road from Tate’s Cairn 
Highway (EB) to Ma On Shan 
Road (NB) 

- 1900 1099  1431  0.58 0.75 1252  1571  0.66 0.83 

J5B + 
J5D Tate’s Cairn Highway across 

Shing Mun River (T6 Bridge) 

EB 4000 4,509 3,690 1.13 0.92 4,662 3,830 1.17 0.96 

J5A+ 
J5C 

WB 4000 4,383 3,708 1.10 0.93 4,572 3,833 1.14 0.96 

J12A 
Slip Road from Ma On Shan 
Bypass (NB) to Sai Sha Road 
(WB) 

- 1900 667  559  0.35 0.29 667  559  0.35 0.29 

J12B 
Slip Road from Sai Sha Road 
(EB) to Ma On Shan Bypass 
(SB) 

- 4000 823  412  0.21 0.10 823  412  0.21 0.10 

J12C Slip Road of Sai Sha Road EB - 1900 594  557  0.31 0.29 692  643  0.36 0.34 
J12D Slip Road of Sai Sha Road WB - 1900 573  509  0.30 0.27 666  576  0.35 0.30 

L1 
Tolo Highway (North of Chak 
Cheung Road) 

NB 8200 7554  9058  0.92 1.10 7662  9114  0.93 1.11 
SB 8200 9288  7384  1.13 0.90 9368  7456  1.14 0.91 

L2 Science Park Road 
NB 2850 1600  1275  0.56 0.45 1600  1275  0.56 0.45 
SB 2850 1066  1259  0.37 0.44 1066  1259  0.37 0.44 

L3 
Tate’s Cairn Highway (South 
of Ma On Shan Road) 

NB 6100 5236  5388  0.86 0.88 5519  5650  0.90 0.93 
SB 6100 6918  4677  1.13 0.77 7256  4875  1.19 0.80 

L4 A Kung Kok Street Two-way 2000 1516  1279  0.76 0.64 1624  1322  0.81 0.66 

L5 
Ma On Shan Road (Between 
Sai Sha Road Interchange 
and Ma On Shan Bypass) 

NB 5250 2508  3047  0.48 0.58 2944  3449  0.56 0.66 

SB 5250 3719  2496  0.71 0.48 4339  2841  0.83 0.54 

L6 
Sai Sha Road (Between Kam 
Yin Road and Wu Kai Sha 
Road) 

EB 2800 780  734  0.28 0.26 894  822  0.32 0.29 

WB 2800 881  651  0.31 0.23 974  728  0.35 0.26 

L7 Ma On Shan Bypass 
EB 6100 1595  1775  0.26 0.29 1785  1947  0.29 0.32 
WB 6100 2554  1606  0.42 0.26 2818  1760  0.46 0.29 

L8 
Sai Sha Road (East of Nin 
Wah Road) (2) 

EB 2800 1387  1613  0.50 0.58 1409  1624  0.50 0.58 
WB 2800 2001  1529  0.71 0.55 2017  1544  0.72 0.55 

L9 Ma On Shan Tsuen Road 
NB (uphill) 1040 72  81  0.07 0.08 430  415  0.41 0.40 

SB (downhill) 1040 106  82  0.10 0.08 579  348  0.56 0.33 

L10 
Access Road to Cheung Muk 
Tau 

Two-way 940 75 55 0.10 0.08 679 519 0.72 0.55 

Note: 
(1) According to TPDM Volume 2 Chapter 4 Table 4.6.8.1, +70% corrections to predicted flow was adopted for Main Line with 7% - 8% 

Uphill and 15% of Heavy Vehicle. 
(2) Under the Shap Sze Heung CDA, Sai Sha Road will be widened to dual-2 lanes carriageway. 

3.7.3 The assessment results presented in Table 3.9 indicate that with the proposed housing 
developments in place, the v/c ratio for the southbound and northbound of Tolo Highway at 
L1 will be slightly increased from 1.13 to 1.14 during AM peak and from 1.10 to 1.11 during 
PM peak respectively.  The southbound of Tate’s Cairn Highway (SB) at L3 will be increased 
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from 1.13 to 1.19 during AM peak in design year 2035 which means that traffic speed would 
be reduced.  The V/C ratio for the eastbound and westbound of Tate’s Cairn Highway across 
Shing Mun River (T6 Bridge) will be increased from 1.13 to 1.17 and from 1.10 to 1.14 
respectively during AM peak.   

3.7.4 To improve the capacity of L3, the Government proposed to provide an additional lane by 
widening this section of road from three lanes to four lanes.  The capacity will be increased 
to 8200 pcu/hr and the v/c ratio will be reduced to 0.88.  Subject to the further review and 
design in the Investigation stage, the Government will implement the associated 
improvement works before the year of overall population intake. 

3.7.5 Based on the findings of the assessment, there will be only relatively mild impact on T6 Bridge 
arising from the proposed housing developments.  In year 2035, the travelling speed on T6 
Bridge will be slightly slowed down and traffic queue would be built up during AM peak.  The 
Government will investigate the improvement measures of T6 Bridge and consult the public 
in due course. 

Critical Junction Assessment 

3.7.6 Based on the forecasted peak hour traffic flows, the operational performance of the identified 
critical junctions have been assessed for scenarios with the proposed developments under 
the design year 2035.  The results are summarized in Table 3.10. 

Table 3.10 Critical Junction Assessment in Design Year 2035  

Ref. Junction 
Method of 

Control 

RC/RFC(1) 

2035 
Reference 
Scenario 
(Without 

Development) 

2035 
Design Scenario 

(With 
Development) 

AM PM AM PM 

J1(2) 
Chak Cheung Street/Tolo 
Highway 

Roundabout 0.70 0.55 0.73 0.58 

J2 
Chak Cheung Street/Science Park 
Road 

Roundabout 0.88 0.75 0.91 0.79 

J3 
Chak Cheung Street/Sui Cheung 
Road 

Roundabout 0.36 0.38 0.39 0.39 

J4 Sui Cheung Street/Kiu Ha Road Signal >100% >100% >100% >100% 

J6 Sai Sha Road/Hang Fai Street Roundabout 0.59 0.37 0.59 0.38 

J7 Sai Sha Road/Hang Hong Street Signal 30% 46% 29% 44% 

J8 
Sai Sha Road/On Yuen Street / On 
Luk Street 

Signal 48% 57% 42% 51% 

J9 
Sai Sha Road/Ma On Shan 
Road/On Chiu Street 

Signal 46% 75% 34% 65% 

J10 Sai Sha Road/Kam Ying Road Signal 33% 45% 15% 26% 

J11 
Sai Sha Road/Wu Kai Sha 
Road/Sha On Street 

Roundabout 0.41 0.36 0.45 0.39 

J13 
Sai Sha Road/Nin Wah Road/Nin 
Fung Road 

Roundabout 0.89 0.68 1.10 0.78 

J14 On Chun Street/On Yuen Street Signal >100% >100% >100% >100% 

J15 On Chun Street/On Chiu Street Signal >100% >100% >100% >100% 

J16 
On Luk Street/On Shing Street 
(West) 

Priority 0.32 0.42 0.33 0.43 
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Ref. Junction 
Method of 

Control 

RC/RFC(1) 

2035 
Reference 
Scenario 
(Without 

Development) 

2035 
Design Scenario 

(With 
Development) 

AM PM AM PM 

J17 
On Luk Street/On Shing Street 
(East) 

Roundabout 0.39 0.59 0.42 0.60 

J18A 
Ma On Shan Road/On Luk Street 
(West) 

Priority 0.27 0.36 0.30 0.39 

J18B 
Ma On Shan Road/On Luk Street 
(East) 

Priority 0.18 0.18 0.18 0.18 

J19 Ma On Shan Road/Kam Ying Road Signal >100% >100% >100% >100% 

J20 
Ma On Shan Road/Hang Hong 
Street 

Roundabout 0.39 0.34 0.59 0.46 

J21 
Ma On Shan Tsuen Road/Access 
Road to Ma On Shan Salt Water 
Service Reservoir 

Priority 0.16 0.12 0.84 0.58 

Note: 
(1) RC = Reserve Capacity, RFC = Ratio of Flow to Capacity  
(2) Based on planned junction improvement scheme under The Chinese University of Hong Kong – Private Teaching 

Hospital study 
 

3.7.7 The critical junction assessment has indicated that the capacity of some existing road junction 
would be close to an alerting level in the design year due to the proposed developments, 
including the roundabout of Chak Cheung Street / Science Park Road (J2), junction of Sai Sha 
Road / Kam Ying Road (J10) and junction of Sai Sha Road / Nin Wah Road / Nin Fung Road 
(J13). Thus, road improvement works on such critical junctions would be necessary. 

Recommended Road Improvement Works 

3.7.8 The Preliminary Traffic and Transport Impact Assessment has recommended the following 
junction improvement measures. The proposed improvement schemes are shown in 
Appendix A:  

• To alter the roundabout of Chak Cheung Street / Science Park Road (J2)1 to a signalized-
controlled junction. As a synergy effect, CEDD will further review the junction 

performance of both junctions J1 and J2 in investigation stage and implement the 

improvement works, if appropriate, before the year of overall population intake;  

• To enhance the method of traffic control at the junction of Sai Sha Road/Kam Ying 
Road (J10) by providing an additional traffic island; 

• To widen the approaching arm of Sai Sha Road (WB) and Nin Fung Road (NB) at the 
junction of Sai Sha Road / Nin Wah Road / Nin Fung Road (J13); and 

• To widen the exit arm at Ma On Shan Tsuen Road of Ma On Shan Road/Hang Hong 
Street (J20) to provide sufficient turning space for 12.8m bus. 

3.7.9 A preliminary assessment for the scenario with such enhancement works has been conducted 
and the results are summarized in Table 3.11 below. 

 
  

                                                        
1 The proposed schemes are indicative only and are subjected to further review/ design in Investigation stage. 
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Table 3.11 Junction Performance under Proposed Improvement Schemes 

Ref. Junction 
Method of 

Control 

RC/RFC 

2035 
Design Scenario 

(With Development) 

AM  PM  

J2 Chak Cheung Street/Science Park Road Signal 53% 76% 

J10 Sai Sha Road/Kam Ying Road Signal 95% >100% 

J13 Sai Sha Road/Nin Wah Road/Nin Fung Road Roundabout 0.82 0.78 

J20 Ma On Shan Road/Hang Hong Street Roundabout 0.47 0.46 

3.7.10 As depicted in Table 3.11, there will be no undesirable performance for all critical junctions 
with the implementation of the proposed improvement schemes. 

3.8 Summary 

3.8.1 With the implementation of the proposed improvement works, it is anticipated the proposed 
developments will not induce insurmountable problem to the traffic network from traffic 
point of view. 
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4 DRAINAGE AND SEWERAGE 

4.1 General 

4.1.1 This chapter aims to assess potential drainage and sewerage impacts that may arise from the 
proposed developments, and recommends the necessary improvement or upgrading works, 
if any. 

4.2 Drainage 

Existing Drainage Conditions 

4.2.1 The proposed developments are located in the hilly terrain of Ma On Shan, which fall into 
drainage catchments currently served by a proper drainage system. 

4.2.2 According to the DSD’s location map for flooding blackspots, there is no flooding blackspot 
identified within the concerned drainage catchments.  

Drainage Impact of the Proposed Development 

4.2.3 The proposed development will incur the drainage impacts as follows: - 

• Change in land use from unpaved to paved surface within the development areas 
resulting in an increase of the amount of runoff entering into the existing drainage 
system; 

• Change in formation level and cross-fall in the development area causing an alteration 
of the overland flow patterns and discharge points into the drainage system resulting 
in a modification of catchment plans; and  

• Create formation of the proposed development leading to intercept the flow of the 
existing streams. 

4.2.4 A preliminary hydraulic analysis under a 200-year rainfall event has been conducted on the 
existing drainage system under the Preliminary Drainage and Sewerage Study.  According to 
the results of the preliminary assessment, the proposed developments will generate 
additional runoff as a result of change of land use from unpaved to paved within the 
development areas and their associated infrastructural works. 

4.2.5 Despite there will be additional runoff after the development, the design capacity of existing 
drainage system has a sufficient capacity to cater for the peak runoff based on the preliminary 
hydraulic analysis.  Therefore, no adverse drainage impact is anticipated. 

Recommendations 

4.2.6 The surface runoff due to the developments is proposed to be conveyed to the nearby existing 
drainage system by constructing new drainage pipes ranging between 600mm and 1800mm 
in diameters as well as a cascade channel near Sites 3&4. The final location and alignment of 
these pipes are subject to review at Investigation, Design & Construction stage. The proposed 
drainage works for the development at Sites 1 to 5 and Site P are listed in Table 4.1 below 
and shown in Figures 188563/DIA/007A, 007B, 008 and 009. 

Table 4.1 Proposed Drainage Works  

Site Proposed Drainage Works 

Site 1 UC1: 600mm in 1:100 

D1: 900mm in 1:100 (Option A) 
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Site Proposed Drainage Works 

Site 2 UC2: 900mm in 1:100 

D2: 750mm in 1:80 

Sites 3, 4 & 5   

 

UC3: 750mm in 1:10 

D3: 1800mm in 1:80 

Cascade Channel 

Site P UC3: 750mm in 1:10 

4.2.7 Currently, the surface runoff from Site 1 is discharged to a 1350mm diameter pipe near the 
Ma On Shan Bypass.  To properly convey the runoff from Site 1 to the downstream drainage 
system after development, two feasible options have been formulated. For Option A as shown 
in Figure No. 188563/DIA/007A, a 900mm drainage pipe is proposed to collect the runoff of 
Site 1 and discharge to an existing sand trap in Nin Fung Road near the Symphony Villa. To 
enhance the capacity of the existing drainage system, upgrading of downstream pipe sections 
to 1200 to 1350 mm pipe could be considered. For Option B as shown in Figure No. 
188563/DIA/007B, the existing 1350mm diameter pipe near the Ma On Shan Bypass could 
be utilized for conveying the runoff from Site 1.  

4.2.8 A detailed hydraulic analysis and design of the proposed drainage works should be carried 
out under another Drainage Impact Assessment (DIA) to be conducted in the subsequent 
Investigation, Design & Construction stage, to determine the final drainage scheme and 
ensure appropriate drainage mitigation measures would be implemented to cater for the 
latest site conditions and developments.   

4.3 Sewerage 

Existing Sewerage Conditions 

4.3.1 The proposed developments will fall into the sewerage catchment of the Shatin Sewerage 
Treatment Works.   

4.3.2 The sewerage from Wu Kai Sha and Whitehead are collected to the Ma On Shan 108 Pumping 
Station (MOS108SPS) and pumped to the downstream gravity sewer near Kam Lung Court, 
subsequently discharged into the Ma On Shan Sewerage Pumping Station and finally to the 
Shatin Sewerage Treatment Works.  

4.3.3 The sewerage from Ma On Shan area would be collected to the Ma On Shan Sewerage Pumping 
Station (MOSSPS) and pumped to the Shatin Sewerage Treatment Works. 

4.3.4 According to the existing sewerage records provided by DSD, there is no public sewerage 
within the proposed development areas (i.e. Sites 1 to 5 and Site P).  

 Sewerage Impact of the Proposed Development 

4.3.5 The sewerage flow generated from the proposed developments is proposed to be conveyed 
to the Shatin Sewerage Treatment Works eventually.  The developments will be connected to 
the adjacent sewerage network, and thus assessments on the adequacy of the existing 
sewerage system in accommodating the additional sewerage flow due to the proposed 
developments have been conducted.  

4.3.6 The sewerage from Sites 1 and 2 is proposed to be discharged into the MOS108SPS via an 
existing twin 350mm gravity sewer, whilst this existing twin sewer will have sufficient 
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capacity to accommodate the additional sewerage flow based on the preliminary hydraulic 
examination. 

4.3.7 The sewerage from Sites 3 to 5 and Site P is proposed to be conveyed to the MOSSPS through 
the downstream sewers of the developments.  According to the results of the hydraulic 
analysis, the downstream sewers would have sufficient capacities to cater for the peak 
sewerage flow after developments. 

4.3.8 The MOS108SPS and the MOSSPS will be the sewerage discharging points for Sites 1 and 2, 
Sites 3 to 5 and Site P respectively.  Based on the capacity checking on both sewerage pumping 
stations, the forecasted sewerage flow exceeds the pumping capacities of  MOS108SPS and 
MOSSPS, and upgrading is required to cater for the additional sewerage due to the additional 
sewerage generation from the new population.  

Recommendations 

4.3.9 New sewers ranging from 225mm to 450mm in diameters are proposed to connect the 
proposed developments to the existing sewerage network.  No upgrading works on the 
existing sewers are anticipated. The proposed sewerage works are shown in Figures 
188563/SIA/001 to 003. 

4.3.10 The existing MOSSPS is proposed to be upgraded to cater for the additional sewerage flow. 
The sewerage assessment will be further reviewed in the Investigation, Design & 
Construction stage once more information on the proposed housing developments and the 
adjacent planned developments are available. In addition, project interface with "Agreement 
No. CE 30/2014 (DS) Relocation of Sha Tin  Sewerage Treatment Works to Caverns: Caverns 
and Sewerage Treatment Works - Investigation, Design and Construction" will be resolved as 
appropriate before the commencement of the works.   

4.3.11 The forecasted sewerage flow to the MOS108SPS merely exceeds the design capacity of the 
MOS108SPS, and therefore upgrading works by replacement of the existing sewerage pumps 
and upgrading of the associated downstream network may be necessary to cater for the 
forecasted sewerage flow. Further review and hydraulic modeling would be conducted when 
more information on the proposed housing developments and the adjacent planned 
developments are available at the subsequent Investigation, Design & Construction stage.   

4.3.12 To ensure appropriate sewerage mitigation measures would be implemented to reflect the 
latest site conditions and developments,  a comprehensive sewerage impact assessment (SIA) 
should be conducted in detailed design stage once more information, in particular the actual 
implementation programme and development parameters of the proposed housing 
developments and the adjacent planned developments, are available. 

4.4 Summary 

4.4.1 Following the implementation of the proposed drainage and sewerage works, no 
insurmountable issue is anticipated for the proposed developments from drainage and 
sewerage viewpoints. 
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5 WATER SUPPLIES AND UTILITIES 

5.1 General 

5.1.1 This chapter aims to assess the potential water supply and utility impacts that may arise from 
the proposed developments, and recommends the necessary improvements or upgrading 
works, if any. 

5.2 Existing Water Supply Systems 

Fresh Water Supply 

5.2.1 The Ma On Shan Water Treatment Works (MOSWTW) is the current major water source to 
the Ma On Shan area.  Treated fresh water is transferred from the MOSWTW to the Ma On 
Shan Fresh Water (FW) Primary Service Reservoir (S/R), and then to the MOS FW S/R and 
the MOS No. 2 FW S/R. 

