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Introduction

The purposes of this paper are to seek Members’ agreement that:

(@)

(b)

the proposed amendments to the approved Tong Yan San Tsuen Outline Zoning
Plan (OZP) No. S/YL-TYST/10 as shown on the draft Tong Yan San Tsuen OZP
No. S/YL-TYST/10A (Annex B) and its Notes (Annex C) are suitable for
exhibition for public inspection under section 5 of the Town Planning Ordinance
(the Ordinance); and

the revised Explanatory Statement (ES) of the OZP (Annex D) is an expression of
the Town Planning Board (the Board)’s planning intention and objectives for
various land use zones on the OZP; and is suitable for exhibition together with the
OZP and its Notes.

Status of the Current Tong Yan San Tsuen OZP

2.1

2.2

On 15.4.2005, the draft Tong Yan San Tsuen OZP No. S/YL-TYST/9A was
approved by the Chief Executive in Council (CE in C) under section 9(1)(a) of the
Ordinance which was subsequently renumbered as S/YL-TYST/10. On
17.2.2006, the approved Tong Yan San Tsuen OZP No. S/YL-TYST/10 was
exhibited for public inspection under section 9(5) of the Ordinance.

On 11.2.2014, the CE in C referred the approved Tong Yan San Tsuen OZP No.
S/YL-TYST/10 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
28.2.2014 under section 12(2) of the Ordinance.

Background

3.1

It was stated in the Policy Address that the Government would adopt a
multi-pronged approach to identify suitable land to meet housing and other needs.
To optimize the use of land, the Government has continued reviewing various land
uses and rezoning sites as appropriate and, where the original intended use is no
longer required, converting the land for housing development. A site zoned “Open
Space” (*“O”) and “Residential (Group B) 1” (“R(B)1”) with a small strip of area
shown as ‘Road’ to the west of Long Tin Road and to the north of the Tong Yan



3.2

3.3

San Tsuen Interchange and another site zoned mainly “Green Belt” (*GB”) and
partly “Government, Institution or Community” (“G/IC”) to the south of Tan
Kwai Tsuen South Fresh Water Service Reservoir have been identified for public
housing developments. To ascertain the technical feasibility for supporting the
proposed public housing developments, the Civil Engineering and Development
Department (CEDD) has undertaken two feasibility studies for the site formation
and infrastructural work (i.e. Site Formation and Infrastructural Works for the
Development at Long Bin, Yuen Long-Feasibility Study (LB Study) and Site
Formation and Infrastructural Works for the Development near Tan Kwai Tsuen,
Yuen Long-Feasibility Study (TKT Study)). The Executive Summaries of the two
feasibility studies are at Appendices 1 and 2. A copy of the preliminary Traffic
and Transport Impact Assessment (TTIA), Preliminary Environmental Review
(PER), preliminary Drainage Impact Assessment (DIA), preliminary Sewerage
Impact Assessment (SIA), preliminary Water Supply Impact Assessment (WSIA),
preliminary Landscape and Visual Impact Assessment (LVIA), preliminary Air
Ventilation Assessment in the form of Expert Evaluation (AVA-EE) and the
preliminary Geotechnical Assessment (GA) reports of the aforementioned
feasibility studies are deposited at the meeting for Members’ inspection.

The proposed amendments mainly involve rezoning of these 2 sites for the
proposed public housing developments at the west of Long Tin Road and to the
north of the Tong Yan San Tsuen Interchange (Amendment Items Al and A2),
and in the vicinity of the Tan Kwai Tsuen South Fresh Water Service Reservoir
(Amendment Item B).

On 17.4.2015 and 8.1.2016, the Rural and New Town Planning Committee (the
Committee) of the Board agreed two section 12A planning applications (Nos.
Y/YL-TYST/5 and Y/YL-TYST/6) to rezone a site at Sha Tseng Road and two
sites to the northwest and southeast of Kam Lan Koon from “G/IC” to “R(B)1”
respectively (Amendment Items C and D). To take forward the decision of the
Committee, rezoning of the sites are required.

The Proposed Amendments

Amendment Items Al and A2 — Proposed Public Housing Development to the west of
Long Tin Road and to the north of the Tong Yan San Tsuen Interchange and related
technical amendment (Plans 1a and 2a)

The Site and its Surroundings

4.1

4.2

The Item Al site, covering a land area of about 10ha, is located to the west of Long
Tin Road and to the north of the Tong Yan San Tsuen Interchange. The site is
situated at the fringe of the Tong Yan San Tsuen OZP. To the east and north of the
site are areas covered by the Yuen Long and Ping Shan OZPs respectively (Plan
1a).

The northern part of the site is currently mainly occupied by the site of the
ex-Long Bin Interim Housing, whilst the southern part of the site is mainly
occupied by open storage yards, warehouses, rural workshops, temporary
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4.3

4.4

structures and a farm (Plan 2a, 3a, 4al to 4a3). Accordingto LB Study, an initial
estimate is that about 100 structures/temporary structures mainly for open
storage/storage use and scattered residential structures will be affected. The
numbers of structures/temporary structures and households being affected are
subject to detail survey. The site will be developed in two phases (Plan 2a).
Phase 1 which is currently occupied by the ex-Long Bin Interim Housing, falls
within areas zoned “O” and shown as ‘Road’ and is entirely on government land.
Phase 2 which is currently occupied by structures/ temporary structures mainly for
open storage/storage use, scattered residential structures and a farm, fall within
areas zoned “0O”, “R(B)1” and shown as ‘Road’ with about 71.6% of the area on
private land and about 28.4% on government land.