5.2.2 The proposed housing sites are located in close vicinity of the fresh water supply zone served 
by the existing MOS FW S/R and the MOS No. 2 FW S/R.  

5.2.3 Ma On Shan Tsuen Fresh Water Pump House (MOST FWPH) is currently located near Shun 
Yee San Tsuen to pump fresh water to the Ma On Shan Tsuen Road Fresh Water Tank. 

Flushing Water Supply 

5.2.4 The proposed housing sites are located in close vicinity to the salt water supply zone served 
together by the existing MOS Salt Water (SW) S/R, the MOS No. 2 SW S/R, and the MOS No. 3 
SW S/R, which are all sourced from the Sha Tin Seafront SW Pumping Station.    

5.3 Impacts of the Proposed Developments on Water Supply 

Fresh Water Supply 

Water Treatment Works 

5.3.1 The MOSWTW serves the fresh water supply zone of the Ma On Shan area, whilst the 
proposed development sites are within the supply zone.  Therefore, there is no necessity to 
re-arrange the water supply zone to feed the fresh water to the proposed housing 
development.  Further, the existing MOS FW S/R and the MOS No. 2 FW S/R have sufficient 
capacity to support the proposed development.  As such, it is envisaged that the development 
of the proposed housing sites will not affect the current zoning and capacity of the MOSWTW.   

Fresh Water Service Reservoirs 

5.3.2 According to the hydraulic examination on the water supply networks, the capacity of the 
existing fresh water service reservoirs could cater for the additional fresh water demand 
arising from the developments. However, the requirement on the residual head to Sites 3 to 
5 and Site P could not be satisfied by the existing water supply systems since those sites 
would be formed at a high level ranging from 75 mPD to 140 mPD.    

Ma On Shan Tsuen Fresh Water Pump House 

5.3.3 The existing MOST FWPH is currently situated within the proposed development of Sites 3&4.  
It is considered that retaining the existing pump house in-situ, i.e. within the development 
area will reduce the developable area of Sites 3&4, causing a reduction in flat number 
production.   
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Salt Water Supply 

Salt Water Pumping Stations / Salt Water Service Reservoirs 

5.3.4 The Sha Tin Seafront Salt Water Pumping Station is the source of the salt water supply to Ma 
On Shan area feeding three existing salt water reservoirs including MOS SW S/R, MOS No.2 
SW S/R and MOS No.3 SW S/R as well as to the customers.  However, the flushing water 
supply from the pumping station and the service reservoirs have already reached a startling 
level, which is unable to provide flushing water supply to cater for the development without 
any mitigation works. 

5.3.5 Sites 3 to 5 and Site P will be formed at high elevations. If the developments connect to the 
existing water supply networks without any interim pressure boosting facilities, insufficient 
residual heads will be resulted .    

Water Gathering Ground 

5.3.6 According to the WSD’s record drawing on water gathering ground, the proposed 
development areas do not fall into the WSD’s Water Gathering Ground, and hence both short-
term and long-term impacts on the Water Gathering Ground are not anticipated. 

5.4 Recommendations for Water Supply 

Fresh Water Supply 

Sites 1 and 2 

5.4.1 Based on the preliminary water supply analysis, there will be sufficient water capacity and 
residual heads from the existing fresh water supply zone in the Ma On Shan area to support 
the development of Sites 1 and 2.  As such, there is no need to upgrade the existing water 
treatment works or construct a new water reservoir for the development in Sites 1 and 2. 

5.4.2 DN 400 and DN 600 water mains as shown in Figure 188563/WSS/007 and Figure 
188563/WSS/014 will be laid along Sai Sha Road and Kam Ying Road respectively to extend 
the water supply networks for the development of Sites 1 and 2, whilst the detailed 
alignments and connection points should be further investigated in Investigation, Design & 
Construction stage once more site information is available. 

Sites 3 to 5 

Provision of Fresh Water Service Reservoir   

5.4.3 To meet the requirement of the minimum residual head, a new fresh water service reservoir 
is proposed to be constructed at the uphill side of Sites 3 to 5. It would therefore be preferable 
to construct the reservoir aside the Ma On Shan Tsuen Road (MOSTR) where the elevation is 
sufficiently high.  The proposed fresh water service reservoir and its connections to Sites 3 to 
5 is shown in Figures 188563/WSS/009 and 010. 

5.4.4 In addition to the water head requirement, there is also a combination of various site 
constraints governing the site selection and platform layout of the new service reservoir, 
including the existing Ma On Shan Country Park area at the uphill side of MOSTR, some 
existing graded historic building alongside MOSTR and deep valleys as well as steep slopes at 
the downhill side of MOSTR.  Therefore, it is proposed to form a platform with a maximized 
flatted area of about 3,100 m2 at +148mPD near Site P to accommodate the FW S/R.  The 
proposed location not only avoids encroaching onto the country park area and damaging the 
existing historic buildings, but also allows the new structures to be situated on a cut slope 
generating less visual impacts.  Furthermore, it could provide sufficient residual head of 
about 60m to support the development of Sites 3 to 5.   However, to avoid excessive high 
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pressure to Sites 3 to 5, pressure reducing valve will be installed at appropriate location.  
Details of pressure reducing valve will be further discussed with WSD in the Investigation, 
Design & Construction stage. 

5.4.5 For supporting the development of Sites 3 to 5 and fire-fighting, a fresh water service 
reservoir with a capacity of 6,584 m3 is proposed.  

Relocation and Upgrading of Existing Ma On Shan Tsuen FW Pump House 

5.4.6 To maximise the development potential of Sites 3 to 5 and provide sufficient fresh water to 
feed to the proposed FW S/R, it is proposed to relocate and upgrade the existing MOST FWPH.  
The location and layout of the proposed pumping station is shown in Figure 
188563/WSS/009. 

5.4.7 The site for new pumping station would be lower than the existing MOS FW Primary S/R to 
provide a minimum suction head requirement of about 10m for pump operation.  In addition, 
it would also be desirable to be situated near the existing fresh water trunk mains and MOSTR 
to avoid extensive pipe laying works. 

5.4.8 The new pumping station will accommodate two pump sets.  One will serve the new FW S/R 
for the development, whilst another will serve the existing Ma On Shan Tsuen Fresh Water 
Tank (MOST FWT) for providing water supply to the existing uphill customers.  

5.4.9 To achieve cost and energy savings,  the working pressure of the proposed water mains along 
MOSTR might be optimized/reduced by alternative water supply scheme(s), such as 
constructing a pump house with the MOST FW pump set installed at the platform of the 
proposed FW S/R.  Any alternative water supply scheme(s) and its respective feasibility could 
be further explored in later Investigation, Design & Construction stage in consultation with 
WSD. 

5.4.10 In addition, each pump set comprises a stand-by pump and duty pump(s) as well as a spare 
pump bay for facilitating operation and maintenance.  Detailed arrangement and locations of 
the pump sets, pumping mains and pump output design will be further discussed with 
relevant departments in Investigation, Design & Construction stage. 

Site P 

5.4.11 The private development at Site P will be a single land sale site.  The detailed water supply 
arrangement would be designed and constructed by the developer.  However, to support the 
future private development, it is recommended to reserve the capacity of the new FW S/R.  
The private developer should further discuss with WSD regarding the water supply 
arrangement for the private development in the future. 

5.4.12 Overall, a fresh water service reservoir with a capacity of 7,191 m3 is required to cater for the 
daily potable water demand of the proposed developments at Sites 3 to 5 and P as well as the 
fire-fighting purpose.  

Proposed fresh water mains 

5.4.13 Diversion of existing fresh water mains within the development areas is proposed to 
maximize the flexibility of the developments.  Detailed diversion schemes would be 
coordinated with relevant departments in Investigation, Design & Construction stage. 

5.4.14 The proposed scheme for fresh water mains is shown in Figures 188563/WSS/007, 009 and 
010. 
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Flushing Water Supply 

Sites 1 and 2 

5.4.15 Since the current capacity of the existing MOS SW S/R, MOS No.2 SW S/R and MOS No.3 SW 
S/R have already been insufficient to cater for the ultimate flushing water demand in salt 
water supply zone without consideration of the population intake of the five housing sites 
and school site, the flushing water supply will become sufficient to all proposed 
developments after the required expansion of the existing Ma On Shan SW S/R to be planned 
and implemented by other.  

5.4.16 Direct connection with the flushing water supply zone to the expanded MOS SW S/R can 
provide sufficient flushing water supply and residual water head to Sites 1 and 2. 

Sites 3 to 5 

5.4.17 Given that the development of Sites 3 to 5 will be located at a relatively high formation level, 
a new salt water service reservoir (SW S/R) at a high level is required to provide the flushing 
water.  As shown in Figures 188563/WSS/011 and 012, the new SW S/R is proposed to be 
located at same platform of the proposed FW S/R with a view to reducing the site formation 
work and facilitating daily operation and maintenance.   

5.4.18 To accommodate the increase of the flushing water demand from Sites 3 to 5, the capacity of 
new SW S/R should be about 262 m3. 

5.4.19 To deliver the flushing water from the existing flushing water supply zone to the new SW S/R, 
an extra pump set is proposed to be installed inside the new water pumping station.  The 
pump set comprises a stand-by pump and duty pump(s) as well as a spare pump bay. 

Site P 

5.4.20 The flushing water supply system will be designed and constructed by the private developer 
for Site P, whilst further water supply arrangements should be further discussed with WSD 
when necessary.  However, to support the future private housing development, it is 
recommended to reserve capacity of the new SW S/R for the potential flushing water 
consumption by the private site. 

5.4.21  Overall, a storage capacity of around 355 m3 is required for the proposed SWSR to cater for 
the flushing water demand of the proposed developments at Sites 3 to 5, A, C and D. 

Proposed salt water mains 

5.4.22 Currently, there is no salt water main connection to the proposed sites. The proposed scheme 
for salt water mains is shown in Figures 188563/WSS/008, 011 and 012. 

Indicative Development Parameters for Proposed Waterworks 

Proposed Pumping Station 

5.4.23 As shown in Figure No. 188563/WSS/009, the gross site area and the net site area of the 
proposed site for the new fresh water and salt water pumping station are approximately 
3,100 m2 and 2,200 m2 respectively. It is also envisaged that the proposed pumping station 
will be a 1-storey building with the footprint of about 480 m2 and the maximum height of 
about 9 meters from the ground level subject to the subsequent detailed design. As such, the 
site coverage of the proposed pumping station will be about 15%, and the constructional 
gross floor area (GFA) will be approximately 430 m2 with a 10% assumed GFA concession for 
ancillary uses and a plot ratio of about 0.2. Taking into account numerous valve chambers, 
flow meter chambers, surge vessels, pipeworks, retaining walls, landscape features, 
associated facilities and maintenance access which are essential to be installed/constructed 
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at the outdoor area, the plot ratio of 0.2 is considered to be reasonable and acceptable for a 
fresh water and salt water pumping station. 

Proposed Service Reservoirs 

5.4.24 There will be two proposed service reservoirs, including fresh water and salt water service 
reservoirs, within the proposed site area near Site P.  The gross site area and the net site area 
for the proposed service reservoirs are about 4,800 m2 and 3,100 m2 respectively. Subject to 
the subsequent detailed design, the footprints of the proposed fresh water and salt water 
service reservoirs are approximately 1,200 m2 and 160 m2 respectively, whilst the heights of 
the proposed fresh water and salt water service reservoirs are about 6 meters and 3 meters 
from the ground level. 

5.4.25 Both proposed service reservoirs will be a one-storey structure with a small penthouse on 
the roof.     

Smart Water Supply Initiatives 

5.4.26 The application of the smart water supply initiatives for the proposed housing developments 
should be explored and implemented as far as possible.  Details of the smart water supply 
initiatives will be worked out in the Investigation, Design & Construction stage.  Close 
coordination with WSD will be necessary. 

5.5 Existing Utilities 

Power Supply 

5.5.1 Near Site 1, there is a L.V. cable leaving the sub-station CHEUNG MUK TAU PRG ‘B’ 346329.  
The cable runs parallel to the Ma On Shan Bypass across Sai Sha Road.  One of the L.V. cable 
runs along the peripheral footpath at the north-west of Site 1.  

5.5.2 Near Site 2, there is an 11 kV transmission cable along the road to the Sai O Pumping Station. 
The cable enters the Pumping Station at its own sub-station SAI O PUMPING STN S/S 159447 
behind the entrance. 

5.5.3 Near Sites 3, 4 and 5, there is a L.V. cable and an 11 kV transmission cable running along Ma 
On Shan Tsuen Road. The L.V. cable leaves Ma On Shan Tsuen Road at the cul-de-sac and goes 
downhill. The 11 kV transmission cable also leaves Ma On Shan Tsuen Road at the cul-de-sac 
but it joins again uphill. 

5.5.4 Near Site P, there is a 11 kV transmission cable joining the Ma On Shan Tsuen Road  and 
running further uphill to the barbecue site.  There is a sub-station at entrance of Ma On Shan 
Tsuen, namely PUN SHAN HA TSUEN S/S 093070, connecting the local network and the 11 
kV transmission cable. 

Gas Supply 

5.5.5 Currently there are no existing gas mains within the area of the proposed five housing sites. 

5.5.6 Near Site 1, there is a high pressure (HP) underground town gas transmission pipeline 
running across Sai Sha Road and the Ma On Shan Bypass.  Some low pressure (LP) pipelines 
are found near the roundabout near Sai Sha Road and Nin Fung Road. 

5.5.7 Near Sites 3 and 4, there is a HP underground town gas transmission pipeline running along 
Ma On Shan Tsuen Road from the roundabout near Hang On Estate to the intersection with 
the Ma On Shan Bypass.  Local LP pipelines are found near the roundabout downhill.  
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Communications 

5.5.8 In the vicinity of the proposed five housing sites, there are telecommunication services owned 
by Hong Kong Telecommunications (HKT) Limited and Hutchison Global Communications 
Limited (HGC).  These existing cables are all laid underground. 

5.5.9 For Sites 1 and 2, there is no existing network as the sites are currently undeveloped land.  
Some ducts are recorded along Sai Sha Road on the as-built plans provided by the two tele-
communication companies. 

5.5.10 For Sites 3, 4, 5 and Site P, both HKT and HGC have their network extended as the sites are 
currently villages. 

5.6 Findings and Recommendations on Utilities 

5.6.1 The existing networks of electricity supply, gas supply, telecommunication service system 
and public lighting system have been reviewed under the Preliminary Utilities Study (US) 
conducted under the Study.  The results of this Preliminary US have confirmed that there 
would be no critical conflicts between the proposed development with major utilities. 

5.6.2 Street lighting are required along all public roads, and the lights shall be powered by low 
voltage cable from the CLP networks.  Further liaison with CLP and HyD/Lighting is necessary 
at Investigation, Design & Construction stage for detailed arrangements. 

5.6.3 A Quantitative Risk Assessment for the existing Hong Kong and China Gas Company Limited 
(HKCG) high pressure town gas pipeline has been conducted.  It is concluded that the societal 
risks for both the construction and operational phases lie within the “Acceptable” region 
under Hong Kong Risk Guidelines, and no further specific mitigation measures are required. 

5.6.4 With the extension of the existing networks by the service providers (in public areas) and 
HKHA (within the Site), it is concluded that the utility support to the development is 
technically feasible. 

5.7 Summary 

5.7.1 From water supply and utilities viewpoints, no insurmountable issue is anticipated for the 
proposed development. 
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6 GEOTECHNICAL 

6.1 General 

6.1.1 This chapter aims to summarize the geological and geotechnical information about the 
housing sites and their vicinity, identify potential geotechnical impacts that may arise from 
the proposed developments, and recommend the necessary improvements or upgrading 
works, if any. 

6.2 Ground Condition 

6.2.1 The ground condition within Sites 1 and 2 has been determined from a review of desk study 
information as well as the existing ground investigation (GI) records and site specific GI 
results. The site-specific GI works for Sites 1 and 2 comprising 5 drillholes and 1 trial pit as 
shown in Figure 188563/PGA/003 with associated in-situ testing were carried out under GI 
Term Contract “Contract No. GE/2015/24 Ground Investigation – New Territories East (Term 
Contract)”.   

6.2.2 The ground condition in the proximity of Sites 3, 4 & 5 and Site P has been determined from 
a review of desk study information as well as the existing GI records.  

Sites 1 and 2 

6.2.3  Site 1 comprised of mostly a flat terrain at north, and hilly terrain at south.  The flat terrain is 
covered by a thin layer of Fill of 0.10 m - 9.50 m thick, underlain by Colluvium of 0.29 m – 
7.00 m thick.  Thickness of completely decomposed to highly decomposed granite (C/HDG) 
ranged from 0.11 m – 18.20 m and bedrock lies at 4.61 m – 26.14 m below ground level.  
According to existing drillhole record and site specific drillhole DH02, the hilly terrain is 
believed to be covered by a colluvium layer of approximately 3 m thick, underlain by 
saprolites at approximately 3 m thick.  Different rock types (granite and siltstone) are noted 
in existing and site specific drillholes, suggesting a geological contact exists within the Site. 

6.2.4 Site 2 consists of abandoned farmland at north and natural hillside at south.  The site gently 
slopes down towards northwest.  No GI was carried out within the site boundary of Site 2 in 
the FS stage.  According to existing drillholes record, the thickness of the saprolite layer 
ranged from 5.00 m - 11.00 m, probably 1.00 m - 2.00 m thick fill layer exists above the 
saprolite at northwest corner.    

6.2.5 Hong Kong Geological Survey Plan Sheet 7 shows that Sites 1 and 2 may be traversed by faults 
or shear zones. In general, the geology and the weathering profile at these potential 
faults/shear zones can be highly variable and complex. Weathering associated with faulting 
may lead to a very deep rockhead profile. Under these circumstances, practical difficulties 
might arise due to the installation of long pile foundations through the fault zones, and high 
building costs and long construction time might be resulted. Therefore, detailed field 
mapping and adequate ground investigations should be carried out in later I, D&C stage of 
the project to identify the suspected fault/shear zones for developing an optimal building 
block design. 

Sites 3, 4 & 5 

6.2.6 Thin layer of fill with thickness ranging from 0.20 m to 5.80 m is found in individual drillhole 
record. It generally comprises cobbles and boulders in sandy silt matrix.  Colluvium with 
thickness ranging from 0.47 m to 15.23 m generally comprises of gravel and cobbles of rock 
fragments.  Alluvium is encountered in occasional drillholes, thickness ranging from 0.50 m 
to 6.50 m.  Underlying the colluvium layer is C/HDG, thickness ranging from 0.55 m to 29.60 
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m. It generally comprises of slightly clayey sandy silt.  Bedrock (Material weathering grade III 
or better, with a total core recovery of more than 85% of the grade) is encountered at level 
ranging from +91.67 mPD to +10.76mPD (5.32 m to 28.37 m below ground level).  Meta-
siltstone is encountered in occasional drillholes. 

Site P 

6.2.7 Site P was occupied by cottages and farmland.  The site generally slopes down from east to 
west.  The upper most layer in these sites is a thin layer of fill with maximum thickness of 
3.00 m. It generally comprises cobbles and boulders in sandy silt matrix.  Underlying the fill 
layer is colluvium layer with thickness ranging from 0.47 m to 6.95 m. Colluvium generally 
comprises silty fine to coarse sand.  Underlying the colluvium layer is C/HDG, thickness 
ranging from 0.40 m to 5.30 m. It generally comprises slightly silty fine to coarse sand.  
Bedrock is encountered at 0.40 m to 10.55 m below ground level. 

6.3 Existing Man-made Slopes and Retaining Walls 

6.3.1 There are 17 man-made features identified within or in the vicinity of the works area for Sites 
1 and 2; 66 features for Sites 3 to 5; and 39 features for Site P. Details are given in Table 6.1 
to Table 6.3 below. The locations of the slope features are shown in Figures 
188563/PGA/003A-C, 188563/PGA/203A-C and 188563/PGA/303. 

Table 6.1 Features identified within or in the vicinity of the works area for Sites 1 
and 2 and the associated infrastructural works 

(1) 7NE-D/C70^ (2) 7NE-D/R75 (3) 7NE-D/F154 
(4) 7NE-D/R64 (5) 7NE-D/C264 (6) 7NE-D/F158 
(7) 7NE-D/C305 (8) 7NE-D/FR162 (9) 7NE-D/F167 
(10) 7NE-D/FR170 (11) 7NE-D/F124 (12) 7NE-D/R85 
(13) 7NE-D/C123 (14) 7NE-D/CR55 (15) 7NE-D/R22 
(16) 7NE-D/CR54 (17) 7NE-D/C138   

Note: 

1. Feature marked with caret (^) is identified within Site 1. 

 
Table 6.2 Features identified within or in the vicinity of the works area for Sites 3 

to 5 and the associated infrastructural works 
(1) 7NE-D/C175 (2) 7NE-D/C176 (3) 7NE-D/C177 
(4) 7NE-D/C178 (5) 7NE-D/C179 (6) 7NE-D/C180 
(7) 7NE-D/C181 (8) 7NE-D/C182 (9) 7NE-D/C183 
(10) 7NE-D/C186 (11) 7NE-D/C189 (12) 7NE-D/C194*# 
(13) 7NE-D/C203 (14) 7NE-D/C204 (15) 7NE-D/C205 
(16) 7NE-D/C207 (17) 7NE-D/C220 (18) 7NE-D/C246 
(19) 7NE-D/C255 (20) 7NE-D/C272 (21) 7NE-D/C282 
(22) 7NE-D/C287 (23) 7NE-D/C288* (24) 7NE-D/C289 
(25) 7NE-D/C290 (26) 7NE-D/CR276 (27) 7NE-D/F112 
(28) 7NE-D/F113 (29) 7NE-D/F127 (30) 7NE-D/F139*# 
(31) 7NE-D/F143 (32) 7NE-D/F146 (33) 7NE-D/F147 
(34) 7NE-D/F164 (35) 7NE-D/F27 (36) 7NE-D/F37 
(37) 7NE-D/F41 (38) 7NE-D/F49 (39) 7NE-D/F50 
(40) 7NE-D/F52 (41) 7NE-D/F60* (42) 7NE-D/F61# 
(43) 7NE-D/F66 (44) 7NE-D/F67*# (45) 7NE-D/F69 
(46) 7NE-D/F70 (47) 7NE-D/F74 (48) 7NE-D/F75 
(49) 7NE-D/F76 (50) 7NE-D/F79 (51) 7NE-D/F80 
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(52) 7NE-D/F81 (53) 7NE-D/F89 (54) 7NE-D/FR141 
(55) 7NE-D/FR155 (56) 7NE-D/FR58 (57) 7NE-D/FR59 
(58) 7NE-D/FR68 (59) 7NE-D/FR72 (60) 7NE-D/R35 
(61) 7NE-D/R36 (62) 7NE-D/R41 (63) 7NE-D/R42 
(64) 7NE-D/R44 (65) 7NE-D/R46 (66) 7NE-D/R47 

Note: 

1. Features marked with asterisk (*) are identified within Sites 3 & 4. 
2. Features marked with hash (#) are identified within Site 5. 

 

Table 6.3 Features identified within or in the vicinity of Site P 
(1) 7NE-D/C173 (2) 7NE-D/C200 (3) 7NE-D/C201 
(4) 7NE-D/C202 (5) 7NE-D/C208 (6) 7NE-D/C210 
(7) 7NE-D/C211 (8) 7NE-D/C212 (9) 7NE-D/C213 
(10) 7NE-D/C214 (11) 7NE-D/C215 (12) 7NE-D/C216 
(13) 7NE-D/C217 (14) 7NE-D/C220@ (15) 7NE-D/C223 
(16) 7NE-D/C234 (17) 7NE-D/C235 (18) 7NE-D/C236 
(19) 7NE-D/C237 (20) 7NE-D/C238 (21) 7NE-D/C239 
(22) 7NE-D/C242 (23) 7NE-D/C243 (24) 7NE-D/C244 
(25) 7NE-D/C246@ (26) 7NE-D/CR199 (27) 7NE-D/CR240 
(28) 7NE-D/DT1 (29) 7NE-D/DT2 (30) 7NE-D/DT6 
(31) 7NE-D/DT7 (32) 7NE-D/F78 (33) 7NE-D/F80@ 
(34) 7NE-D/F81@ (35) 7NE-D/F82 (36) 7NE-D/F87 
(37) 7NE-D/R44 (38) 7NE-D/R45 (39) 7SE-B/C180 

Note: 

1. The site formation and infrastructural works for Sites 3 to 5 would commence prior to site formation of Site P. Although the 

features marked with ‘@’ falls within the boundaries of Site P, they may be affected/modified by the site formation and 
infrastructural works for Sites 3 to 5 instead. 

6.3.2 As some of the features above will be trimmed or removed for the public housing 
development, the land administration arrangement for taking over the public housing sites 
would be processed in due course. 

6.3.3 Those newly formed, cut or modified manmade slopes, retaining structures and natural 
terrain under the project will be registered and updated under WBTC No. 9/2000 or the 
prevailing technical circular accordingly. 

6.4 Natural Terrain Hazard Study (NTHS) 

6.4.1 A natural terrain hazard study (NTHS) has been carried out in accordance with GEO Report 
No. 138 (2nd edition) to identify any natural terrain hazards that might affect the proposed 
site formation and infrastructural works, estimate the likelihood of occurrence and scale of 
the potential natural terrain hazards, and to provide preliminary footprint of possible 
mitigation measures. The hazard models for the assessment were developed based on the 
findings of desk study and Aerial Photograph Interpretation (API).   

6.4.2 Catchments satisfying the “Alert Criteria” of the GEO Report No. 138 are identified and 
classified under 3 main types, namely Open Hillslope (OH) catchment, Topographic 
Depression (TD) catchment and Channelised (CD) catchment based on the topography, 
chance of drainage/debris concentration, predicted location of discharge outlet for debris, 
predicted characteristics of debris path, entrainment potential and potential natural terrain 
hazard within the catchment. 
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6.4.3 Based on the geomorphological characteristics of the catchments and the landslide history, 
the significance of the landslide hazards in each catchment has been qualitatively assessed in 
order to establish the scope of the hazard mitigation works. It should be noted that the results 
of this assessment are preliminary only and will be superseded by detailed NTHS carried out 
in later stages of the project when the development proposals and infrastructural layout are 
further advanced. The proposed mitigation works would also be reviewed in later stages.  

6.4.4 The findings of the NTHS are summarized in the following sections. 

Sites 1 and 2 

6.4.5 Six (6) catchments (Catchments 1-1, 1-2, 1-3, 1-4, 1-5, 2-1) as shown in Figure 
188563/PGA/022 satisfy the “Alert Criteria” of the GEO Report No. 138. Therefore, a NTHS 
was carried out for these catchments. 

6.4.6 Open hillslope landslides are identified to be distributed on the high and middle slope terrain 
unit in Catchments 1-4, 1-5 and 2-1, thus these catchments are classified as Open Hillslope 
(OH) catchments. The open hillslope landslides were predominantly at the middle terrain. 
These catchments do not have a conspicuous drainage channel or pronounced topographic 
depression based on the aerial photograph interpretation, and are susceptible to open 
hillslope landslide hazards.  

6.4.7 Topographic depression is identified at Topographic Depression (TD) Catchments 1-1, 1-2 
and 1-3. From aerial photograph interpretation, pronounced topographic depression without 
well-defined drainage channel is present at upper slope, and the topography is generally 
planar at lower slope. These catchments are susceptible to debris flow hazards. 

6.4.8 Based on the geomorphological characteristics of the catchments and the landslide history, 
recommended hazard mitigation works are listed in Table 6.4 below and the preliminary 
footprints are shown in Figure 188563/PGA/022. 

Table 6.4 Summary on Natural Terrain Hazard Study and Recommended Hazard 
Mitigation Works for Sites 1 and 2 

Catchment 
No. (Type) 

Landslide 
History 

Summary Recommended Hazard 
Mitigation Works 

1-1 (TD) 1 Relict 
(Class B) 

Low risk catchment as there is only 1 
Class B Relict landslide.  

Nevertheless, assessment suggests 
that natural terrain hazards may 
occur in close vicinity of the 
development. 

Construct rigid barrier 
at slope toe for Site 1. 

 

1-2 (TD) 3 Relict 
(Class B) 

Low risk catchment as all 3 landslides 
are Class B Relict landslides.  

Nevertheless, assessment suggests 
that natural terrain hazards may 
occur in close vicinity of the 
development. 
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Catchment 
No. (Type) 

Landslide 
History 

Summary Recommended Hazard 
Mitigation Works 

1-3 (TD) No 
Record 

Low risk catchment due to absence of 
landslide history. 

Nevertheless, assessment suggests 
that natural terrain hazards may 
occur in close vicinity of the 
development. 

1-4 (OH) No 
Record 

Low risk catchment due to absence of 
landslide history and gentle topology. 

1-5 (OH) No 
Record 

Low risk catchment due to absence of 
landslide history.  

New man-made cut 
slope along the new 
access road will be 
formed at the 
catchment. No 
mitigation works 
proposed. 

2-1 (OH) 1 Relict 
(Class B) 

Low risk catchment due to gentle 
topology and that there is only 1 
Class B Relict landslide. 

Nevertheless, assessment suggests 
that natural terrain hazards may 
occur in close vicinity of the 
development. 

Construct rigid barrier 
at slope toe for Site 2. 

Sites 3 to 5 

6.4.9 Nine (9) catchments (Catchments S2, S3, R1, R2, R3, R4, R5, R8 and R9) as shown in Figure 
188563/PGA/221 satisfy the “Alert Criteria” of the GEO Report No. 138. Therefore, a NTHS 
was carried out for these catchments. 

6.4.10 Open hillslope landslides are found distributed on the high and middle slope terrain unit and 
were identified in Catchments S2, R1, R2, R8 and R9, thus these catchments are classified as 
Open Hillslope (OH) catchments. The open hillslope landslide were predominantly identified 
at the middle terrain. These catchments do not have a conspicuous drainage channel or 
pronounced topographic depression based on the aerial photograph interpretation, and are 
susceptible to open hillslope landslide hazards. Rock fall and boulder fall hazards are 
imminent at upper terrain of Catchment R2. 

6.4.11 Channelised debris flows were identified at Channalised (CD) Catchments S3 and R3 to R5. 
Incised drainage channels are present at these catchments and debris concentrates on the 
hillside surface. These catchments are susceptible to channelised debris flow hazards. There 
is low to medium entrainment potential for the catchments as there is no sign of extensive 
entrainable materials within stream bed and channel side. Rock fall and boulder fall hazards 
are imminent at upper terrain of Catchments R3 to R5. 
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6.4.12 Based on the geomorphological characteristics of the catchments and the landslide history, 
recommended hazard mitigation works are listed in Table 6.5 below and the preliminary 
footprints are shown in Figure 188563/PGA/221. 

 
Table 6.5 Summary on Natural Terrain Hazard Study and Recommended Hazard 

Mitigation Works for Sites 3 to 5 

Catchment 
No. (Type) 

Landslide 
History  

Summary Recommended Hazard 
Mitigation Works 

S2 (OH) 3 Relict 
(Class A 
and Class 
C) 

Low risk catchment as all 3 landslides 
are relict landslides.  

Nevertheless, assessment suggests 
that natural terrain hazards may 
occur in close vicinity of the 
development. 

Construct rigid barrier 
at slope toe for Sites 
3&4. 

S3 (CD) 18 Relict 
(Class A, 
Class B 
and Class 
C) 

Medium risk catchment due to 
multiple relict landslides and large 
size of catchment. 

Assessment suggests that natural 
terrain hazards may occur in close 
vicinity of the development. 

Construct check dam at 
discharge point. 

R1 (OH) 5 Relict 
(Class B) 

Low risk catchment as all 5 landslides 
are Class B relict landslides.  

Nevertheless, assessment suggests 
that natural terrain hazards may 
occur in close vicinity of the 
development. 

Construct flexible 
debris barrier at slope 
toe for the upgraded 
access road. 

R2 (OH) 9 Relict 
(Class B 
and Class 
C) 

Medium risk catchment as there are 9 
relict landslides.  

Assessment suggests that natural 
terrain hazards may occur in close 
vicinity of the development. 

Construct flexible 
debris barrier at slope 
toe for the upgraded 
access road. 

R3 (CD) 1 Recent, 
6 Relict 
(Class C) 

Medium risk catchment due to 
multiple relict landslides and 
presence of recent landslide. 

Assessment suggests that natural 
terrain hazards may occur in close 
vicinity of the development. 

Construct check dam at 
discharge point. 
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Catchment 
No. (Type) 

Landslide 
History  

Summary Recommended Hazard 
Mitigation Works 

R4 (CD) 3 Recent, 
9 Relict 
(Class C) 

Low risk catchment due to the 
presence of existing access road 
which could act as a natural buffer to 
debris. 

No mitigation works 
proposed. 

R5 (CD) 1 Recent, 
5 Relict 
(Class C) 

Low risk catchment due to presence of 
anthropogenic terrace and structures 
formed at slope toe which could act as 
a natural buffer to debris.  

No mitigation works 
proposed. 

R8 (OH) 1 Relict 
(Class A) 

Low risk catchment as there is only 1 
Class A Relict landslide.  

No mitigation works 
proposed. 

R9 (OH) No 
Record 

Low risk catchment due to absence of 
landslide history. 

Subject to stability 
analysis in subsequent 
ID&C stage, 
improvement works 
for the existing slope 
within Catchment R9 
may be required. 

Site P 

6.4.13 Eleven (11) catchments (Catchments A1, A2, C2A, C2B, C3 to C7, D1 and D2) as shown in 
Figure 188563/PGA/318 satisfy the “Alert Criteria” of the GEO Report No. 138. Therefore, a 
NTHS was carried out for these catchments. 

6.4.14 Open hillslope landslides are identified to be distributed on the high and middle slope terrain 
unit in Catchments A2, C5, C6 and C7, thus these catchments are classified as Open Hillslope 
(OH) catchments. The open hillslope landslides were predominantly identified at the middle 
terrain. These catchments do not have a conspicuous drainage channel or pronounced 
topographic depression based on the aerial photograph interpretation, and are susceptible 
to open hillslope landslide hazards.  

6.4.15 Channelised debris flows were identified at Channalised (CD) Catchments A1, C2A, C2B and 

C3. Incised drainage channels are present at these catchments and debris concentrates on 
the hillside surface. These catchments are susceptible to channelised debris flow hazards. 
There is low entrainment potential for the catchments due to shallow rock head and rocky 
channel bed. 

6.4.16 Topographic depression is identified at Topographic Depression (TD) Catchments C4, D1 and 
D2. From aerial photograph interpretation, pronounced topographic depression without 
well-defined drainage channel is present at upper slope, and the topography is generally 
planar at lower slope. These catchments are susceptible to debris flow hazards. 

6.4.17 Based on the geomorphological characteristics of the catchments and the landslide history, 
recommended hazard mitigation works are listed in Table 6.6 below and the preliminary 
footprints are shown in Figure 188563/PGA/318.  
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Table 6.6 Summary on Natural Terrain Hazard Study and Recommended Hazard 
Mitigation Works for Site P 

Catchment 
No. (Type) 

Landslide 
History 

Summary Recommended Hazard 
Mitigation Works 

A1 (CD) 3 Recent, 
12 Relict 
(Class B 
and Class 
C) 

Low risk catchment due to presence of 
a series of anthropogenic terrace at 
slope toe which could act as a natural 
buffer to debris. 

No mitigation works 
proposed. 

A2 (OH) No 
Record 

Low risk catchment due to absence of 
landslide history. 

No mitigation works 
proposed. 

C2A(CD) No 
Record 

Low risk catchment due to absence of 
landslide history. 

No mitigation works 
proposed. 

C2B (CD) 1 Relict 
(Class C) 

Low risk catchment as there is only 1 
Class C relict landslide.  

 

No mitigation works 
proposed. 

C3 (CD) 1 Recent, 
4 Relict  
(Class A) 

Medium risk catchment due to Class A 
relict landslides and 1 recent 
landslide. 

Construct check dam at 
discharge point. 

C4 (TD) No 
Record 

Low risk catchment due to absence of 
landslide history.  

Nevertheless, assessment suggests 
that natural terrain hazards may 
occur in close vicinity of the 
development. 

Construct flexible 
debris barrier at slope 
toe. 

C5 (OH) No 
Record 

Low risk catchment due to absence of 
landslide history.  

Nevertheless, assessment suggests 
that natural terrain hazards may 
occur in close vicinity of the 
development. 

Construct flexible 
debris barrier at slope 
toe. 

C6 (OH) No 
Record 

Low risk catchment due to absence of 
landslide history.  

Nevertheless, assessment suggests 
that natural terrain hazards may 
occur in close vicinity of the 
development. 

Construct flexible 
debris barrier at slope 
toe. 

C7 (OH) No 
Record 

Low risk catchment due to absence of 
landslide history. 

No mitigation works 
proposed. 
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Catchment 
No. (Type) 

Landslide 
History 

Summary Recommended Hazard 
Mitigation Works 

D1 (TD) 6 Relict 

(Class B 
and Class 
C) 

Low risk catchment as all 6 landslides 
are relict landslides. 

No mitigation works 
proposed. 