Area to the east of the Item Al site across Long Tin Road are medium-rise
residential developments (about 46mPD) which is zoned “R(B)” subject to a
maximum plot ratio (PR) of 3.5 and building height (BH) of 25 storeys on the
Yuen Long OZP. The area to the west is a mix of medium-rise residential
developments (about 26mPD) and vegetated area covered with trees which is
zoned “R(B)1” in the Tong Yan San Tsuen OZP subject to a maximum PR of 1
and a maximum BH of 4 storeys over single-storey car park. To the north and
further north of the site are Castle Peak Road-Ping Shan, and low/medium-rise
developments (about 15mPD to 22mPD) which is zoned “Residential(Group E)2”
(Subject to a maximum PR of 0.6 and a maximum BH of 5 storeys) and site office
of the Drainage Services Department which is zoned “O” on Ping Shan OZP
respectively. To the south of the site are the Yuen Long Highway and Tong Yan
San Tsuen Interchange. The building heights of the surrounding developments are
shown on Plan 2a.

Part of the site which zoned “O”, was reserved for the development of a district
open space but there is no development programme for the open space. Whilst
there will be deficit on the provision of district open space in Tong Yan San Tsuen
area with the proposed amendments to the OZP, the district open space provision
in Yuen Long New Town nearby (about 125m away from the boundary of Tong
Yan San Tsuen OZP is the Yuen Long Park) is in surplus (+9.66ha upon full
development) and could help meet the shortfall in Tong Tan San Tsuen.

Rezoning Proposal

4.5

To take forward the proposed public housing development, it is proposed to
rezone the site from “O”, “R(B)1” and an area shown as ‘Road’ to “R(A)1”, with
major development parameters as follows:

Phase 1 \ Phase 2
Site Area About 10ha
Total PR Maximum 6.5
Building Height (BH) Maximum 155mPD
Estimated No. of Storeys About 40-45 storeys About 41-49 storeys
Estimated No. of Blocks About 4 blocks About 7 blocks
Total: About 11 blocks
Estimated No. of Flat About 2,800 flats | About 8,900 flats




4.6

4.7

Total: About 11,700 flats"
Estimated Population About 8,000 persons \ About 24,900 persons
Total: About 32,900 persons
Target Completion Date 2024/25 | 2028/29

Photomontages of the indicative scheme for the proposed public housing are at
Drawings 3a to 3e for illustration purpose.

Various Government, institution or community (GIC) facilities including a
kindergarten, a primary school, social welfare facilities, retail facilities, as well as
a public transport terminus would be provided for the proposed public housing
development.

A minor boundary adjustment at the western boundary of the proposed public
housing development is also proposed to exclude astrip of land in Item A2, with a
land area of about 310m?, from the proposed public housing development. It is
proposed to reflect the lot boundary of the existing residential development
located in the adjoining “R(B)1” zone (i.e. the Villa Sunshine). The strip of land is
proposed to be rezoned from “O” to “R(B)1”.

Technical Assessments

4.8

4.9

4.10

4.11

To ascertain the technical feasibility for supporting the proposed public housing
development, CEDD has undertaken LB Study for the site formation and
infrastructural works. Under LB Study, broad technical assessments on traffic,
environmental and infrastructure, as well as visual and air ventilation aspects have
been conducted based on a domestic PR of 6 and non-domestic PR of 0.5. The
Executive Summary of LB Study of the site is at Appendix 1.

Traffic and Transport Aspects

The preliminary TTIA results indicate that the proposed public housing
development will have manageable traffic impact on the nearby road links,
junctions and transport facilities. The proposed development is considered
acceptable from the traffic point of view.

Necessary road improvement measures, such as U-turn form slip road of Long Tin
Road and access provision at Ma Fung Ling Road, have been identified to enhance
vehicular accessibility and mitigate the potential traffic impact due to the proposed
development (Drawing 1).

Also, the provision of car parking space is sufficient to meet the needs in
accordance with the Hong Kong Planning Standards and Guidelines. A Public
Transport Interchange (PTI) with bus bays and taxi bays was proposed to cater for
the transport need.

! Based on the maximum sewage treatment capacity allocated for Long Bin, the maximum flat production of
11,940 is adopted in the impact assessment on infrastructures (including sewerage, water supply, traffic impact,

etc.)



4.12

4.13

4.14

4.15

4.16

4.17

4.18

Three pedestrian footbridges (Drawing 1) and cycle track network surrounding
the proposed housing site have been planned to enhance the proposed
development’s connectivity to the existing pedestrian and cycle track network.

Environmental Aspect

The site formation as well as the road improvement works do not constitute the
project to be a Designated Project under the Environmental Impact Assessment
Ordinance. A PER has been conducted to provide an initial assessment and
evaluation of the environmental impacts associated with site formation and road
improvement works of the proposed development, including air quality, noise,
water quality, waste management, ecology and cultural heritage.

Regarding air quality impacts, with the implementation of appropriate dust
suppression measures, such as watering of exposed areas and mitigation measures
as defined in the Air Pollution Control (Construction Dust) regulation and good
site practices to further reduce dust emission, potential construction dust impacts
are not insurmountable. For operational phase, all air sensitive receivers are set
back from adjacent roads with adequate buffer distances in accordance with
HKPSG. Therefore, no adverse air quality impact is anticipated.