D2 (TD) No 
Record 

Low risk catchment due to absence of 
landslide history. 

No mitigation works 
proposed. 

6.5 Findings and Recommendations 

6.5.1 Preliminary Geotechnical Appraisals (PGA) have been conducted under the Study. According 
to the results of the PGA (including the assessment on the existing ground investigation 
works, geological condition, and geotechnical constraints), it is considered that the proposed 
geotechnical works which include mainly excavation works, slope works and earth retaining 
works for the Sites and the supporting infrastructure are technically feasible.  The areas to be 
affected by the proposed geotechnical works are shown in Figures 188563/PGA/003A-C, 
188563/PGA/203A-C and 188563/PGA/303. 

6.5.2 It is recommended all relevant existing man-made slope features as identified in the PGA 
should be reviewed to assess the risk of landslide and necessary geotechnical works should 
be proposed in the later Investigation, Design and Construction stage.  A detailed geotechnical 
assessment should be carried out for the recommended site formation layout at the later 
Investigation, Design & Construction stage to define the scope and programme of necessary 
geotechnical works to be carried out under the Project.  

6.5.3 According to existing drillhole records, the bedrock within Sites 1 and 2 and Sites 3 to 5 is 
well below the proposed formation level, hence extensive rock breaking is not anticipated for 
these sites. Nevertheless, the geological conditions and the rockhead levels of the Sites should 
be reviewed, when necessary, in the subsequent I, D&C Stages. Since it is envisaged that all 
cut slope works will be excavated within colluvium and saprolite layer, the cut slopes should 
be kept to a maximum of 30 degrees to reduce stabilisation measures footprint.  Also, no 
specific constraints on site formation are anticipated. 

6.5.4 A natural terrain hazard study (NTHS) has been carried out in accordance with GEO Report 
No. 138 (2nd edition). The assessment identified that the areas of hillside within the study 
area contain potential open hillslope landslide, topographic depression and channelized 
debris flow hazards affecting the proposed developments.  The qualitative assessment 
recommended that potential hazards shall be mitigated by debris barriers along boundaries 
of the sites and at the respective discharging points of the natural drainage lines/topographic 
depressions. The proposed locations and layouts of debris barriers in the form of rigid 
barriers, flexible barriers and check dams are shown in Figures 188563/ELP/002 and 003.  
The implementation of such mitigation measures should be further discussed with HD and 
GEO in Investigation, Design & Construction stage once more ground information becomes 
available.  

6.5.5 Whilst more geological and geotechnical information are collected from detailed field 
mapping and ground investigation in later stage of project, the findings in this report should 
be further reviewed and a detailed NTHS should be carried out.  
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6.6 Summary 

6.6.1 In view of the preliminary findings from the geotechnical appraisals, no insurmountable issue 
is anticipated for the proposed development in the geotechnical aspect. 
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7 LAND MATTERS 

7.1 General 

7.1.1 This chapter aims to summarize the key land requirement issues due to the proposed 
developments.  

7.2 Land Resumption 

7.2.1 Based on the land status records, about 2,873m2 (subject to confirmation) of private lands in 
total are proposed to be acquired for the proposed public housing development at Site 1, Site 
2 and their associated infrastructural works.    

7.2.2 Approximately 52,200 m2 of government land is required for the proposed public housing 
development at Site 1, Site 2 and their associated infrastructural works.   

7.2.3 Approximately 85,200 m2 of government land is required for the proposed public housing 
development at Sites 3 & 4, proposed school Site 5 and their associated infrastructural works.   

7.2.4 Approximately 27,300 m2 of government land is required for the proposed private housing 
development at Site P. 

7.3 Crops, Fruit trees, Livestock Farm, Fish Pond 

7.3.1 According to the site inspections and aerial photographs, no active use for livestock farms or 
fish ponds requiring clearance was observed within the works areas of the proposed public 
and private housing developments preliminarily.  Nevertheless, it should be subject to further 
confirmation in the subsequent Investigation, Design & Construction (IDC) stage. 

7.3.2 Ex-gratia Allowance (“EGA”) may be payable to the affected cultivators for the loss of crops, 
farm installations and fixtures to land which must be used principally for agricultural 
purposes (“MPI”). 

7.4 Graves, Kam Taps (Urns) or Shrines 

7.4.1 Two graves with six cluster of urns that would require clearance were identified within Site 
2. The numbers of grave and urns affected has yet confirmed and subject to a comprehensive 
Grave Survey to be carried out in the subsequent I, D&C stage.    

7.4.2 No graves were identified within Site 1, Sites 3 to 5 and Site P preliminarily.  However, it 
should be subject to detailed grave survey to be carried out at later stage. 

7.5 Buildings on Government Land 

7.5.1 Based on aerial photographs and desk top study, a total of 60 buildings, including temporary 
structures, on government land that would require clearance, were identified within the 
works area of Sites 3 to 5 and Site P. No buildings or temporary structures were identified 
within Sites 1 and 2. It is suggested to further verify in I, D&C stage.   

7.6 Access Provision  

7.6.1 For Site 1, a footpath leading to two graves at its southern hillside behind is affected by the 
site formation works.  Provision of temporary access at construction stage from the existing 
staircase to the graves is required. The proposed alignment of the access is shown in Figure 
188563/ELP/002. 
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7.6.2 For Site 2, a footpath leading to the graves and burial ground at its southern hillside intersects 
with the Site.  Reprovision of this footpath along the western periphery of Sites 2 is required. 
The proposed alignment of the footpath is shown in Figure 188563/ELP/002. 

7.6.3 Footpath to Shun Yee Sun Tsuen near Sites 3 & 4 is affected by the road widening and 
upgrading works of the existing Ma On Shan Tsuen Road.   

7.6.4 Some accesses to the nearby dwellings or squatter areas would be affected or cut-off by Site 
P.   

7.6.5 Unobstructed accesses or footpaths leading to the settlements and other nearby existing 
structures as mentioned in the above Sections 7.6.3 and 7.6.4, and re-provisioning of these 
accesses/footpaths alike, shall be provided during and after the implementation of works 
under the proposed developments.  Indicative alignments of the re-provisioned accesses are 
shown in Figure 188563/ELP/003. 

7.7 Others 

7.7.1 The laying of sewerage pipe would encroach onto “The Railway Protection Boundary of Ma 
On Shan Line” near Wu Kai Sha Station.  The works within the Railway Protection Boundary 
shall comply with relevant guidelines and control criteria. 

7.8 Summary 

7.8.1 A preliminary land requirement study has been conducted to identify the land requirements 
of the proposed site formation and infrastructural works. It is anticipated that there would 
be no insurmountable issue from the land acquisition viewpoint. 
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8 ENVIRONMENTAL 

8.1 General 

8.1.1 Preliminary Environmental Studies (PES) have been conducted as part of the feasibility study 
to assess the overall acceptability of any adverse environmental consequences that are likely 
to arise because of the proposed developments. 

8.2 Environmental Impact Assessment Ordinance (EIAO) 

8.2.1 The site formation and infrastructural works for the proposed developments do not fall 
within any Country Park, special area, conservation area, marine park, marine reserve, site of 
cultural heritage and site of special scientific interest. Hence, the proposed developments do 
not constitute to any Designated Project (DP) under Item Q.1 of EIAO Schedule 2.  

8.2.2 The total footprint of the proposed works under this EFS is about 16.5 ha (i.e. less than 20 ha).  
Moreover, according to Table 2.1, the total population intake for the proposed developments 
is about 20,000 (i.e. less than 100,000). Therefore, DP as specified by Item 1 under Schedule 
3 of the EIAO would not be involved. 

8.2.3 As discussed in Chapter 4, the proposed developments would be connected to the existing 
public sewerage network via the proposed new sewerage pipes to cater for the sewerage flow 
generated from the new population. The sewerage connections would be completed by the 
time of population intake. Thus, the proposed developments would not involve DP as 
specified by Item P.2 of EIAO Schedule 2.  

8.2.4 As advised by the Transport Department (TD), the proposed access road connecting Sites 1 
and 2 as shown in Figure 188563/ELP/002, as well as the upgraded Ma On Shan Tsuen Road 
connecting Sites 3 to 5 and Site P as shown in Figure 188563/ELP/003, would be defined as 
Local Distributor roads.  The proposed developments do not involve construction or major 
modification to expressway, trunk road, primary distributor road or district distributor road. 
Thus, the proposed developments do not constitute to Designated Project (DP) under Item 
A.1 of EIAO Schedule 2. 

8.2.5 Major junction improvements involving material change to district distributor roads, i.e. Sai 
Sha Road, may constitute a DP under Item A.1 of EIAO Schedule 2.  Nevertheless, the proposed 
junction improvement works at the roundabout of Sai Sha Road / Nin Wah Road / Nin Fung 
Road as shown in Appendix A only comprise minor modification and widening of one of the 
roundabout exit arms, and would unlikely involve material change. Subject to a more 
comprehensive review on the design during the subsequent Investigation, Design and 
Construction Stage, implications under the EIAO shall be confirmed in consultation with EPD. 

8.2.6 There is a prevailing HyD’s Environmental Permit EP-119/2002/A for “Sai Sha Road 
Widening between Kam Ying Road and Proposed Road T7 Junction”. Subject to confirmation 
in the Investigation, Design and Construction Stage, it is anticipated that the additional traffic 
noise and air quality impacts generated by the minor widening works at the junction of Sai 
Sha Road / Kam Ying Road as shown in Appendix A may not be significant. Moreover, the 
proposed improvement works do not involve modification of noise barriers as covered by 
such HyD’s Environmental Permit. Subsequently, variation to HyD’s Environmental Permit 
would not be required. Implications under the EIAO shall be review and confirmed in 
consultation with EPD during the Investigation, Design and Construction Stage. 

8.2.7 The upgraded Ma On Shan Tsuen Road would involve construction of a short section of 
elevated bridge over valley as shown in Figure 188563/ELP/003B to connect Site P. 
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Nevertheless, the proposed bridge section is about 93m in length (i.e. less than 100m). 
Therefore, the bridge would not involve DP under Item A.8 of EIAO Schedule 2. 

8.2.8 In addition, a fresh water service reservoir and a salt water service reservoir will be proposed 
in the vicinity of Site P.  The proposed fresh water service reservoir will be fed by the existing 
Ma On Shan (MOS) Fresh Water Service Reservoir (FW S/R) and MOS No. 2 FW S/R, and the 
proposed salt water service reservoir will be fed by the existing MOS Salt Water Service 
Reservoir (SW S/R), MOS No. 2 SW S/R and MOS No. 3 SW S/R, which are all sourced from 
the Sha Tin Seafront SW Pumping Station.  The proposed waterworks would not involve 
construction or modification of primary reservoirs as specified by Item E.1 under Schedule 2 
of the EIAO. 

8.2.9 After the construction of Trunk Road T7 was completed, 4 Further Environmental Permits 
including FEP-01/057/2000/A, FEP-02/057/2000/A, FEP-03/057/2000/A and FEP-
04/057/2000/A were granted to various government departments including Drainage 
Services Department (DSD), Leisure and Cultural Services Department (LCSD), Water 
Supplies Department (WSD) and Highways Department (HyD) respectively in 2012. The 
layout of the proposed site formation works of Sites 3 to 5 and the realignment of Ma On Shan 
Tsuen Road (proposed works) as well as the FEP of Trunk Road T7 in MOS have been 
reviewed.  Their potential conflicts of the FEP with the proposed works are summarized in 
Appendix B.  Implications under the EIAO shall be reviewed and confirmed in consultation 
with EPD and relevant technical authorities in the Investigation, Design and Construction 
Stage.  

8.3 Air Quality  

Potential Air Quality Impacts 

8.3.1 In general, potential constructional air quality impacts would be mainly related to emission 
of fugitive dust including TSP, RSP and FSP from exposed site areas, including the excavation 
areas of the formation platform and cut slopes, movement of vehicles along unpaved roads, 
material handling and wind erosion of the sites.   

8.3.2 Potential sources of air pollution during operation phase would be the vehicular emissions of 
NO2, RSP and FSP from the surrounding roads, such as Ma On Shan Bypass and the new access 
roads to the proposed developments of the proposed sites.   

Proposed Mitigation Measures 

8.3.3 To mitigate dust impact, watering of the construction areas with frequency of once per hour 
with reference to the “Control of Open Fugitive Dust Sources” (USEPA AP-42) would be 
required to reduce dust generation from the construction activities of the proposed 
developments. 

8.3.4 In addition, under the auspices of the Air Pollution Control (Construction Dust) Regulation, 
the Contractor will be required to ensure that dust control measures stipulated in the 
Regulation should be implemented to control dust emissions.  The dust control measures 
shall also be incorporated into the Contract Specification where practicable as an integral 
part of good construction practice, such as: 

(i) Use of regular watering to reduce dust emissions from exposed site surfaces and 
unpaved roads, particularly during dry weather; 

(ii) Use of frequent watering for particularly dusty construction areas and areas close to 
Air Sensitive Receivers (ASRs); 

(iii) Side enclosure and covering of any aggregate or dusty material storage piles to reduce 
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emissions. Where this is not practicable owing to frequent usage, watering shall be 
applied to aggregate fines; 

(iv) Open stockpiles (if any) shall be avoided or covered. Prevent placing dusty material 
storage piles near ASRs;  

(v) Use of 2.4m site hoarding; 

(vi) Tarpaulin covering of all dusty vehicle loads transported to, from and between site 
locations; 

(vii) Establishment and use of vehicle wheel and body washing facilities at the exit points of 
the site;  

(viii) Imposition of speed controls for vehicles on unpaved site roads, 8 km per hour is the 
recommended limit;  

(ix) Routing of vehicles and position of construction plant should be at the maximum 
possible distance from ASRs; 

(x) Every stock of more than 20 bags of cement or dry pulverized fuel ash (PFA) should be 
covered entirely by impervious sheeting or placed in an area sheltered on the top and 
the 3 sides; 

(xi) Cement or dry PFA delivered in bulk should be stored in a closed silo fitted with an 
audible high level alarm which is interlocked with the material filling line and no 
overfilling is allowed; and  

(xii) Loading, unloading, transfer, handling or storage of bulk cement or dry PFA should be 
carried out in a totally enclosed system or facility, and any vent or exhaust should be 
fitted with an effective fabric filter or equivalent air pollution control system. 

8.3.5 Proper design of the housing development taking into account the air intake and window 
opening locations for ventilation is recommended to mitigate the air quality impact during 
the operation phase. It is also suggested that no window opening for ventilation or air intake 
should be located within the buffer distances of Ma On Shan Bypass and Ma On Shan Tsuen 
Road to avoid the nuisance due to vehicular emissions.   

8.3.6 A distance of more than 50m is provided between Site 1 and the portal of Ma On Shan By-pass 
Slip Road. Detailed assessment would be carried out during the Investigation, Design & 
Construction stage of the housing development. If there is any air quality impact identified 
during the Investigation, Design & Construction stage, mitigation measures such as proposing 
non-air sensitive uses area, increase the elevation of the ASRs, etc should be proposed in 
order to minimise the air quality impact. 

Residual Impacts 

8.3.7 Based on the results from the quantitative assessment conducted for the proposed 
developments, with sufficient mitigation measures adopted including regular watering and 
other good site practices specified in the Air Pollution Control (Construction Dust) regulation, 
the predicted total suspended particulates, respirable suspended particulates and fine 
suspended particulates (TSP, RSP and FSP) concentrations at the Air Sensitive Receivers 
(ASRs) would be within the relevant criteria of the Hong Kong Air Quality Objectives (AQOs). 
Hence, no adverse residual impacts are anticipated. 

8.3.8 No adverse impacts during operation phases from Ma On Shan Bypass, Ma On Shan Bypass 
Slip Road and the proposed new access roads connecting the sites would be anticipated, 
provided that the buffer distances, locations of air intake and window opening for ventilation 
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would be considered in the design of the housing development. Impacts during operation 
phase of the Project from portal emission and proposed junction improvement work would 
be reviewed during the Investigation, Design and Construction Stage. 

8.4 Noise 

Potential Construction Noise Impacts 

8.4.1 The potential sources of noise impact during the construction phase would be the use of 
Powered Mechanical Equipment (PME) for various construction activities. The major sources 
of noise would be from the construction activities during different stages for the site 
formation and infrastructure works. 

8.4.2 There would be some utility installation works and road junction improvement works for the 
housing development.  These works have been considered so as to predict the noise impact 
imposed on nearby Noise Sensitive Receivers (NSRs). 

Potential Traffic Noise Impacts 

8.4.3 The traffic noise impact would be generated by the roads surrounding on the proposed 
housing development (e.g. Ma On Shan Bypass) and the new access roads on the NSRs.  Apart 
from the proposed new access roads, minor road improvement works were proposed for the 
development. It is anticipated that the minor improvement works would not have any 
additional traffic noise impact on the NSRs. 

Fixed Noise Impact 

8.4.4 The major fixed noise impact would be mainly generated by the proposed pumping station, 
proposed freshwater and salt water service reservoirs along Ma On Shan Tsuen Road.  As 
noise mitigation measures such as enclosure of the pump, locating the air intake and exhaust 
by not facing noise sensitive receivers, provision of acoustic lourve for the air intake and 
exhaust, etc. will be proposed and implemented, it is anticipated that the fixed noise impact 
generated by these waterworks on the surrounding existing and planned NSRs would be 
minimal. A Preliminary Environmental Review for the pumping station and service reservoirs 
will be conducted by relevant government department in accordance with Technical Circular 
(Works) No. 13/2003 of the Works Bureau. 

Proposed Mitigation Measures for Construction Noise Impacts 

8.4.5 Noise mitigation measures for construction noise impacts include the use of quiet PMEs with 
lower Sound Power Level (SWL), Quality Powered Mechanical Equipment (QPME) and 
commonly used PME which are available in EPD’s website, and also installation of temporary 
noise barriers and acoustic fabric for the PMEs to screen noise from the affected NSRs.   

8.4.6 It is recommended in the study to use movable noise barriers at the PMEs.  The barrier 
material shall have a density of at least 10kg/m2 to provide effective noise screening. With 
reference to EIAO Guidance Note No. 9/2004, noise reduction of 5dB(A) and 10dB(A) can be 
achieved by direct application of the noise barriers to movable and stationary plant, 
respectively.   

8.4.7 Enclosures with covers at the top and three sides and a surface density of at least 10kg/m2 
could be applied to screen noise from generally static machineries, such as generators.   

8.4.8 Acoustic fabric with a surface density of at least 10kg/m2 could be applied to screen noise 
from the drill rig and rock drill for work activities of earthworks (cut & fill) and construction 
of retaining wall.   
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8.4.9 It is also recommended to implement good site practices as far as practicable so as to further 
reduce the noise levels at NSRs.   

Proposed Mitigation Measures for Traffic Noise Impacts 

8.4.10 In order to mitigate the road traffic noise impact generated by the proposed access roads, low 
noise road surface material would be proposed.  The extent of the low noise road surface 
material proposed at the proposed access road should be reviewed in the subsequent 
Investigation, Design & Construction stage.  

8.4.11 In order to mitigate the traffic noise impact generated by the nearby existing roads on the 
NSRs to the public housing development, acoustic windows are recommended.  Furthermore, 
noise barriers are recommended for the proposed school. 

8.4.12 If sensitive uses at the non-domestic blocks within the public housing sites are inevitable, the 
provision of acoustic insulation in accordance to Section 4.3.10 of Chapter 9 of the HKPSG is 
proposed as the last-resort in an attempt to alleviate the road traffic noise impact. 

8.4.13 The above recommendations will be further investigated in the Environmental Assessment 
Study (EAS) in the detailed design stage. 

Residual Impacts 

8.4.14 As per the results from the quantitative assessment conducted for the proposed 
developments, during the construction phase, the predicted maximum noise levels at the 
representative NSRs would not exceed the day-time noise criteria of 75dB(A) for the 
residential developments as well as 70dB(A) (during non-examination period) and 
65dB(A)(during the examination period) for the school during the construction activities for 
varying periods of time after the implementation of practical direct mitigation measures. 

8.4.15 During the operation phase, with the implementation of recommended mitigation measures 
(i.e. provision of noise barriers, low noise road surfacing and acoustic window), it is 
anticipated that the operation noise levels at the domestic NSRs would be minimised to 
comply with the respective planning standards. For those non-domestic NSRs with 
anticipated noise levels not complying with the respective planning standards upon exhaust 
of direct mitigation measures such as avoidance of locating noise sensitive uses facing the 
roads and provision of low noise road surfacing, acoustic insulation will be provided as the 
"last-resort" to abate the excessive noise. 

8.5 Water Quality 

Potential Water Quality Impacts 

8.5.1 The potential water quality impacts during the construction phase include general 
construction activities, construction site runoff, excavation of soil materials, diversion of 
existing stream courses, sewerage effluent from construction workforce and accidental 
spillage. Without proper control, these could lead to increase in suspended solids level, as 
well as increase in turbidity and reduce dissolved oxygen in the nearby watercourses. 

8.5.2 Wastewater would also be generated from the accumulation of solid waste such as plastic 
package and construction material, and sewage effluent from the construction workforce 
during the construction phase. If uncontrolled, these could lead to deterioration in water 
quality. Contaminated discharge and sewage effluent could lead to increase in nutrient levels 
such as ammonia and nitrogen concentration, and lead to secondary water quality impacts 
including decreases in dissolved oxygen concentrations. 
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8.5.3 The potential sources of water quality impacts during the operation phase include sewerage 
discharge from the development and surface runoff. 

 

Proposed Mitigation Measures  

8.5.4 The site practices outlined in ProPECC PN 1/94 Construction Site Drainage and ETWB TCW 
No. 5/2005 Protection of natural streams/ rivers from adverse impacts arising from 
construction works should be adopted as far as practicable to minimise the potential water 
quality impacts from various construction activities and construction site runoff. 

8.5.5 All sewerage effluent from the development during the operation phase would be discharged 
into the public sewers and no discharge to the nearby watercourses should be allowed.
Sufficient drainage system and pollution control facilities, such as gullies, silt traps and oil 
interceptors, shall be provided as appropriate to handle the potential pollution from urban 
runoff.  These pollution control facilities should be cleaned and maintained regularly to 
ensure their effectiveness.  Additional inspection and cleansing should be carried out before 
forecasted heavy rainfall. Recommendations in ProPECC PN 5/93 Drainage Plans Subject to 
Comment by the Environmental Protection Department would also be implemented. 

Residual Impacts 

8.5.6 During construction phase, all predicted impacts are able to be reduced to acceptable levels, 
provided that all recommended mitigation measures are implemented and all construction 
site/works area discharges comply with the Technical Memorandum on Standards for 
Effluents Discharged into Drainage and Sewerage Systems, Inland and Coastal Waters (TM-
DSS) issued under Section 21 of the Water Pollution Control Ordinance (WPCO). In addition, 
application of discharge license under the WPCO shall be obtained before discharging effluent 
from construction site as a control of construction site discharge.  

8.5.7 During operation phase, all predicted impacts are able to be minimise by discharge of all 
sewerage into the public sewer and providing and maintaining adequate drainage system and 
pollution control facilities.  No residual water quality impacts would be anticipated. 

8.6 Ecology 

Sites 1 and 2 

8.6.1  The proposed residential development at Site 1 and Site 2 and the connecting access road has 
avoided recognized site of conservation importance. The footprints of the Sites and design of 
the infrastructure works have been refined during the course of the assessment to minimise 
direct and indirect ecological impacts during construction phase. Habitats to be directly 
affected within the works area include Woodland, Orchard, Marsh, Open Field, Developed 
Area, Shrubland, Stream/Watercourse and Plantation. 

8.6.2 9 floral species and 11 faunal species of conservation interest were recorded within the study 
area of the Ecological Impact Assessment. Among them, 6 floral species of low abundance, 
namely Pavetta hongkongensis, Artabotrys hongkongensis, Gnetum luofuense, Diospyros 
vaccinioides, Eleocharis equisetina and Cibotium barometz were recorded within the proposed 
works area and would be directly affected by the proposed works. A detailed vegetation 
survey of the affected floral species of conservation interest is recommended to be conducted 
to identify the affected individuals prior to the commencement of works.  Transplantation or 
preservation of these species on site as far as practicable is recommended so that ecological 
impact to floral species would be alleviated to minimal. 
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8.6.3  To compensate for the loss of woodland habitat, woodland compensation / enhancement will 

be implemented at three areas to the south of Site 2 as shown in Figure 188563/TS/002B.  
A large portion of marsh habitat adjacent to Site 1 will also be retained. New drainage system 
will be implemented to ensure the natural water supply to the marsh habitat will not be 
adversely affected. The watercourse located west of Site 2 that supports 2 aquatic fauna 
species of conservation interest, including Quasipaa exilispinosa and Cryptopotamon 
anacoluthon, will be retained, and direct impact to the aquatic fauna is avoided.  

8.6.4 Together with adaptation of proposed mitigation measures and good environment site 
management, the overall ecological impact of habitat, including both direct and indirect 
impact on habitats and species of conservation interest, was considered not significant. 
Nonetheless, good site practices are recommended to minimise the potential impacts to local 
ecology. 

Sites 3 to 5, A, C & D 

8.6.5 The proposed residential and school developments at Sites 3, 4, 5, A, C & D have avoided sites 
of recognized ecological importance and encroachment onto the Ma On Shan Country Park. 
The footprints of the Sites and design of the infrastructure works have been refined during 
the course of the assessment to minimise direct and indirect ecological impacts during 
construction phase. Habitats to be directly affected within the works area include Woodland, 
Stream/Watercourse, Developed Area and Plantation. 

8.6.6 13 floral species and 15 faunal species of conservation interest were recorded within the 
study area of the Ecological Impact Assessment. Among them, 4 floral species of low 
abundance, namely Aquilaria sinensis, Cibotium barometz, Diospyros vaccinioides and Gnetum 
luofuense, were recorded within the proposed works area and would be directly affected by 
the proposed works.  A detailed vegetation survey of the affected floral species of 
conservation interest is recommended to be conducted to identify the affected individuals 
prior to the commencement of works. Transplantation (except Gnetum luofuense which is not 
feasible to transplant) or preservation of these species on site as far as practicable is 
recommended so that ecological impact to floral species would be alleviated to minimal. 

8.6.7 Two herpetofauna species of conservation interest, Quasipaa exilispinosa and Plestiodon 
elegans, were found in woodland and stream/watercourse within the study area respectively, 
which would be possibly affected by the proposed works. The two species were common and 
widespread in Hong Kong. To mitigate the ecological impact on the Quasipaa exilispinosa, 
capture and translocation surveys of the species shall be conducted. Translocation Plan with 
details on capture methodology, programme and receptor site shall be submitted to AFCD for 
approval before carrying out the fauna translocation. Meanwhile, Plestiodon elegans has high 
degree of mobility and no indirect impact on Plestiodon elegans due to the proposed works is 
anticipated. 

8.6.8 To compensate for the loss of woodland and plantation habitats, woodland compensation / 
enhancement will be implemented. Appropriate planting works will be arranged to form an 
on-site woodland compensation area on the proposed cut slopes to the south of Sites 3, 4 and 
5 as shown in Figure 188563/TS/004A. The remaining loss of Woodland will be 
compensated by off-site planting at an area to the southwest of Ma On Shan Tsuen as shown 
in Figure 188563/TS/004B. 

8.6.9 Wildlife Crossing System Plan would be adopted at Ma On Shan Tsuen Road and thus reduce 
the risk of road kill. The herpetofauna species Quasipaa exilispinosa was recorded near the 
Ma On Shan Tsuen Road and is the primary target species for the proposed wildlife crossing 
system, whereas larger mammals were the secondary target species. A Wildlife Crossing 
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System Plan with design detail of the proposed wildlife crossing system shall be submitted 
and agreed with AFCD prior to the commencement of the upgrading works of the Ma On Shan 
Tsuen Road. 

8.6.10 Together with the implementation of other proposed mitigation measures and good 
environment site management, the overall ecological impact, including both direct and 
indirect impact on habitats and species of conservation interest, was considered not 
significant. Nonetheless, good site practices are recommended to minimise the potential 
impacts to local ecology during construction phase. 

8.7 Waste Management 

8.7.1 Construction & Demolition (C&D) materials will inevitably be produced during the 
construction phase of the Project. Waste generated during construction works includes inert 
and non-inert C&D materials, chemical waste and general refuse. Mitigation measures have 
been proposed following the avoidance-minimisation-reuse-recycling-disposal hierarchy: 

• Good Site Practices - Appropriate waste handling, transportation and disposal methods 
for all waste arisings generated during the construction works should be implemented to 
ensure that construction wastes do not enter the nearby water sensitive receivers. In 
order to monitor the disposal of C&D material at landfills and public fill reception facility, 
as appropriate, and to control fly tipping, a trip-ticket system should be included as one 
of the contractual requirements to be implemented by the Contractor.  Reference could 
be made to DEVB TCW No. 6/2010 for details. 

• Waste Reduction Measures - Good management and control can prevent the generation of 
significant amounts of waste.  Waste reduction is best achieved at the planning and design 
stage, as well as by ensuring the implementation of good site practices.  

• General Refuse - General refuse should be stored in enclosed bins or compaction units 
separate from C&D material. A reputable waste collector should be employed by the 
contractor to remove general refuse from the site, separately from C&D material.  An 
enclosed and covered area is preferred to reduce the occurrence of 'wind blown' light 
material. 

• Construction and Demolition Material - The C&D material generated from site formation 
should be sorted on-site into inert C&D material and non-inert C&D materials. In order to 
minimise the impact resulting from collection and transportation of C&D material for off-
site disposal, the excavated material comprising fill material should be reused on-site as 
backfilling material as far as practicable. Non-inert C&D materials, such as wood, plastic, 
steel and other metals should be reused or recycled and, as a last resort, disposed of to 
landfill. A suitable area should be designated within the site for temporary stockpiling of 
C&D material and to facilitate the sorting process.  When disposing C&D material at a 
public fill reception facility, the material shall only consist of soil, rock, concrete, brick, 
inert building debris, aggregates and asphalt.  The material shall be free from marine mud, 
household refuse, plastic, metals, industrial and chemical waste, animal and vegetable 
matter, and other material considered to be unsuitable by the Filling Supervisor. The 
potential for reuse of inert C&D materials within the Project will be rigorously explored 
throughout the course of the project in an effort to minimise off-site disposal. 

• Chemical Wastes - If chemical wastes are produced at the construction site, the Contractor 
would be required to register with the EPD as a Chemical Waste Producer and to follow 
the guidelines stated in the Code of Practice on the Packaging, Labelling and Storage of 
Chemical Wastes.   Good quality containers compatible with chemical wastes should be 
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used.  Appropriate labels should be securely attached on each chemical waste container 
indicating the corresponding chemical characteristics of the chemical waste, such as 
explosives, flammable, oxidizing, irritant, toxic, harmful, corrosive, etc.  The Contractor 
shall use a licensed collector to transport and dispose of the chemical wastes generated 
at the Chemical Waste Treatment Centre at Tsing Yi, or other licenced facility, in 
accordance with the Waste Disposal (Chemical Waste) (General) Regulation. 

8.7.2 Provided that there is strict control of C&D materials generated from construction works and 
that all arisings are stored, handled, transported and disposed of in accordance with the 
recommended mitigation measures, potential environmental impact is not expected. 

8.7.3 The recommended mitigation measures can be enforced by incorporating them into the 
waste management requirements as part of the Environmental Management Plan. 
Environmental audit would be necessary to ensure the implementation of proper waste 
management practices during construction. 

8.7.4 The operation phase of the proposed development is not expected to generate any significant 
waste.  The quantities of general refuse arising from the proposed development would be 
low.  As such, it is considered to have no adverse environmental impacts. 

8.8 Land Contamination  

8.8.1 Based on findings from desktop review and observations from the site survey, there is no 
historical or existing land use with potential contaminative activities identified within Sites 
1, 2, 5, A, C and D. In view of the site history, Sites 3 & 4 are considered potentially 
contaminated due to past mining activities in the Ma On Shan Iron Mine. Nevertheless, it is 
recommended that site re-appraisal should be conducted prior to the development in order 
to reflect the latest land use changes. Further site inspection will be performed at a later stage, 
but prior to construction works, to clearly identify any potential land contamination issues 
for Sites 3 & 4. 

8.9 Potential Heritage Impact 

8.9.1 A baseline study, including desk-based review and field evaluation, was conducted to identify 
any potential heritage impact due to the proposed housing developments and recommend 
mitigation measures.  According to the baseline study, three clusters of graded historic 
structures, a stone stele and three additional structures were identified within the Heritage 
Study Boundary.  

8.9.2 The majority of the heritage resources in the Heritage Study Boundary, including Shun Yee 
San Tsuen, structures at the 110ML portal and most of the mineral preparation plant 
structures can be excluded and separated by a buffer zone from the engineering works areas 
for the housing development.   

8.9.3 A few historic structures fall within the preliminary alignment of the proposed upgrading of 
Ma On Shan Tsuen Road. These structures will be retained or relocated to other locations 
within the mineral preparation plant area and 110ML area subject to the final alignment of 
the upgraded Ma On Shan Tsuen Road in consultation with Antiquities and Monuments Office 
(AMO) in the subsequent Investigation, Design & Construction stage. The upgrading works of 
the Ma On Shan Tsuen Road will allow for better, widened and safer access to the upper 
mining site and potential housing sites, while paths between the historic buildings allows for 
an enhanced linkage. 

8.9.4 Since some heritage sites are found partly or wholly within the project site boundary, it is 
recommended that a comprehensive Heritage Impact Assessment should be conducted in 
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subsequent Investigation stage, subject to the final decision by AMO.  It is envisaged that 
further clarification of the proposed upgrading works of existing Ma On Shan Tsuen Road by 
indicating the road, widening areas and new works areas as well as provision of 
supplementary information including but not limited to 3D perspective and photomontage, 
etc. would be provided.   

8.10 Hazard Assessment on Ma On Shan Water Treatment Works 

8.10.1 The Ma On Shan Water Treatment Works (MOS WTW) is classified as a potentially hazardous 
installation under HKPSG. As Sites 1 and 2 fall within the consultation zone of MOS WTW, a 
hazard assessment on the MOS WTW  has been conducted to evaluate the risk acceptability 
of the proposed sites due to operations of the MOS WTW.   

8.10.2 The risk assessment on the overall risk level has been carried out for both construction and 
operation phases.  The analysis revealed that the overall risk level due to the proposed 
development of Sites 1 and 2 resulting in a population increase will remain in the ALARP (As 
Low As Reasonably Practicable) region as given in the HKPSG.  Therefore, the hazard study 
concluded that the proposed development will not lead to an unacceptable overall risk. 1 

8.11 Summary 

8.11.1 Assessments in the aspects of air quality, noise, water quality, ecology, waste, land 
contamination, heritage and hazard were conducted under the study. It is anticipated that 
there would be no insurmountable issue from the environmental point of view. 

 
                                                        
1 The Hazard Assessment will be reviewed based on the latest available project data during the Investigation and Design stage of the project, 

and a new HA will be conducted if the conclusions made in the current HA are not valid. 
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9 AIR VENTILATION ASSESSMENT IN THE FORM OF EXPERT EVALUATION 

9.1 General 

9.1.1 Qualitative assessments of wind environments with the proposed public housing 
development at Sites 1 to 5 have been carried out based on the conceptual layouts.1 The 
conceptual layouts of Sites 1 to 5 are shown in Figures 188563/VIA/003 and 103. 

9.2 Summary on Site Wind Availability and Air Ventilation Performance 

Sites 1 and 2 

9.2.1 For Sites 1 and 2, the annual winds mainly come from NE, ENE, E and ESE directions.  During 
summers, the winds from E, ESE, SE, SW and WSW are the dominant wind directions.  

9.2.2 Currently, there is no building structure within both Site 1 and Site 2. It is believed that the 
new high-rise development would partially obstruct wind flow to downstream areas.  

9.2.3 Under the annual NE and ENE wind condition, the proposed development would not cause 
significant air ventilation impact to the downstream areas. Under E wind condition, the 
proposed development would have blockage of incoming E winds towards to the 
downstream areas such as Lake Silver, Monte Vista, Lee On Estate and Kam Lung Court. 
However, there is a wide separation between the proposed development and the nearby 
residential buildings (Lake Silver, Monte Vista). It is expected that the induced wind 
ventilation impact would be minimal.  

9.2.4 Under ESE and summer SE wind direction, it is expected that Cheung Muk Tau Tsuen, 
Symphony Bay Villa Concerto and future development at STTL 605 would be under the wind 
shadow areas. Under summer SW and SSW wind condition, it is expected that the high-rise 
residential blocks of proposed development would provide wind blockage to the downstream 
areas (Cheung Muk Tau Tsuen and Symphony Bay Villa Rhapsody). However, the proposed 
building separations in the notional design would facilitate wind penetration and no 
significant impact would be induced to surrounding areas.  

Sites 3 to 5 

9.2.5 For Sites 3 to 5, it is concluded from the wind data that the annual winds mainly come from 
NNE, NE, ENE, E and ESE directions.  During summers, the winds from E, SSE, SSW and SW 
are the dominant wind directions. 

9.2.6 Currently, there is no high building structure within Sites 3 to 5. It is expected that the new 
high-rise development would obstruct wind to flow towards the downwind areas.  