Regarding noise impact, the results of the construction noise impact assessment
indicate that the noise impacts to noise sensitive receivers (NSRs), after the
implementation of all practical direct mitigation measures such as using quiet and
quality Powered Mechanical Equipment, movable noise barriers and enclosures
will not be insurmountable with suitable mitigation measures. For operational
phase, a separate Environmental Assessment Study (EAS) will be conducted by
the Housing Department for the proposed development. Noise mitigation
measures will be incorporated in the building design such as noise barrier, acoustic
windows/balconies, acoustic fin and air conditioning system for non-domestic
buildings where necessary to ensure all NSRs comply with respective criteria.

Regarding water quality, silty runoff from construction sites would be the major
concern during the construction phase. No water quality impact during the
operational phase is anticipated. Where necessary, mitigation measures required
to protect the water sensitive receivers have been recommended to reduce the
impacts to acceptable levels.

Ecological field surveys were conducted. Short-nosed fruit bats, a species of
conservation concern was recorded roosting in the Chinese Fan-palms within the
site. Despite, the potential impacts on the short-nosed fruit bats are predicted to be
of low significance, an environmental monitoring and audit would be useful to
monitor any changes during construction phase and operation phase.

No sites of archaeological interest, declared monuments or historic buildings have
been identified in the vicinity of the site.



4.19

4.20

4.21

4.22

4.23

4.24

Infrastructure Aspect

According to the preliminary DIA, preliminary SIA and preliminary WSIA, the
existing/planned sewerage, drainage and waterworks facilities have sufficient
capacities to cater for the proposed public housing development.

Except retaining the existing drainage pipe under Long Tin Road, drainage pipes
are proposed at northern side of the Phase 1 to divert the existing drain and to
convey the surface runoff from the school site to the Yuen Long West Nullah
along future road at south of the site.

A sewage pumping station (SPS) is proposed next to the housing site to collect the
sewage from the proposed development. A section of rising mains along Castle
Peak Road- Ping Shan Section will be constructed and connected to the existing
sewage network. The future sewage flow will be ultimately conveyed to the San
Wai Sewage Treatment Works through the sewerage network.

Tan Kwai Tsuen North Fresh Water Service Reservoir has sufficient capacity to
provide additional fresh water demand arising from the proposed development as
well as the temporary flushing water supply through temporary mains for flushing.
No upgrading works to TKTNFWSR is therefore required.

Geotechnical Aspect

The anticipated geotechnical works of the development include mainly
earthworks, slope works and piling works. The site formation works involve
excavation and deposition of soil materials for forming levelled platforms, with
the provision of retaining walls and cut and fill slopes. No significant effects to
the existing surrounding permanent buildings are anticipated due to the site
formation works. Man-made slopes and retaining walls, both existing and newly
formed, affect or be affected by the proposed development shall be reviewed with
more detailed in the next stage. According to the GA, it is considered that the
geotechnical works and site formation works for the site are technically feasible.

Landscape and Visual Aspects

A preliminary LVIA has been conducted. A total of 858 trees, which were of
primarily common species, including exotic species such as Leucaena
leucocephala, Senna siamea and native species such as Cinnamomum burmannii
and Macaranga tanarius var. tomentosa. According to the preliminary findings,
172 trees could be preserved by onsite retention while another 80 affected trees
would be transplanted. About 606 trees would be felled due to unavoidable
conflicts with the proposed development. No rare/protected/endangered species,
or Leisure and Cultural Services Department Champion Tree, or Registered Old
and Valuable Tree was found within the subject site. On the other hand, 5



4.25

4.26

4.27

4.28

numbers of existing trees are identified as “Important Tree* to be retained and

preserved (Drawing 2). Regarding the tree felling, in accordance with the
prevailing tree preservation policy, the proposed compensatory planting proposal
should be of a ratio not less than 1:1 in terms of quality and quantity within and/or
off the site as far as practicable. A detailed tree survey and tree preservation and
removal proposal will be prepared in accordance with the Development Bureau
Technical Circular (Works) No. 7/2015, at detailed design stage.

Most of the existing trees identified would be affected/lost due to possible major
site formations and road works. The overall landscape character will also be
changed from combination of Urban Fringe Landscape, Rural Fridge Landscape
and Urban Landscape to Urban Landscape solely. Nevertheless, with the possible
landscape mitigation measures, the residual landscape impact can be reduced.

Mitigation measures, including aesthetic design of the proposed development,
amenity/compensatory plant, screen and buffer planting, building separation/
visual corridors, building set back and stepped building height profile, are
proposed to alleviate the possible visual impacts. With the implementation of
recommended mitigation measures, the significance of visual impact would be
reduced to slight. The overall visual impact is considered acceptable with
mitigation measures (Drawings 3a to 3e). Photomontages of all viewpoints and
the relevant analysis extracted from the study report are at Appendix 3.

Air Ventilation Aspect

A preliminary AVA-EE has been conducted to access the air ventilation impact of
the proposed public housing development and to recommend appropriate
mitigation measures. The annual prevailing wind directions identified for the
region are from north-northeast, east and south-southeast, whereas the summer
prevailing wind directions are south-southeast, south and southwest.

To minimize the ventilation impact to the surrounding area, the proposed
development has adopted (i) two 15m-wide NBAs; (ii) three 15m-wide building
separations, one of which with a wind entrance in form of an NBA; and (iii) 20m
and 10m building setbacks from Long Tin Road and hilly range respectively.
These design features would enhance local ventilation within the proposed
development and its neighborhood to cater for the annual and summer prevailing
winds. According to the preliminary AVA-EE, the proposed development may
result in potential adverse air ventilation impact on the pedestrian wind
environment at Green Lodge and the adjacent residential development under
construction, Jasper Court, the proposed primary school next to the housing site,

2

In accordance with DEVB TCW No. 07/2015, an “Important Tree” refers to trees in the Register of Old and

Valuable Trees, or any other trees that meet one or more of the following criteria —

(a) trees of 100 years old or above;

(b) trees of cultural, historical or memorable significance e.g. Fung Shui tree, tree as landmark of monastery or
heritage monument, and trees in memory of an important person or event;

(c) trees of precious or rare species;

(d) trees of outstanding form (taking account of overall tree sizes, shape and any special features) e.g. trees with
curtain like aerial roots, trees growing in unusual habitat; or trees with trunk diameter equal to or exceeding
1m) (measured at 1.3m above ground level), or with height/canopy spread equal to or exceeding 25m.

7



Villa Sunshine, Hong Ping Villa, Scenic Gardens and Park Royale etc.. Further
mitigation measures including (i) empty bays with minimum height of one-storey
at the ground level of residential blocks; and (ii) elevated podium with minimum
height of one-storey at non-domestic block along air paths, which can also serve as
emergency vehicular assess or pedestrian passages. The details of these measures
would be explored at the detailed design stage for alleviating the potential adverse
air ventilation impact on the pedestrian environment. The proposed public
housing developments will be guided by a planning brief. Quantitative AVAs
should be carried out at the detailed design stage. The requirements of the
mitigation measures and quantitative AVA will be incorporated in the planning
brief for implementation as appropriate. Such requirements are also incorporated
in the ES of the OZP (paragraph 9.2.6 in Annex D).

Amendment Item B — Proposed Public Housing Development to the south of Tan Kwai
Tsuen South Fresh Water Service Reservoir (Plans 1b and 2b)

The Site and its Surroundings

4.29

4.30

The Item B site, covering a land area of about 10.6ha, is located to the south of Tan
Kwai Tsuen South Fresh Water Service Reservoir. The site is entirely on
government land, and currently mainly occupied by vegetated area covered with
trees. A number of existing structures and a farm are found in the south-western
part of the site (Plan 2b, 3b and 4b1 to 4b3). According to TKT Study, an initial
estimate is that about 30 structures/temporary structures mainly for domestic use
will be affected. The numbers of structures/temporary structures and households
being affected are subject to detail survey.

Area to the south-west of the site is currently occupied by open storage of sand and
plant nursery which is zoned “GB”. To the north of the site is the Tan Kwai Tsuen
South Fresh Water Service Reservoir and the Tan Kwai Tsuen Salt Water Service
Reservoir which are zoned “G/IC” and to the north-west of the site is the Yuen
Long Highway. To the east and south of the site is vegetated area covered with
trees which is zoned “GB”.

Rezoning Proposal

4.31

To take forward the proposed public housing development, the site is proposed to
be rezoned from “GB” and “G/IC” to “R(A)2”, with major development
parameters as follows:

Site Area About 10.6ha

Total PR Maximum 6.5

BH Maximum 205mPD
Estimated No. of Storeys About 41 storeys
Estimated No. of Blocks About 7 blocks
Estimated No. of Flat About 7,400 flats
Estimated Population About 20,600 persons
Target Completion Date 2028/29




4.32

4.33

Photomontages of the indicative scheme for the proposed public housing are at
Drawings 6a to 6e for illustration purpose.

Various GIC facilities including a kindergarten, a primary school, social welfare
facilities, a community hall, retail facilities, as well as a public transport terminus
would be provided for the proposed public housing development.

Two new service reservoirs (one for fresh water supply and one for flushing water
supply) and an associated pumping station would be provided to support the
proposed public housing development.

Technical Assessments

4.34

4.35

4.36

4.37

4.38

To ascertain the technical feasibility for supporting the proposed public housing
development, CEDD has undertaken TKT Study for the site formation and
infrastructural works. Under TKT Study, broad technical assessments on traffic,
environmental and infrastructure, as well as visual and air ventilation aspects have
been conducted based on a domestic PR of 6 and non-domestic PR of 0.5. The
Executive Summary of TKT Studyof the site is at Appendix 2.

Traffic and Transport Aspects

The preliminary TTIA results confirm that with the proposed road/junction
improvement schemes and pedestrian network, the highway and transport systems
can accommodate the traffic demand from the proposed development and no
insurmountable traffic impact on the nearby road links, junctions and transport
facilities is anticipated. A new single 2-lane public road running parallel to and
along the southern side of Yuen Long Highway is proposed to connect the
proposed development to the existing road networks. This proposed road will
connect to the existing Shun Tat Street at its southern end near the existing North
West New Territories Refuse Transfer Station and extend northwards to connect
with the existing slip roads at Tin Shui Wai West Interchange (Drawing 4).