9.2.7 Under the annual NNE to ENE wind conditions, the proposed development would not cause 
significant air ventilation impact to the downstream areas. However, as the proposed school 
at Site 5 is located in the immediate downstream area of the proposed housing development 
at Sites 3 & 4 under ENE wind, wind availability at Site 5 will be affected.  With the 15m 
building separation between Block 1 and Block 2, it is expected that the pedestrian wind 
comfort would be enhanced. 

9.2.8 Under annual and summer E wind condition, the proposed development would induce 
blockage on the incoming E winds towards the downstream areas such as Yiu On Estate, Heng 
On Estate and Kam On Court. However, as those surrounding developments are far from Sites 
3 & 4, it is expected that the potential impact will not be significant.  Thus, it is expected that 

                                                        
1 According to the development parameters of the proposed private housing site (Site P), air ventilation assessment under the Housing, 
Planning and Lands Bureau Technical Circular No.1/06 is not required. 
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the ventilation impact on its surrounding is minimal. However, there may be potential impact 
of Sites 3 & 4 on Site 5 where is in the immediate wake region of the proposed development 
of Sites 3 & 4 under E wind. 

9.2.9 Under annual ESE and summer SSE wind direction, the leeward areas include Park Belvedere, 
Yiu On Estate and Sunshine City. It is expected that the high-rise of proposed development 
would induce minimal wind blockage impact to the downstream areas as those surrounding 
developments are far from Sites 3 & 4. Under SSE wind, there is a 15m building separation 
along SSE to NNW wind direction between Block 2 and Block 3. More portion of SSE wind 
flow through the proposed garden inside Sites 3 & 4, and reach Park Belvedere.  

9.2.10 Under summer SW and SSW wind condition, the prevailing winds would flow along Ma On 
Shan Bypass. It is expected that the wind performance on the other side of Ma On Shan Bypass 
(such as Park Belvedere, Yiu On Estate and Kam Ying Court) would not be worsen by the 
proposed buildings. On the contrary, the proposed development would partially block some 
prevailing SSW wind from flowing to leeward areas such as Shun Yee San Tsuen. Thus, the 
potential impact on the Shun Yee San Tsuen is anticipated.  However, there is a 15m building 
separation along ENE to WSW wind direction between Block 1 and Block 2. For the SW 
incoming wind, it is expected that it can penetrate the Subject Site through setbacks from Ma 
On Shan Bypass and Ma On Shan Tsuen Road and the proposed building gaps (between the 
proposed non-domestic block & Block 3, and Block 1 & Block 2) to the surrounding areas 
(such as Shun Yee San Tsuen and Kam Ying Court). Thus, it is anticipated that the ventilation 
performance of the surrounding areas would not experience any significant impact. 

9.3 Conclusions and Recommendations 

9.3.1 In order to minimise the potential ventilation impacts, the conceptual layout of the proposed 
housing development has been carefully designed after a qualitative assessment of wind 
performance of the sites in consideration of the existing condition and the proposed 
indicative schemes. A preliminary assessment on site characteristics and wind availabilities 
has been conducted, which are indicated as follows: 

 For existing condition at Sites 1 and 2: 

• The annual NE and ENE wind will be weakened by the surrounding mid-rise 
developments while the E and ESE wind will be weakened by existing hilly terrains. 

• Summer winds will be weakened by existing hilly terrains before reaching Site 1 and 
Site 2. 

 For existing condition at Sites 3 to 5: 

• The annual prevailing wind will be dominated by the surrounding mountains. 

• Summer winds will provide good ventilation at and around the sites. 

 For indicative Scheme of Site 1 and Site 2: 

• Wind shadow may be casted by the building blocks, which may affect wind 
availability at the downstream areas such as Monte Vista, Lee On Estate, Kam Lung 
Court and Symphony Bay Rhapsody under the annual prevailing NE wind, ENE wind, 
E wind, summer prevailing ESE wind and SE Wind. 

• Building separations of 15m aligning with NE-SW is proposed to promote wind 
penetration through Site 1.  

• Building separations of 15m aligning with NW-SE is proposed to promote wind 
penetration through Site 2.  
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 For indicative Scheme of Sites 3 & 4 and Site 5: 

• Wind shadow may be casted by the building blocks, which may affect wind 
availability at the downstream areas such as Shun Yee San Tsuen under the summer 
prevailing SW wind. 

• Two building separations of 15m wide aligned ENE-WSW and SSE-NNW directions 
is implemented to improve wind penetration through the Sites 3&4. 

• Building setback from site boundary along Ma On Shan Bypass to promote wind 
penetration. 

• Building separation between the non-domestic block (Site 5) and the closest 
domestic block (i.e. Block 3 of Sites 3 & 4) to promote wind penetration. 

9.3.2 As discussed above, building design features proposed for the development would be 
beneficial to the air ventilation performance in the surrounding areas. Further recommended 
design principles for consideration at the Investigation, Design & Construction stage to 
facilitate wind penetration are listed below:  

• Maximize building permeability with reference to the good design features 
suggested in PNAP APP-152; 

• Minimization of podium bulk with ground coverage of no more than 65%; 

• Building setback with reference to PNAP APP-152; 

• For public housing, greenery of at least 20% and an overall target of 30% is aimed to 
be achieved, preferably at grade;  

• Avoidance continuous long continuous façades; and  

• Reference could also be made to recommendations of design measures in the Hong 
Kong Planning Standards and Guidelines. 

9.3.3 Based on the findings of the study, it is revealed that the proposed developments would not 
incur significant adverse impacts to the surrounding environment in consideration of the 
location of the existing built areas and the provision of good design features.    

9.3.4 A quantitative AVA study should be carried out in the Investigation, Design & Construction 
stage to show the wind performance of the future scheme which would not have any 
significant air ventilation impact on the surroundings and to optimize scheme design. 

9.4 Summary 

9.4.1 From the air ventilation point of view, no insurmountable issue is anticipated for the 
proposed development with the incorporation of good building design features. 
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10 VISUAL IMPACTS 

10.1 General 

10.1.1 A Visual Impact Assessment (VIA) has been undertaken in accordance with Town Planning 
Board Guidelines on Submission of Visual Impact Assessment for Planning Applications to 
the Town Planning Board (TPB PG-No.41) to assess the impacts arising from the proposed 
public housing development and associated infrastructures for Sites 1 to 5 from visual 
perspectives.  

10.1.2 The Visual Impact Assessment Area is defined by the visual envelope (Zone of Visual 
Influence, ZVI) of the proposed visually intrusive works of the proposed public housing 
development and associated infrastructures for Sites 1 to 5. Figures 188563/VIA/004 and 
104 refer. 

10.1.3 A Visual Appraisal was conducted for the proposed private development at Site P to provide 
visual appraisal for the assumed private development. 

10.2 Existing Visual Elements  

Sites 1 and 2 

10.2.1 Major visual resources of the region include the densely-vegetated Ma On Shan mountain and 
its ridgeline, natural coastline near Nai Chung and the seascape of Tolo Harbour. No major 
visual detractors were found within the ZVI.  

10.2.2 The proposed works is located just outside the Ma On Shan town centre and this sub-urban 
fringe landscape is characterised by the less crowded setting in terms of both buildings and 
population. Both Site 1 and Site 2 are located at the edge of the sub-urban area. Site 1 
currently consists of plantations and woodlands while Site 2 is an area covered with mixture 
of secondary woodland and orchards maintained by the local villagers.  

10.2.3 The key visual corridor is the view towards the mountain range of Ma On Shan from the Tolo 
Harbour direction from the north.   

10.2.4 The visual quality of the region to most of its public is generally within the range between 
medium to good. 

Sites 3 to 5 

10.2.5 Major visual resources of the region include the well vegetated Ma On Shan mountain and its 
ridgeline, and the seascape of Tolo Harbour.  

10.2.6 Due to the significant differences in landscape characters at either side of the Ma On Shan 
Bypass, the visual quality of the two sides also varies. The visual quality of the area southeast 
of the Ma On Shan Bypass is considered high due to the well-preserved natural landscapes 
and lack of major urban developments at this side. The area northwest of the Bypass is the 
highly urbanised Ma On Shan Town Centre with the provision of amenity areas and urban 
greenery along roads and developments. The township is a neutral landscape and visual 
element which is neither regarded as a visual attractor nor visual detractor.  The overall 
visual quality of this area is considered to be within the range of medium. 

10.2.7 The key visual corridor is the view towards the mountain range of Ma On Shan from the Tolo 
Harbour direction from the north and northwest.   

  



Agreement No. CE 80/2014 (CE) 
Site Formation and Infrastructural Works for Eight Housing 
Sites in Ma On Shan – Feasibility Study 

 
Final Report 

188563/B&V/067/Issue 3 
  

 

 

April 2020 

 

53 
 

Black & Veatch 
 

 

10.3 Appraisal on Visual Changes 

Sites 1 and 2 

Visual Composition  

10.3.1 Sites 1 and 2 as well as their associated road woks will situate at the edge of the rural area 
with wooded vegetations sandwiched between the Cheung Muk Tau Tsuen and Mount Ma On 
Shan.  Currently, the two sites are not visible by most of the public viewers due to the 
moderately sheltering by the presence of the village houses of the Cheung Muk Tau Tsuen, 
medium-rise buildings of Symphony Bay and the Ma On Shan Bypass located at the north of 
the sites.  In addition, the mountain range of Mt. Ma On Shan is over 600m in height on average 
in an east-west direction, which can also form a large screen at the south of the sites.  

10.3.2 In terms of visual composition, the proposed development would reduce the visual amenity 
by replacing the existing natural vegetated landscape with two residential complexes at Sites 
1 and 2.  The existing environment of Sites 1 and 2 is currently blended with the rural village 
of “Cheung Muk Tau Tsuen” and Sai O, which are considered as a transitional landscape at the 
east of the highly urbanised Ma On Shan township and a certain visual and landscape buffer 
to the rural village type area at the east of Nai Chung and the natural geography at the Ma On 
Shan mountain range. As a matter of fact, the presence of the proposed development at Sites 
1 and 2 would inevitably exert some negative impacts on such a buffering effect.  
Nevertheless, the proposed locations of Sites 1 and 2 have been designed to border directly 
the existing residential buildings including the Cheung Muk Tau Tsuen and Symphony Bay so 
that such impacts could be alleviated.  It is considered that such an arrangement can avoid 
the fragmentation of the existing transitional landscape since no isolated sites would be 
located inside the visual resources characterised by natural vegetation.   

10.3.3 In addition, the proposed access road to connect Sites 1 and 2 with existing Nin Fung Road is 
also considered in this appraisal.  Under the preliminary design layout, the access road will 
be constructed with the similar level to the surrounding village houses by supporting with 
retaining structures.  To minimise the potential visual impact arising from the access road 
and its associated retaining structures, some mitigation measures with landscape treatments 
on the structures should be considered. 

Visual Obstruction  

10.3.4 In order not to give rise to a significant visual obstruction to the views towards the ridgeline 
of Mt. Ma On Shan, the proposed building height at the roof level in Sites 1 and 2 should be 
duly designed and limited to about +165mPD, which could allow an approximate 430m 
(>70%) of buffer zone to the average 600m high ridgeline at the back.  This height proposal 
is considered necessary to minimise any significant visual obstruction and visual 
incompatibility to the local visual context. 

Visual Resources 

10.3.5 In terms of visual resources, a total of about 3.6ha of woodland areas would be affected by 
the proposed works for Sites 1 and 2 and its associated infrastructures.  Such resources, 
however are far beyond the views of most public viewers due to the blockage of the views by 
village houses of the Cheung Muk Tau Tsuen and the Ma On Shan Bypass.  The replacement 
of the vegetated areas by public housing estates on the sites would generate some building 
masses and site formation that would induce visual changes to the rural setting. 
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Effects on Public Viewers 

10.3.6 A total of 6 public viewing points (VPs) are selected to present the visual changes to the 
assessment area and sensitive public viewers taking into account visual sensitivity, local 
significance and accessibility: 

- VP1 - Hikers from the East 
- VP2 - Hikers from the South 
- VP3 - Visitors of Ma On Shan Bypass Sitting-out Area 
- VP4 - Road users of Sai Sha Road 
- VP5 - Visitors of Nai Chung Beach 
- VP6 - Travellers at Nai Chung Bus Stop 

10.3.7 The photomontages of the views at these viewing points are prepared based on the 
conceptual layout enclosed in Figure 188563/VIA/003 and are shown in Figures 
188563/VIA/005A-F. 

Sites 3 to 5 

Visual Composition  

10.3.8 Main construction items for Sites 3 to 5 include three residential building blocks, one school, 
one relocated pumping station, two water storage facilities and an associated access road 
connecting the sites to the existing transportation network. Currently, housing Sites 3&4 and 
school Site 5 are located at areas of either natural woodland or plantation woodland. Due to 
the comparatively larger scale of site formation and building works at these sites, and the fact 
that the proposed locations of these works are covered with mature vegetation, the housing 
and school sites would experience changes in visual composition. The proposed development 
would inevitably involve removal of existing trees within the site boundaries, thus altering 
greenery rural landscapes into urbanised land use and causing certain extent of degradation 
in visual quality to the affected area and its surroundings.  

10.3.9 The proposed associated road works include two parts. Part of the proposed road is located 
northwest of Ma On Shan Bypass while another part is located southeast of Ma On Shan 
Bypass. The north-western section will make use of existing Ma On Shan Tsuen Road without 
road widening and new proposed alignment. This section will not experience any visual 
changes after the completion of the project. The south-eastern section will involve 
improvement and widening of an existing section of Ma On Shan Tsuen Road and construction 
of a new short road section alongside the existing Ma On Shan Tsuen Road for meeting the 
traffic requirement. As this section is part of the hiking path to Ma On Shan Country Park, the 
changes in the Ma On Shan Tsuen Road would be noticeable to the hikers. Though some 
existing vegetation within the proposed alignment would be removed, the large amount of 
offsite hillslope vegetation can still provide roadside greenery which resembles the landscape 
character similar to the current sceneries.  

10.3.10 One pumping station is proposed at downhill of Sites 3 to 5 and two service reservoirs (for 
both fresh water and salt water supply services) are proposed uphill. As the height of the 
reservoirs and the pumping station are proposed to be around 15m, it is considered that the 
scale of such works is very low compared to the new building blocks nearby. By referring to 
the past examples of government waterworks being constructed in remote rural areas, it is 
anticipated that such proposed structures will not be visually intrusive from the hikers or 
other recreational users’ perspectives.  
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Visual Obstruction  

10.3.11 All the three Sites 3 to 5 are located alongside the Ma On Shan Tsuen Road and situate at the 
southeast of the Ma On Shan Bypass. Currently, these proposed sites are either invisible or 
not obvious in the view of most of the publics due to blockage by dense vegetation around the 
area. The major mountain range of average height 550-600m (with maximum height reaching 
677mPD at the Hunch Backs) running east-west direction forms the dominant backdrop of 
the proposed development.  

10.3.12 In order to avoid significant visual obstruction to the views towards the ridgeline, the 
proposed building height at main roof level of the project would be carefully designed to 
about +223mPD which allows an approximate 330-380m (about 60%) buffer zone to the 
average 550-600m height ridgeline at the back.  This building height is considered essential 
to minimise significant visual obstruction and visual incompatibility to the local visual 
context. 

Visual Resources 

10.3.13 In terms of visual resources, the proposed development would affect about 2.6 ha of 
woodland areas.  As all the proposed Sites 3 to 5 and some associated infrastructures are 
located in the woodland margin downslope of the maturely vegetated Ma On Shan Mountain, 
disturbance to the existing vegetation would be unavoidable. The site formation of the public 
housing development would inevitably replace the vegetated area by building mass and 
induce visual changes to the original rural setting. 

Effects on Public Viewers 

10.3.14 A total of 8 public viewing points (VPs) are selected to present the visual changes to the 
assessment area and sensitive public viewers taking into account visual sensitivity, local 
significance and accessibility: 

- VP1 - Hikers from the Southeast 
- VP2 - Hikers from the South 
- VP3 - Hikers from the Southwest 
- VP4 - Road users at Hang Hong Street Roundabout 
- VP5 - Recreational Users of Kam Ying Court Playground 
- VP6 - Recreational Users of Ma On Shan Promenade 
- VP7 - Road users of Ma On Shan Road 
- VP8 - Recreational Users of Pak Shek Kok Promenade 

10.3.15 The photomontages of the views at these viewing points are prepared based on the 
conceptual layout enclosed in Figure 188563/VIA/103 and are shown in Figures 
188563/VIA/105A-H. 

10.4 Findings and Recommendations 

Recommended Mitigation Measures 

10.4.1 To alleviate the potential visual impacts to the existing visual resources and visually sensitive 
receivers, the following design stage mitigation measures could be considered when 
developing the engineering designs during the detailed design stage:  

- DM1 Avoidance of Blockage of Ma On Shan Ridgeline – the Ma On Shan ridgeline is one of 
the major visual resources in the region forming the spectacular backdrop in most views 
of the public. The building height of the development would be carefully designed to 
properly preserve the ridgeline of Ma On Shan. 
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- DM2 Minimization of Building Mass – the development is designed to follow Building 
Department’s APP-152 – Sustainable Building Design Guidelines to avoid continuous 
building mass and wall-like development; and visual corridor between each building 
blocks would be provided to allow visual penetration and prevention of significant visual 
obstruction. Apart from the inter-site arrangement, corridors of minimum width 15m 
would be allowed in between the building blocks inside each site to serve as both visual 
and air ventilation passageways. 

- DM3 Minimization of Landscape Fragmentation – the location of the future housing 
development is proposed in areas as close to existing major infrastructures as possible to 
avoid fragmentation effect to the existing intact natural landscape in close vicinity to 
Country Park. The currently proposed location will be immediately adjoining the Ma On 
Shan Bypass to the north and a residential village of Shun Yee San Tsuen to the east. This 
could allow the development to be limited to the transitional landscape between the 
urbanised land use and the natural vegetation and therefore reduce the visual disturbance 
to practical minimum. 

- DM4 Alleviation of Visual Nuisance by Suitable Urban Design – for meeting the air 
ventilation requirement, air passageways of minimum 15m width would be provided 
within the housing developments. These air ventilation corridors will at the same time 
can also act as visual corridors which will allow view passage and minimise visual 
obstruction by avoiding wall-like structures in front of the mountain range. 