Based on the estimated public transport demand, a PT1 with bus bays and public
light bus / taxi bay are recommended to ensure a comprehensive coverage of the
public transport services for the proposed development.

Also, the provision of car parking space is sufficient to meet the needs in
accordance with the HKPSG.

Environmental Aspect

The site formation as well as the infrastructure works including the proposed road
works, sewerage works, etc. will not constitute the project to be a Designated
Project under the Environmental Impact Assessment Ordinance. A PER has been
conducted to provide an initial assessment and evaluation of the environmental
impacts associated with site formation and infrastructure works of the proposed
development, including air quality, noise, water quality, waste management,
ecology and cultural heritage.



4.39

4.40

441

4.42

Regarding air quality impacts, with the implementation of appropriate dust
suppression measures, such as watering of exposed areas and mitigation measures
as defined in the Air Pollution Control (Construction Dust) regulation and good
site practices to further reduce dust emission, potential construction dust impacts
are not insurmountable. For operational phase, all air sensitive receivers are set
back from adjacent roads with adequate buffer distances in accordance with
HKPSG. Therefore, no adverse air quality impact is anticipated.

Regarding noise impacts, the results of the construction noise impact assessment
indicate that the noise impacts to NSRs, after the implementation of all practical
direct mitigation measures such as using quiet and quality Powered Mechanical
Equipment, movable noise barriers and enclosures, the construction noise impacts
are not insurmountable. The results of the traffic noise impact assessment indicate
that the newly proposed access road will not have adverse traffic noise impact on
the NSRs.  For operational phase, a separate EAS will be conducted by the
Housing Department for the proposed development. Noise mitigation measures
will be incorporated in the building design, such as acoustic windows/balconies
and air conditioning system for non-domestic buildings where necessary, to
ensure all NSRs comply with respective criteria.

Regarding water quality, silty runoff from construction sites would be the major
concern during the construction phase. Mitigation measures such as the provision
of suitable drainage system and wheel washing bays, temporary sanitary facilities,
regular clearing of solid waste, etc. will be proposed to protect the water sensitive
receivers to reduce the impacts to acceptable levels. No water quality impact
during the operational phase is anticipated.

A preliminary ecological impact assessment has been conducted for the proposed
site formation and associated infrastructure works. Four plant species protected
under Cap. 96 and Cap. 586 were identified including Aquilaria sinensis, Gnetum
luofuenses, Nepenthes mirabilis and Rhododendron simsii. Impact to Nepenthes
mirabilis and Rhododendron simsii will be avoided. While three numbers of
Aquilaria sinensis would be in direct conflict with the proposed development.
Two of them are proposed to be preserved by transplanting with one in poor health
condition and thus its removal is considered to be a minor impact. Gnetum
luofuenses is a very common species with widespread distribution throughout the
territory. No significant adverse impact due to the unavoidable conflict on the
species is anticipated. A total of 15 fauna species of conservation interest were
identified and two of them have onsite record: Crested Goshawk and
Somanniathelphusa zanklon. Crested Goshawk was found flying over the project
area and it is anticipated that impact to this species is negligible due to the high
mobility of birds. The freshwater crabs Somanniathelphusa zanklon will be
affected due to the loss of a stream section. This crab species is recommended to
be preserved by relocation. Ecological considerations are recommended to be
taken into account in the compensatory tree planting plan. Native species should
be used and the planting area should be properly located to better provide
ecological buffer function to the surrounding undisturbed areas. With the full
implementation of the recommended mitigation measures, all identified ecological
impacts are expected to be within acceptable level.

10



4.43

4.44

4.45

4.46

4.47

4.48

No sites of archaeological interest, declared monuments or historic buildings have
been identified within and in the vicinity of the site. Therefore, no cultural
heritage impact will be anticipated.

Infrastructure Aspect

According to the preliminary DIA, preliminary SIA and preliminary WSIA, the
existing / planned sewerage, drainage and waterworks facilities have sufficient
capacities to cater for the proposed public housing development.

New underground drainage pipes, u-channels and stormwater retention tank are
proposed to convey surface runoff from the proposed development site and
upstream catchments to the downstream drainage system. To facilitate the
formation of housing platforms, two existing stream courses (about 1 to 2m wide
and about 200 to 250m long) within the housing site will be removed. The
upstream stormwater flowing to these stream courses will be intercepted by
proposed peripheral u-channels and conveyed to underground drainage. There is
an increase in surface runoff after the proposed development. A stormwater
retention tank is proposed for temporary storage of the stormwater runoff.

New gravity sewers will be constructed from the site and connect with the existing
sewerage at Shun Tat Street. Some existing sewers will be upgraded to cater for
the additional sewage flow from the proposed development. Also, it is confirmed
that the Ha Tsuen Sewage Pumping Station and San Wai Sewage Treatment
Works at the downstream of our proposed sewerage will have sufficient ultimate
capacity to cater for the additional sewage from the proposed development.

Due to the high platform level of the proposed development, there will be
inadequate head for the existing low level Tan Kwai Tsuen South Fresh Water and
Salt Water Service Reservoirs to cater for the additional demand from the
proposed development. Therefore, one new high level fresh water service
reservoir and one high level flushing water service reservoir and an associated
pumping station will be provided at the sites to the east and north of the Tan Kwai
Tsuen South Fresh Water Service Reservoir (Drawing 4) for supplying fresh and
flushing water to the proposed development. It is proposed to use the reclaimed
water output from Yuen Long South Potential Development Area (YLS PDA) as
the ultimate source of flushing water supply. However, due to programme
mis-match of the commissioning of the YLS PDA and the population intake of the
proposed development, an interim arrangement of using fresh water for flushing
will be adopted. According to the preliminary WSIA, Tan Kwai Tsuen South
Fresh Water Service Reservoir and YLS PDA should have enough capacities to
provide temporary supply for flushing and long-term reclaimed water respectively
to cater for the additional flushing water demand arising from the proposed
development.

Geotechnical Aspect

According to the results of the preliminary GA (including the assessment on the
existing ground investigation works, geological condition, and geotechnical
constraints), it is considered that the proposed geotechnical works for the site

11



4.49

4.50

451

4.52

4.53

4.54

formation and infrastructure construction are technically feasible. A detailed GA
will be carried out at the later investigation / detailed design stages of the project to
define the scope and programme of the required geotechnical works. The design
of the proposed works will incorporate appropriate construction methods and
measures to prevent disturbance to the existing waterworks installation in the
vicinity.

Landscape and Visual Aspects

A preliminary LVIA has been conducted. A total of about 1,450 trees were
identified (Drawing 5). No Registered Old and Valuable Trees were identified.
According to the preliminary findings, about 215 trees could be preserved by
onsite retention while another about 100 affected trees would be preserved by
transplanting. About 1,135 trees would require felling due to unavoidable
conflicts with the proposed development. According to the preliminary proposal,
about 4.13 ha of area have been reserved for amenity / tree planting. The proposed
compensatory planting proposal should be of a ratio not less than 1:1 in terms of
quality and quantity within the site.

Most of the existing trees identified would be affected/lost due to possible major
site formations and road works of which the resulting landscape impact
significance would be significantly adverse. The overall landscape character will
also be changed from Rural Landscape to Rural Fringe Landscape character.

Mitigation measures, including consideration of building height to allow buffer
zone to preserve the ridgeline, visual corridors between building blocks, proper
detailed design to ensure visual compatibility to the surroundings,
amenity/compensatory planting and buffer planting are proposed to alleviate the
possible visual impacts.

Whilst the proposed Development will result in some negative effects on most of
the identified public viewing points, the overall residual visual impact is reduced
to “slightly adverse” with the implementation of the recommended measures
(Drawings 6a to 6e). Photomontages of all viewpoints and the relevant analysis
extracted from the study report are at Appendix 4.

In conclusion, there are no substantial landscape and visual impacts after
implementation of all mitigation measures, such as avoidance of impact on the
Tan Kwai Tsuen Stream, slope landscaping, greening area and open space
provision, aesthetic design for buildings, tree transplantation and compensation
are implemented. It is considered that the proposed development will be
acceptable with mitigations, in terms of landscape and visual impacts.

Air Ventilation Aspect

A preliminary AVA-EE has been conducted to assess the air ventilation impact of
the proposed public housing development and to recommend appropriate
mitigation measures. The AVA-EE indicate that the annual prevailing wind
directions identified for the region are from north-northeast, northeast and east,
whereas the summer prevailing wind directions are from south-southeast to
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4.55

south-southwest.  Yuen Long Highway is identified as the major northeast to
southwest wind corridor.

To minimize the air ventilation impact on the surrounding areas, the proposed
development has adopted the following: (i) setback distances of over 21 m from
Yuen Long Highway; (ii) six 15 m wide building separations between the
residential blocks at various levels; (iii) a minimum 30 m wide separation between
the residential blocks at the lower and middle platforms; and (iv) other building
separations of various widths amongst the non-domestic blocks. These design
features would enhance local air ventilation within the proposed development and
its neighborhood to cater for the annual and summer prevailing winds. The
proposed public housing development will be guided by a planning brief.
Quantitative AVA should be carried out at the detailed design stage. The
requirements of the mitigation measures and quantitative AVA will be
incorporated in the planning brief for implementation as appropriate. Such
requirements are also incorporated in the ES of the OZP (paragraph 9.2.6 in
Annex D).

Others Amendment Items - Agreed Section 12A Planning Applications

4.56

4.57

4.58

4.59

Amendment Item C — Proposed Residential Development at Sha Tseng Road
(Plans 1a, 2c, 3c and 4c)

On 17.4.2015, the Committee agreed to a section 12A planning application (No.
Y/YL-TYST/5) for the development of one residential house on the site. The
indicative scheme considered by the Committee has a gross floor area of about
688m? a PR of 1, a site coverage (SC) of about 37.65% and a building height of 3
storeys (10.5m). The applicant also proposed a setback of about 6.5m from the
southern lot boundary to allow a buffer from the adjoining lot to its south, private
open space of about 429m? and a parking space.

To take forward the Committee’s decision, the site (about 630m?) is proposed to
be rezoned from “G/IC” to “R(B)1”, subject to the same development restrictions
as other “R(B)1” sites on the OZP, i.e. maximum PR of 1, maximum SC of 40%
and maximum building height of 4 storeys over single-storey car park (15m).