10.4.2 The construction phase mitigation measures listed below are recommended to be adopted 
from the commencement of construction and throughout the entire construction period: 

- CM1 Preservation of Existing Trees – Existing trees designated to be retained in-situ shall 
be properly protected.  Tree protection measures shall be undertaken in accordance with 
DEVB TC(W) 4/2020 on “Tree Preservation” and Guidelines on Tree Preservation during 
Development” by DEVB. Should removal of trees be unavoidable due to construction 
impacts, trees will be transplanted where technically feasible. This mitigation measure 
will be detailed in a separate Tree Preservation and Removal Proposal which is to be 
regulated by DEVB TC(W) 4/2020. Offsite vegetation should not be disturbed to preserve 
the local greenery by clear site demarcation. Approval for Tree Preservation and Removal 
Proposal shall be sought under DEVB TC(W) 4/2020 before commencement of works. 

- CM2 Decorative Screen Hoarding – Decorative screen hoarding will be erected along areas 
of the construction works site boundary where the works site borders publicly accessible 
routes to screen undesirable views of the works site. It is proposed that the screening be 
compatible with the surrounding environment and where possible, non-reflective, 
recessive colours be used. 

- CM3 Proper Control of Site Construction Activities – Construction site controls shall be 
enforced, where possible, to ensure that potential visual impacts arising from the 
construction phase activities are minimised.  These construction site controls should 
include but not limited to the following: 

• Storage of materials should be carefully arranged to minimise potential visual impact. 
• The location and appearance of site accommodation should be carefully designed to 

minimise visual disturbance. 
• Site lighting should be carefully designed to prevent light spillage. 
• Extent of the works area and construction period should be minimised as far as 

practicable. 

• Temporary works areas should be reinstated at the earliest possible opportunity.  
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10.4.3 The operational phase mitigation measures listed below are recommended to be adopted as 
early as possible so that they shall be in place prior to or right before the population intake: 

- OM1 Suitable design of the proposed development – Use appropriate building materials and 
colours in built structures to avoid visual and glare disturbance. 

- OM2 Amenity Planting of Housing Sites (as far as feasible) – Tree planting shall be provided 
as far as feasible in the housing sites for the purpose of landscape mitigation and 
enhancement of the housing sites to improve compatibility with the surrounding 
environment.  

- OM3 Compensatory Tree Planting – Compensatory tree planting for all felled trees and 
affected shrub planting shall be provided as far as feasible to the satisfaction of relevant 
Government departments.  Required numbers and locations of compensatory trees shall 
be determined and agreed separately with Government during the application for the Tree 
Preservation and Removal Proposal under DEVB TC(W) 4/2020 before commencement of 
works. 

- OM4 Amenity Planting of Modified Slopes and Retaining Structures – Soft landscaping such 
as hydroseeding could be provided on proposed modified slopes while vertical greening 
shall be provided as far as feasible for retaining walls along access roads to improve the 
visual performance of the proposed infrastructures. Reference could be made to GEO 
Publication No. 1/2011 when designing the landscape treatments for the proposed 
modified slopes and retaining structures. 

10.4.4 With the abovementioned recommended mitigation measures, the photomontages of the 
proposed public housing development at Sites 1 to 5 at various viewing points are shown in 
Figures 188563/VIA/005A-F and 188563/VIA/105A-H. 

Overall Visual Impacts 

10.4.5 The overall visual impacts due to the proposed developments at Sites 1 to 5 are within the 
range of Moderately Adverse as the developments would result in overall term negative 
effects after recommended mitigation measures to some of the identified key public viewing 
points. 

10.5 Visual Appraisal for Site P 

10.5.1 As the detailed development layout of the private housing development site shall be 
developed by the private developer in the future, this report has formulated some 
development assumptions to devise a preliminary development layout for the visual 
appraisal.    

10.5.2 The development assumptions are listed as follows: - 

•  Gross Site Area: 2.7 ha (approx.) 

•  Net Site Area: 2.4 ha (approx.) 

•  Domestic Plot Ratio: 3.6 

•  Targeted Population: 3,120 

•  Floor to Floor Height: 3.15m 

•  Total Height of Lobby and Roof: 10m 

•  No. of Building Platforms: 4  
(Assumed formation levels of each platform at 
+133mPD, +160mPD, +170mPD, and 
+180mPD) 

•  Building Heights:  Ranging from +229mPD to +247mPD 
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•  Local Open Space: 1m2 per person  
(based on the HKPSG) 

•  Site Coverage: <33.33% 
(based on the HKPSG) 

•  Carpark provision: Basement Carparks 

 

10.5.3 Based on the development assumptions above, a preliminary conceptual layout is formulated 
as illustrated in Figure 188563/VA/003.  Within the developable area of Site P, it could place 
nine (9) building blocks with storeys of ranging between 18-storey and 27-storey to 
accommodate the targeted population.  Higher building blocks are located at the downhill 
side, but lower building blocks at the uphill side in order to suit the assumed formation level.  
As a result, the maximum building height within the private housing site will be at around 
+247mPD to be located at the most uphill platform. 

10.5.4 In addition, social welfare facility, i.e. a residential care home for the elderly (RCHE) serving 
about 150 people, is proposed to be provided in the 2-storey podium at Block 1 to cater for 
the potential demand. It is recommended to provide the social welfare facility near the 
egress/ingress of the private development site, as illustrated in Figure No. 188563/VA/003, 
to facilitate the operational requirement.  

10.5.5 Six types of block layouts are proposed in the assumed development layout subject to the 
detailed design by the future private developer.  The proposed block layouts could provide 
four to eight flats per storey. 

10.5.6 Under the proposed layout, the site coverage and the local open space area are about 18%, 
and over 3,500 m2 respectively, which could meet the requirements of the HKPSG.      

10.5.7 The Appraisal Area is defined by the visual envelope (Zone of Visual Influence, ZVI) of 
development at Site P which is illustrated in Figure 188563/VA/004. The visual envelope 
(ZVI) is determined by the anticipated field of views from all sensitive receivers to the 
proposed private housing development site. A total of 8 public viewing points (VPs) were 
selected taking into account visual sensitivity, local significance and accessibility to assess the 
visual influence to the public. 

10.5.8 The photomontages demonstrating the visual influence of the proposed private housing 
development at each viewing point are illustrated in Figures 188563/VA/005A to 005H. 

10.5.9 It is recommended that mitigation measures as discussed in Section 10.4 could be adopted by 
the developer to mitigate the visual impacts during construction and operational phase due 
to the proposed private housing development. 

10.6 Summary 

10.6.1 Overall, with the high mountain backdrop, the building height of the proposed housing 
developments would not affect the continuation of the Ma On Shan ridgeline. Despite the tall 
building blocks, their slim morphology allows greater flexibility in architectural and 
landscape design with wider building separation. As such, better visual permeability and air 
ventilation can be achieved. 

10.6.2 Although the overall visual impacts of the proposed developments are considered as 
‘Moderately adverse’ to some of the key viewing points, the proposed developments are in 
line with the housing policy which optimize the land use and increase housing land supply 
for both public and private housing developments. 
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10.6.3 As revealed by the assessment results, with the implementation of suitable mitigation 
measures, it is anticipated the proposed development would not induce insurmountable 
visual impact. 
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11 LANDSCAPE IMPACTS 

11.1 General 

11.1.1 Landscape Assessments and preliminary tree survey were conducted for all the potential 
housing sites such that the value of landscape can be determined, the likely impacts can be 
assessed, and feasible mitigation measures (if any) can be identified.  

11.2 Tree Surveys 

11.2.1 Broad brush tree group surveys were conducted from 2017 to 2019 for the proposed 
developments.  The surveys have identified 89 tree groups and found approximately 3,560 
trees within the project limit.  A total of 117 species were recorded and all of them are 
common plant species.   During the surveys, no registered or potentially registrable OVTs 
were identified according to the DEVB TC(W) No. 5/2020.  

11.2.2 Further review and confirmation on the trees affected by the proposed public housing 
development will be conducted in I, D&C stage later. Pre-land sale tree surveys for the 
proposed private housing development, i.e. Site P could be conducted by LandsD to draw up 
the requirements of tree preservation in the lease conditions. 

11.2.3 A summary on the estimated number of trees within the project limit is summarized in Table 
11.3 below: 

Table 11.1     Summary on Estimated Number of Trees within the Project Limit 

Location Estimated No. of Trees  

Site 1 380 

Site 2  390 

Sites 3&4 390 

Site 5 200 

Site P 245 

Within / in the vicinity of Infrastructural Works for 
Sites 1 and 2  

680 

Within / in the vicinity of Infrastructural Works for 
Sites 3 to 5 

1275 

11.3 Summary on Landscape Assessment 

11.3.1 None of the identified Landscape Resources (LRs) or Landscape Characteristic Areas (LCAs) 
will experience substantial residual impacts following mitigations during the operation 
phase.  The greatest residual impact on a LR and LCA is Moderate on Day 1 and Slight at Year 
10.  It is therefore considered that in accordance with the criteria and guidelines for 
evaluating and assessing impacts as stated in Annex 10 and 18 of the EIAO-TM, the overall 
residual landscape impacts of the proposed housing development are acceptable with 
mitigations during the construction and operation phases. 
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11.3.2 In terms of the broader landscape and planning context, the housing developments are 
proposed within the land zoned as Greenbelt (GB), the objective of which is to define the 
limits of urban/suburban development and within which there is generally a presumption 
against development.  The urban area of Ma On Shan is currently contained north and east of 
the Ma On Shan Bypass, whilst south and east of which lies either Greenbelt or Country Park. 
The effect of the proposed developments will spread the development footprint of Ma On 
Shan over the Ma On Shan Bypass into Green Belt areas.  The proposed housing sites occupy 
existing village areas within the greenbelt and therefore there is a precedent for settlement 
in the area.  The landscape mitigation measures proposed including compensatory planting, 
greening and sensitive design in relation to the local context will help integrate the proposed 
housing sites into the surrounding Greenbelt.  It is therefore considered that a landscape 
impact assessment of Slightly Adverse is consistent in terms of the broader landscape and 
planning context. 

11.3.3 The proposed development will generate some unavoidable landscape impacts which are 
identified and addressed in the Landscape Assessments with the aim of avoiding (where 
practicable) and at the very least, minimising such impacts to within acceptable levels.  There 
are opportunities, during the project’s design, construction and operation stages, for 
incorporating mitigation measures which will contribute to reducing landscape impacts. 
These include optimizing the scale of the construction phase impacts, as well as designing 
and implementing mitigation measures which are sensitively integrated into the existing 
environment. 

11.4 Landscape Mitigation Measures 

11.4.1 The application of the following principles in the detailed design of the site formation works, 
geotechnical works, road works, waterworks, sewerage and drainage works, road junction 
improvement works and tree removal works for the proposed housing developments, can 
contribute to a reduction in the landscape impacts:  

• Minimisation of the contractor’s temporary works area, reduction of the bulk of 
construction works, the erection of decorative screens and hoardings, the control of 
night-time lighting, the minimisation of construction traffic and the construction period. 

• Protection of existing trees and minimisation of felling or transplanting works. 

• Streetscape shall be sensitively designed in a manner that responds to the existing 
village context, and minimises potentially adverse landscape impacts. 

• Maintaining a greenbelt buffer between the new road and the existing Cheung Muk Tau 
Tsuen in order to minimize disturbance to the villagers.   

• Street lighting shall follow government guidelines to minimise light spill and glare. 

• Tree preservation and compensatory tree planting should be carried out in accordance 
with DEVB TC(W) No. 4/2020 – Tree Preservation. This requires a compensatory 
planting ratio of a minimum 1:1 by number where feasible.  

• Realignment of footpath to existing graves, if possible.  

• Tree preservation and compensatory tree planting should be carried out as far as 
practicable in accordance with DEVB TC(W) No. 4/2020 – Tree Preservation. The 
compensatory tree planting for site formation and infrastructure works would comprise 
whip and seedling planting on newly formed slopes. The detailed compensatory planting 
proposal shall be determined and agreed separately with relevant departments and shall 
be prepared as a part of Tree Preservation and Removal Proposals at Investigation, 



Agreement No. CE 80/2014 (CE) 
Site Formation and Infrastructural Works for Eight Housing 
Sites in Ma On Shan – Feasibility Study 

 
Final Report 

188563/B&V/067/Issue 3 
  

 

 

April 2020 

 

62 
 

Black & Veatch 
 

 

Design & Construction stage as suggested in the technical circulars DEVB TC(W) No. 
4/2020 – Tree Preservation. Off-site compensatory planting could be explored in the 
Investigation, Design & Construction stage of the project if needed. The loss of greenery 
will be re-created, re-provided and re-established by new tree planting within the 
housing site as required by relevant technical circular and guidelines. 

• A minimum of 20% of site area will be designated for greenery / amenity planting 
(including trees) within the housing sites. This will contribute to the overall greening 
and enhancement of amenity within the sites, offsetting the loss of existing trees under 
the site formation works. Further liaison with HD at Investigation, Design & Construction 
stage for greenery / amenity planting within the housing sites shall be required. 

11.4.2 The proposed landscape mitigation measures for potential impacts generated during the 
construction and operation phases are described in Table 11.1 and Table 11.2.   

Table 11.2 Proposed Construction Phase Landscape Mitigation Measures  

ID 
No. 

Landscape Mitigation Measure 

CM1 The construction area, contractor’s temporary works areas and construction runoff 
should be minimized to avoid impacts on adjacent landscape. 
 

CM2 All existing trees approved to be retained or transplanted shall be carefully protected 
before, during construction and after construction. A Detailed Tree Protection 
Specification shall be provided in the Contract. Under Specifications, the Contractor 
shall be required to submit, for approval, a detailed working method statement for the 
protection of trees prior to undertaking any works adjacent to all retained trees or 
trees to be transplanted, including trees in contractor’s works areas and adjacent to 
the site boundary.  Early preparation of trees to be transplanted shall be undertaken 
to increase their likely survival rate following transplanting. 
 

CM3 Erection of decorative mesh screens and construction hoardings around works areas 
in visually unobtrusive colours to minimise temporary impacts to landscape character. 
 

 

Table 11.3 Proposed Operation Phase Landscape Mitigation Measures 

ID 
No. 

Landscape Mitigation Measure 

OM1 Compensatory planting for all felled trees and affected shrub planting shall be provided 
to the satisfaction of relevant Government departments.  Required numbers and 
locations of compensatory planting shall be determined and agreed separately with 
Government during the Tree Felling Application process under the relevant technical 
circulars.  
 

OM2 Streetscape (e.g. paving, signage, lighting etc.) shall be sensitively designed in a manner 
that responds to the existing context, and minimises potential adverse landscape 
impacts. 
 



Agreement No. CE 80/2014 (CE) 
Site Formation and Infrastructural Works for Eight Housing 
Sites in Ma On Shan – Feasibility Study 

 
Final Report 

188563/B&V/067/Issue 3 
  

 

 

April 2020 

 

63 
 

Black & Veatch 
 

 

ID 
No. 

Landscape Mitigation Measure 

OM3 Green coverage shall be provided within the housing developments. 
 

OM4 Sensitively sited and designed retaining walls which minimise impacts to existing 
landform, streams and vegetation.  Appropriate finishes to structures and adoption of 
climber plantings to blend in with existing landscape character.  
 

11.5 Preliminary Tree Treatment Proposal 

Overall 

11.5.1 In order to preserve and protect the valuable tree resources, due consideration should be 
given to ensure that the existing trees identified within the area of the site formation and 
infrastructural works would not be unnecessarily be felled or pruned. Transplanting trees, in 
particular those with high conservation and amenity value, should be taken in to 
consideration given retaining in-situ is not viable and the trees are of good health condition 
and high survival rate after transplanting. Tree felling should be regarded as the last resort 
whenever preservation by retaining in-situ or transplanting is impractical. Furthermore, 
pursuant to DEVB TC(W) No. 5/2020, felling of OVTs and potentially registrable OVTs should 
only be permitted under very special circumstances with full justifications. 

11.5.2 According to the preliminary estimation, among the 3,560 trees identified within the project 
limit, about 780 trees would not be affected by the proposed works and would be retained 
in-situ, while about 2,780 trees would require removal due to direct and unavoidable conflict 
with the proposed public and private housing developments. Among those 2,780 trees, 1 tree 
may be considered for transplanting. The remaining trees are not recommended for 
transplanting for their either low anticipated survival rate after transplanting or low amenity 
value. 

11.5.3 According to the adopted guidelines for processing the Tree Preservation and Removal 
Proposals (“TPRP”) arising from government projects, the project proponent is advised to 
apply and seek for blanket approval from LandsD pursuant to paragraph 29 of the DEVB 
TC(W) No. 4/2020. 

11.5.4 A formal TPRP for tree removal application should be prepared in ensuing Investigation, 
Design & Construction stage when more detailed information is available.  Under the TPRP, 
all trees within the works areas should be surveyed and assessed individually.  

Preliminary Tree Preservation Proposal 

11.5.5 A total of about 780 trees are proposed to be preserved by in-situ retention. All the retained 
trees will be properly protected throughout the construction period of the project. Tree 
protection measures shall be undertaken in accordance with “Guidelines on Tree 
Preservation during Development” by DEVB and Section 26 of General Specification for Civil 
Engineering Works (2006 Edition). 

11.5.6 Two species of conservation interest including Dalbergia odorifera and Ixonanthes reticulata 
were identified within the works area as shown in Figures 188563/TS/002A and 004A. Due 
to their vulnerable status, a total of six Dalbergia odorifera and six Ixonanthes reticulata are 
proposed to be retained in-situ, subject to the assessment to be conducted in later 
Investigation, Design & Construction stage.  
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11.5.7 Due to large trunk diameter, one tree of Ficus microcarpa within Site P as shown in Figure 
188563/TS/004A may be preserved by transplanting subject to the assessment to be 
conducted in the pre-land sale tree survey.  

Preliminary Compensatory Planting Proposal 

11.5.8 According to the latest project design, various project areas have been designated for tree 
planting to allow tree compensation and tree transplanting. Under the current proposal, 
about 2,900 new trees are proposed in the compensatory planting. Implementation of 
compensatory planting could generally achieve a ratio of at least 1:1 in terms of number. 
Options of compensation by off-site planting could be explored. Individual tree survey and 
coordination with relevant departments for off-site planting will be carried out in the 
subsequent Investigation, Design & Construction stage. The tentative locations of the 
compensatory planting are shown in Figures 188563/TS/002A to 004B. 

11.5.9 The quantity of trees will be subject to further review on planting arrangement during the 
ensuing Investigation, Design & Construction stage. However, this preliminary compensatory 
tree planting proposal could serve as a reference to the detailed tree preservation and 
removal proposal in that stage and regulated by DEVB TC(W) No. 4/2020 – Tree Preservation. 
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12 IMPLEMENTATION PROGRAMME 

12.1 General 

12.1.1 This chapter presents the key milestones of the implementation programme for proposed 
developments.   

12.2 Proposed Preliminary Implementation Programme 

12.2.1 The key milestones of the preliminary implementation programme are as follows: - 

• Commencement of site formation works for Site 1  by Q3 2023  

• Commencement of site formation works for Site 2 by Q2 2024  

• Commencement of infrastructural works for Sites 1 & 2 by Q3 2023  

• Completion of site formation works for Sites 1 & 2 by Q4 2025 

• Completion of infrastructural works for Sites 1 & 2 by Q2 2027 

• Commencement of site formation works for Sites 3 to 5 by Q1 2024 

• Commencement of infrastructural works for Sites 3 to 5 by Q1 2024 

• Completion of site formation works for Sites 3 to 5 by Q1 2028 

• Completion of infrastructural works for Sites 3 to 5 by Q1 2029 

12.2.2 The implementation programme would be reviewed at I, D&C stage to reflect the latest 
changing circumstances as necessary. 
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13 CONCLUSIONS 

13.1.1 The proposed developments in Ma On Shan area have been studied under this FS, and the 
study concluded that there is no insurmountable problem in terms of traffic, environmental, 
geotechnical, services and utilities, land acquisition, heritage, air ventilation, visual and 
landscape aspects. 

13.1.2 In support of the rezoning process of the sites, site formation layout plans have been prepared 
and relevant technical assessments have been conducted.  It is revealed that the 
developments are technically feasible.  

 

 

END OF TEXT 
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188563/VIA/005A Photomontage of Public Viewing Point VP1 for Sites 1 and 2 - Hikers from the East

(Sheet 1 of 6)

Existing View Day 1 of Operation Phase without Mitigation Measures

Day 1 / Year 10 of Operation Phase with Mitigation Measures

(No visual difference is anticipated between Day 1 and Year 10 of Operation)

OM1

Note: the design of the housing blocks is subject to review during the later detailed design stage

Site 2 - Block 2

(About +153 mPD)

Site 2 - Block 2

(About +153 mPD)



188563/VIA/005B Photomontage of Public Viewing Point VP2 for Sites 1 and 2 - Hikers from the South

(Sheet 2 of 6)

Existing View Day 1 of Operation Phase without Mitigation Measures

Day 1 / Year 10 of Operation Phase with Mitigation Measures

(No visual difference is anticipated between Day 1 and Year 10 of Operation)

OM1

Note: the design of the housing blocks is subject to review during the later detailed design stage

OM1

Proposed Development

(About +147 ~ +165 mPD)

Proposed Development

(About +147 ~ +165 mPD)



188563/VIA/005C Photomontage of Public Viewing Point VP3 for Sites 1 and 2 - Visitors of Ma On Shan Bypass Sitting-out Area

(Sheet 3 of 6)

Existing View Day 1 of Operation Phase without Mitigation Measures

Day 1 / Year 10 of Operation Phase with Mitigation Measures

(No visual difference is anticipated between Day 1 and Year 10 of Operation)

Note: the design of the housing blocks is subject to review during the later detailed design stage

OM1
Site 1 - Block 1

(About +163 mPD)

Site 1 - Block 2

(About +147 mPD)

Site 1 - Block 1

(About +163 mPD)

Site 1 - Block 2

(About +147 mPD)



188563/VIA/005D Photomontage of Public Viewing Point VP4 for Sites 1 and 2 - Road users of Sai Sha Road

(Sheet 4 of 6)

Existing View Day 1 of Operation Phase without Mitigation Measures

Day 1 / Year 10 of Operation Phase with Mitigation Measures

(No visual difference is anticipated between Day 1 and Year 10 of Operation)

OM1

Note: the design of the housing blocks is subject to review during the later detailed design stage

OM1

Proposed Development

(About +147 ~ +165 mPD)

Proposed Development

(About +147 ~ +165 mPD)



188563/VIA/005E Photomontage of Public Viewing Point VP5 for Sites 1 and 2 - Visitors at Nai Chung Beach

(Sheet 5 of 6)

Existing View Day 1 of Operation Phase without Mitigation Measures

Day 1 / Year 10 of Operation Phase with Mitigation Measures

(No visual difference is anticipated between Day 1 and Year 10 of Operation)

Note: the design of the housing blocks is subject to review during the later detailed design stage

OM1 OM1

Proposed Development

(About +147 ~ +165 mPD)

Proposed Development

(About +147 ~ +165 mPD)



188563/VIA/005F Photomontage of Public Viewing Point VP6 for Sites 1 and 2 - Travellers at Nai Chung Bus Stop

(Sheet 6 of 6)

Existing View Day 1 of Operation Phase without Mitigation Measures

Day 1 / Year 10 of Operation Phase with Mitigation Measures

(No visual difference is anticipated between Day 1 and Year 10 of Operation)

OM1

Note: the design of the housing blocks is subject to review during the later detailed design stage

Proposed Development

(About +147 ~ +165 mPD)

Proposed Development

(About +147 ~ +165 mPD)
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188563/VIA/105A Photomontages of Public Viewing Point VP1 for Sites 3 to 5 - Hikers from the Southeast

(Sheet 1 of 8)

Existing View Day 1 of Operation Phase without Mitigation Measures

Day 1 / Year 10 of Operation Phase with Mitigation Measures

(No visual difference is anticipated between Day 1 and Year 10 of Operation)

Note: the design of the housing blocks is subject to review during the later detailed design stage

OM1

Proposed Development

(About +199 ~ +223 mPD)

Proposed Development

(About +199 ~ +223 mPD)



188563/VIA/105B Photomontages of Public Viewing Point VP2 for Sites 3 to 5 - Hikers from the South

(Sheet 2 of 8)

Note: the design of the housing and related non-domestic blocks is subject to review during the later detailed design stage

Existing View

Day 1 of Operation Phase with Mitigation Measures

Day 1 of Operation Phase without Mitigation Measures

Year 10 of Operation Phase with Mitigation Measures

OM1

OM2

Proposed Development

(About +199 ~ +223 mPD)

Proposed Development

(About +199 ~ +223 mPD)

OM2

Proposed Development

(About +199 ~ +223 mPD)



188563/VIA/105C Photomontages of Public Viewing Point VP3 for Sites 3 to 5 - Hikers from the Southwest

(Sheet 3 of 8)

Note: the design of the housing blocks is subject to review during the later detailed design stage

OM1

Existing View

Day 1 / Year 10 of Operation Phase with Mitigation Measures

(No visual difference is anticipated between Day 1 and Year 10 of Operation)

Day 1 of Operation Phase without Mitigation Measures

Proposed Development

(About +199 ~ +223 mPD)

Proposed Development

(About +199 ~ +223 mPD)



188563/VIA/105D Photomontages of Public Viewing Point VP4 for Sites 3 to 5 - Road Users at Hang Hong Street Roundabout

(Sheet 4 of 8)

Note: the design of the housing blocks is subject to review during the later detailed design stage

OM1

Existing View

Day 1 / Year 10 of Operation Phase with Mitigation Measures

(No visual difference is anticipated between Day 1 and Year 10 of Operation)

Day 1 of Operation Phase without Mitigation Measures

Proposed Development

(About +199 ~ +223 mPD)

Proposed Development

(About +199 ~ +223 mPD)



188563/VIA/105E Photomontages of Public Viewing Point VP5 for Sites 3 to 5 - Recreational Users of Kam Ying Court Playground

(Sheet 5 of 8)

Note: the design of the housing blocks is subject to review during the later detailed design stage

OM1

Existing View

Day 1 / Year 10 of Operation Phase with Mitigation Measures

(No visual difference is anticipated between Day 1 and Year 10 of Operation)

Day 1 of Operation Phase without Mitigation Measures

Proposed Development

(About +199 ~ +223 mPD)

Proposed Development

(About +199 ~ +223 mPD)



188563/VIA/105F Photomontages of Public Viewing Point VP6 for Sites 3 to 5 - Recreational Users of Ma On Shan Promenade

(Sheet 6 of 8)

Note: the design of the housing blocks is subject to review during the later detailed design stage

OM1

Existing View

Day 1 / Year 10 of Operation Phase with Mitigation Measures

(No visual difference is anticipated between Day 1 and Year 10 of Operation)

Day 1 of Operation Phase without Mitigation Measures

Proposed Development

(About +199 ~ +223 mPD)

Proposed Development

(About +199 ~ +223 mPD)



188563/VIA/105G Photomontages of Public Viewing Point VP7 for Sites 3 to 5 - Road Users of Ma On Shan Road

(Sheet 7 of 8)

Note: the design of the housing blocks is subject to review during the later detailed design stage

OM1

Existing View

Day 1 / Year 10 of Operation Phase with Mitigation Measures

(No visual difference is anticipated between Day 1 and Year 10 of Operation)

Day 1 of Operation Phase without Mitigation Measures

Proposed Development

(About +199 ~ +223 mPD)

Proposed Development

(About +199 ~ +223 mPD)



188563/VIA/105H Photomontages of Public Viewing Point VP8 for Sites 3 to 5 - Recreational Users of Pak Shek Kok Promenade

(Sheet 8 of 8)

Note: the design of the housing blocks is subject to review during the later detailed design stage

OM1

Proposed development substantially blocked 

by buildings along the waterfront

Kam Ying Court near the proposed 

development substantially blocked by buildings 

along the waterfront

Existing View

Day 1 / Year 10 of Operation Phase with Mitigation Measures

(No visual difference is anticipated between Day 1 and Year 10 of Operation)

Day 1 of Operation Phase without Mitigation Measures
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188563/VA/005A Photomontage of Public Viewing Point VP1 for Site P - Hikers from the Southeast

(Sheet 1 of 8)

Note: the housing blocks are subject to design by private developer(s).

Proposed Development

(Assumed to be about 

229 – 247 mPD)

Existing View Day 1 / Year 10 of Operation Phase

(No visual difference is anticipated between Day 1 and Year 10 of Operation)



188563/VA/005B Photomontage of Public Viewing Point VP2 for Site P - Road Users at Hang Hong Street Roundabout

(Sheet 2 of 8)

Existing View Day 1 / Year 10 of Operation Phase

Note: the housing blocks are subject to design by private developer(s).

Proposed Development

(Assumed to be about 

229 – 247 mPD)

(No visual difference is anticipated between Day 1 and Year 10 of Operation)



188563/VA/005C Photomontage of Public Viewing Point VP3 for Site P - Road Users at Ma On Shan Bypass

(Sheet 3 of 8)

Existing View Day 1 / Year 10 of Operation Phase

Note: the housing blocks are subject to design by private developer(s).

Proposed Development

(Assumed to be about 

229 – 247 mPD)

(No visual difference is anticipated between Day 1 and Year 10 of Operation)



188563/VA/005D Photomontage of Public Viewing Point VP4 for Site P - Recreational Users at Ma On Shan Promenade

(Sheet 4 of 8)

Existing View Day 1 / Year 10 of Operation Phase

Note: the housing blocks are subject to design by private developer(s).

Proposed Development

(Assumed to be about 

229 – 247 mPD)

(No visual difference is anticipated between Day 1 and Year 10 of Operation)



188563/VA/005E Photomontage of Public Viewing Point VP5 for Site P - Recreational Users at Heng Fai Street Park

(Sheet 5 of 8)

Existing View Day 1 / Year 10 of Operation Phase

Note: the housing blocks are subject to design by private developer(s).

Proposed Development

(Assumed to be about 

229 – 247 mPD)

(No visual difference is anticipated between Day 1 and Year 10 of Operation)



188563/VA/005F Photomontage of Public Viewing Point VP6 for Site P - Road Users at Ma On Shan Road

(Sheet 6 of 8)

Existing View Day 1 / Year 10 of Operation Phase

Note: the housing blocks are subject to design by private developer(s).

Proposed Development

(Assumed to be about 

229 – 247 mPD)
Building blocks 

substantially blocked 

by vegetation

(No visual difference is anticipated between Day 1 and Year 10 of Operation)



188563/VA/005G Photomontage of Public Viewing Point VP7 for Site P - Pedestrians at Hang Hong Street

(Sheet 7 of 8)

Existing View Day 1 / Year 10 of Operation Phase

Note: the housing blocks are subject to design by private developer(s).

Proposed Development

(Assumed to be about 

229 – 247 mPD)

(No visual difference is anticipated between Day 1 and Year 10 of Operation)



188563/VA/005H Photomontage of Public Viewing Point VP8 for Site P - Hikers at Ma On Shan Tsuen Road

(Sheet 8 of 8)

Existing View Day 1 / Year 10 of Operation Phase

Note: the housing blocks are subject to design by private developer(s).

Proposed Development

(Assumed to be about 

229 – 247 mPD)

(No visual difference is anticipated between Day 1 and Year 10 of Operation)
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Appendix B 

Summary of Potential Conflicts between the FEPs of Trunk Road T7 and the Proposed Works 
 
 

FEP No. Permit Holder Conflict with proposed works Relevant Figures in the FEP Mitigation Measures to maintain its 

function 

Comment from 

Permit Holders 

FEP-01/057/2000/A DSD Alignment of existing drainage 

system across MOS Tsuen Road 

Figures 1, D1, D4 and D5  Reprovision by revising its design and 

alignment 

No comment. 

FEP-02/057/2000/A LCSD Landscape areas are not affected 

finally 

Figures 1, L1, L5 and L6 N/A No comment. 

 

FEP-03/057/2000/A 
WSD Landscape area are not affected Figures 1 and W1 N/A No comment. 

 

FEP-04/057/2000/A 
HyD Drainage system and landscape areas 

along MOS Tsuen Road 

Figures 1, H1, H5, H6, H13, 

H16, H17 

 Reprovision of the drainage system 

 Compensate 1:1 affected landscape area 

No comment. 
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Attachment IX of
RNTPC Paper No. 4/20

Summary of the Development Parameters of the Amendment Sites

Proposed
Amendments

Location Site
Area
(ha,
about)

Current
Zoning

Proposed
Zoning

Maximum
Plot Ratio

Proposed
Building
Height
Restriction
(mPD)

Approximate
Flat Number

Approximate
Population

Housing Sites
A East of the Cheung

Muk Tau Village
1.46 GB R(A)11 6.8 165mPD 1,820 5,100

B1 West of the Cheung
Muk Tau Village

1.38 GB R(A)11 6.8 165mPD 1,660 4,650

D Lower end of Ma On
Shan Tsuen Road

2.26 GB R(A)11 6.8 225mPD 2,700 7,560

G Upper end of Ma On
Shan Tsuen Road

2.73 GB R(B)6 3.6 250mPD 1,040 3,120

GIC Sites
C Lower end of Ma On

Shan Tsuen Road
0.45 GB G/IC - 1 storey - -

E Lower end of Ma On
Shan Tsuen Road

0.73 GB G/IC - 8 storeys - -



Attachment IX of
RNTPC Paper No. 4/20

F Upper end of Ma On
Shan Tsuen Road

0.66 GB G/IC - 2 storeys - -

Other Sites
B2 West of the Cheung

Muk Tau Village
0.4 GB Road - - - -

H Mui Tsz Lam Road 0.49 GB OU(Sewage
Treatment
Works)

- - - -



Attachment X of
RNTPC Paper No. 4/20

Provision of Major Community Facilities and Open Space in Ma On Shan New Town

Type of Facilities

Hong Kong Planning
Standards and

Guidelines
(HKPSG1)

HKPSG
Requirement

(based on
planned

population)

Provision
Surplus/
Shortfall
(against
planned

provision)

Existing
Provision

Planned
Provision

(including
Existing

Provision)

District Open Space 10 ha per 100,000
persons#

24.30 ha 20.68 ha 27.31 ha +3.01 ha

Local Open Space 10 ha per 100,000
persons#

24.30 ha 40.23 ha 46.04 ha +21.74 ha

Secondary School 1 whole-day
classroom for 40
persons aged 12-17

259
classrooms

352
classrooms

352
classrooms

+93
classrooms

Primary School 1 whole-day
classroom for 25.5
persons aged 6-11

325
classrooms

308
classrooms

386
classrooms

+61
classrooms

Kindergarten/ Nursery 34 classrooms for
1,000 children
aged 3 to 6

116
 classrooms

152
classrooms

159
classrooms

+43
classrooms

District Police Station 1 per 200,000 to
500,000 persons

0 1 1 +1

Divisional Police
Station

1 per 100,000 to
200,000 persons

1 1 1 0

Hospital 5.5 beds per 1,000
persons

1,382 0 0 -1,3822

Clinic/Health Centre 1 per 100,000 persons 2 1 2 0

Magistracy
(with 8 courtrooms)

1 per 660,000 persons 0 0 0 0

Integrated Children and
Youth Services Centre

1 for 12,000 persons
aged 6-24

3 5 5 +2



2

Type of Facilities

Hong Kong Planning
Standards and

Guidelines
(HKPSG1)

HKPSG
Requirement

(based on
planned

population)

Provision
Surplus/
Shortfall
(against
planned

provision)

Existing
Provision

Planned
Provision

(including
Existing

Provision)

Integrated Family
Services Centre

1 for 100,000 to
150,000 persons

2 2 3 +1

District Elderly
Community Centres

One in each new
development area with
a population of around
170,000 or above

N.A. 1 1 N.A.

Neighbourhood Elderly
Centres

One in a cluster of
new and redeveloped
housing areas with a
population of 15,000
to 20,000 persons,
including both public
and private housing

N.A. 3 6 N.A.

Community Care
Services Facilities

17.2 subsidised places
per 1,000 elderly
persons aged 65 or
above

1,3653 203 491 -8744

Residential Care Homes
for the Elderly

21.3 subsidised beds
per 1,000 elderly
persons aged 65 or
above

1,691 88 548 -1,1434

Child Care Centre 100 aided places per
25,000 persons

972 105 305 -6674

Library 1 district library for
every 200,000 persons

1 1 1 0

Sports Centre 1 per 50,000 to
65,000 persons

4 2 4 0

Sports Ground/
Sport Complex

1 per 200,000 to
250,000 persons

1 1 1 0

Swimming Pool
Complex – Standard

1 complex per
287,000 persons

1 1 1 0



3

Note:

1. The planned population of Ma On Shan New Town would be about 243,000 persons. If including transients, the overall
planned population is about 251,300. All population figures have been adjusted to the nearest hundred.

2. Provision of hospital services are assessed by Hospital Authority on a separate regional basis.
3. There is no rigid distribution between centre-based CCS and home-based CCS stated in the Elderly Services Programme

Plan. Nonetheless, in general, 60% of CCS demand will be provided by home-based CCS and the remaining 40% will be
provided by centre-based CCS.

4. These are the long-term targets toward which the provision of services and facilities would be adjusted subject to the
consideration of the SWD in the planning and development process. It may not be appropriate to compare the standards with
the provision of services and facilities which are assessed by SWD on a separated cluster/district basis. PlanD and SWD will
work closely together to ensure that additional GIC facilities will be included in new and redevelopment proposals from both
public and private sectors.

 # The requirements exclude planned population of transients.

June 2020
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