Amendment Item D — Proposed Residential Development to the south of Park
Villa (Plans 1b, 2d, 3d, 4d1 and 4d2)

On 8.1.2016, the Committee agreed to a section 12A planning application (No.
Y/YL-TYST/6) for the development of a comprehensive low-density residential
development. The site comprised two portions (northern and southern portions)
and was part of a larger “G/IC” zone which covered an existing Taoist Temple
known as Kam Lan Koon. The site and the adjoining private land parcels within
the concerned “R(B)1” zone were owned by the applicant. To facilitate a
comprehensive low-density residential development with a more efficient layout
design, the applicant intended to develop the site with the adjoining land parcels.

To take forward the Committee’s decision, the site (about 780m?) is proposed to
be rezoned from “G/IC” to “R(B)1”, subject to the same development restrictions
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as other “R(B)1” sites on the OZP, i.e. maximum PR of 1, maximum SC of 40%
and maximum building height of 4 storeys over single-storey car park (15m).

5. Provision of Open Space and Government, Institution and Community (GIC)
Facilities

5.1 The provision and GIC facilities within the planning scheme area of the OZP have
been assessed. The provision of open space and major community facilities in the
planning area is detailed at Appendix 5. Based on the HKPSG requirements and a
planned population of about 72,047 persons, including the estimated population of
the proposed public housing developments, the local open space,
kindergarten/nursey, as well as integrated children and youth services centre are
adequate to meet the need of the planned population.

5.2 The GIC facilities are generally sufficient except secondary school (-29.59
classrooms), hospital beds (-396.27 beds), sports centre (-1.1), leisure centre
(-1.43), as well as district open space (-7.13ha)°. For the shortfall in secondary
classrooms, its provision is assessed on a wider district basis by the Education
Bureau, who has no objection to the rezoning proposals. Hospital beds are
determined on a reginal basis and the regional deficit of hospital beds would be
served by the Pok Oi Hospital. Also, provided that it is located in the proximity of
Yuen Long Town, the slight shortfall of sports centre and leisure centre could be
served by the provision of sports centre of Yuen Long Town (+2.11 upon full
development). Whilst there will be deficit on the provision of district open space
in Tong Yan San Tsuen area with the proposed amendments to the OZP, the
district open space provision in Yuen Long New Town nearby (about 125m away
from the boundary of Tong Yan San Tsuen OZP is the Yuen Long Park) is in
surplus (+9.66ha upon full development) and could help meet the shortfall in Tong
Tan San Tsuen.

6. Proposed Amendments to matters shown on the Plan

The proposed amendments as shown on the draft Tong Yan San Tsuen OZP No.
S/YL-TYST/10A (Annex B) are as follows:

(@ Amendment Item Al (Site Area: About 10ha) (Plans 1a and 2a)

Rezoning of an area to the west of Long Tin Road and to the north of the Tong Yan
San Tsuen Interchange from “O”, “R(B)1” and an area shown as ‘Road’ to
“R(A)1” to facilitate a public housing development.

(b) Amendment Item A2 (Site Area: About 310m?) (Plans 1a and 2a)

Rezoning of a strip of land from “O” to “R(B)1” for a minor boundary adjustment
at the western boundary of the proposed public housing development in
Amendment Item Al. It is proposed to reflect the lot boundary of the existing

¥ Based on HKPSG requirement, provision of 1m? District Open Space per person is required.
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©)

(d)

()

residential development located in the adjoining “R(B)1” zone (i.e. the Villa
Sunshine).

Amendment Item B (Site Area: About 10.6ha) (Plans 1b and 2b)

Rezoning of an area to the south of Tan Kwai Tsuen South Fresh Water Service
Reservoir from “GB” and “G/IC” to “R(A)2” to facilitate a public housing
development.

Amendment Item C (Site Area: About 630m?) (Plans 1a and 2c)

Rezoning of a site at Sha Tseng Road. which is the subject of an approved s.12A
application under Application No. Y/YL-TYST/5, from “G/IC” to “R(B)1” to
facilitate a residential development.

Amendment Item D (Site Area: About 780m?) (Plans 1b and 2d)

Rezoning of a site comprising two portions to the south of Park Villa, which is the
subject of an approved s.12A application under Application No. Y/YL-TYST/6
from “G/IC” to “R(B)1”.

Proposed Amendments to the Notes of the Approved Tong Yan San Tsuen OZP

7.1

7.2

7.3

The Notes of the “R(A)” zone is amended to include remarks for sub-zones
“R(A)1” and “R(A)”2, to reflect the PR restriction of 6.5 and BH restrictions of
155mPD and 205mPD as mentioned in paragraphs 4.5 and 4.31 above and other
technical amendments.

The Remarks of the Notes of the “Comprehensive Development Area”, “R(A)”,
“R(B)”, “Residential (Group C)” and “Residential (Group D)” zones are amended
for the exemption clause for PR or site coverage calculation in relation to
caretaker’s quarters to tally with the Master Schedule of Notes.

A copy of the revised Notes is attached at Annex C with the proposed
amendments highlighted (with addition in bold and italics and deletion in eressed
out) for Members’ consideration.

Explanatory Statement of the OZP

The ES of the OZP has been revised to take into account the proposed amendments as
mentioned in paragraphs 6 and 7 above and to reflect the latest status and planning
circumstances of the OZP. A copy of the revised ES is attached at Annex D (with
addition in bold and italics and deletion in eressed-eut) for Members’ consideration.
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10.

Plan Number

Upon gazetting, the draft OZP will be renumbered as S/YL-TYST/11.

Consultation

Consultation with the Rural Committee, District Council and affected villagers of Tan

Kwai Tsuen

10.1

10.2

103

104

The Ping Shan Rural Committee (PSRC) was consulted on 24.5.2017 regarding
the proposed amendments to the approved Tong Yan San Tsuen OZP No.
S/YL-TYST/10. An extract of minutes of the meeting is at Appendix 6. PSRC
members generally objected the proposed public housing developments from the
traffic and transport point of view. They are of the view that the carrying capacity
of the road networks in Ping Shan Heung and public transport, such as the West
Rail Line of the Mass Transit Railway, were already saturated, especially at the
peak hours. Adding population to the area in Ping Shan Heung would worsen the
situation. The affected villagers of Tan Kwai Tsuen, namely FHEF i E 2=, had
also participated in the meeting and requested to exclude the existing village
dwellings located at the northwestern part of the site from the proposed public
housing development.

The Yuen Long District Council (YLDC) was consulted on 21.2.2017 and
27.6.2017 regarding the proposed amendment to the approved Tong Yan San
Tsuen OZP No. S/YL-TYST/10. Extracts of minutes of meeting with YLDC on
21.2.2017 is at Appendix 7.

On 27.6.2017, YLDC members generally objected to the proposed public housing
developments at Item Al and Item B sites mainly on the grounds that the increase
in population would aggravate the existing traffic congestion problem including
the congested West Rail Line in Yuen Long, inadequate traffic improvement
measures were proposed to solve the problem, “GB” zone was not suitable for
housing development, and no rehousing/compensation package was provided for
discussion, although some YLDC members were not against the Phase 1
development of Item Al site which would be on the already vacated former Long
Bin Interim Housing site.

Invited by a concern group named J} 44 1 B 2 )2 B JE 4H, the Planning
Department, CEDD, the Housing Department and the Lands Department
participated in a consultation meeting with villagers of Tan Kawi Tsuen on
23.6.2017. The villagers had no objection to increase the supply of public housing
to relieve the housing shortage in Hong Kong provided that it would not affect the
grassroots and “no removal no clearance” (““f~#&Af”). The affected villagers
requested to exclude the existing village dwellings located at the northwestern part
of the site from the proposed housing development. The concern group raised that
brownfield sites should be prioritised for development as the timing and cost to
develop a brownfield site would be lower than those of a greenfield site and that
there were three vacant sites near Tan Kwai Tsuen available for public housing
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development. Also, the villagers opined that the carrying capacity of the road
networks and public transport in Yuen Long were already saturated and adding the
population would further worsen the situation.

In response, the assessments in paragraphs 4 and 5 above have demonstrated that
the proposed developments are technically feasible and the provision of open
space and G/IC facilities are generally adequate to meet the demand of the planned
population. According to TKT Study, it has already minimised affecting the
existing structures as far as possible. On the concern on operation and rehousing
arrangement, the Government will offer compensation, Ex gratia Allowances
and/or rehousing arrangements to the eligible affected parties in accordance with
prevailing policies.

Departmental Consultation

10.6

Relevant bureau and departments are consulted on the proposed amendments to
the approved Tong Yan San Tsuen OZP No. S/YL-TYST/10. They have no
objection to or no adverse comment on the proposed amendments, and their
comments have been incorporated in the above paragraphs where appropriate.

(@) Secretary of Development

(b) Secretary for Transport and Housing

(c) Secretary for Education;

(d) District Lands Officer/Yuen Long;

(e) Chief Building Surveyor/New Territories West, Buildings Department;

(f) Director of Environmental Protection;

(9) Director of Agriculture, Fisheries and Conservation;

(h) Commissioner for Transport ;

(1) Chief Highway Engineer/New Territories West, Highways Department;

() Head of Geotechnical Engineering Office, Civil Engineering and Development
Department

(k) Project Manager/New Territories West, Civil Engineering and Development;

(I) Chief Engineer/Housing Project 2, Civil Engineering and Development;

(m) Chief Engineer/Mainland North, Drainage Services Department;

(n) Chief Engineer/Development 2, Water Supplies Department;

(0) Chief Architect/Central Management Division 2, Architectural Services
Department;

(p) Director of Electrical and Mechanical Services;

(g) District Officer (Yuen Long), Home Affairs Department;

(r) Director of Social Welfare;

(s) General of Civil Aviation;

(t) Government Property Administrator;

(u) Director of Food and Environmental Hygiene;

(v) Director of Fire Services;

(w) Director of Leisure and Cultural Services;

(x) Antiquities and Monuments Office, Leisure and Cultural Services
Department;

(y) Director of Hong Kong Observatory;

(z) Director of Housing;

(aa) Director of Health;
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11.

12.

(bb) Commissioner of Police;

(cc) Chief Town Planner/Urban Design and Landscape, Planning Department;
and

(dd) Chief Engineer/Cross-Boundary Infrastructure and Development, Planning
Department.

Public Consultation

10.7 If the proposed amendments were agreed by the Committee, the draft OZP (to be
re-numbered as S/YL-TYST/11 upon exhibition) and its Notes will be suitable for
exhibition under section 5 of the Ordinance. Members of the public can submit
representations on the OZP to the Board during the two-month statutory public
inspection period. The YLDC and PSRC will be further consulted during the
concerned OZP exhibition period.

Decision Sought

Members are invited to:

(@)  agree to the proposed amendments to the approved Tong Yan San T<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>