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Purpose

This paper provides Members with the findings of a review of the “Village Type
Development” (“V”) zone of Shan Liu on the approved Ting Kok Outline Zoning Plan
(OZP) No. S/NE-TK/17.

Background

2.1

2.2

23

2.4

2.5

The “V” zone of Shan Liu was first included in the interim development
permission area (IDPA) plan No. IDPA/NE-TK/1 exhibited on 7.8.1990. After
consultation w1th the Ta1 Po Rural Committee, the “V” zone was expanded
from 1,524m” to 5,164m” on the draft development permission area (DPA) plan
No. DPA/NE-TK/1 exhibited on 12.7.1991. The same “V” zone boundary was
subsequently included in the Ting Kok OZP No. S/NE-TK/1 and has remained
the same as currently shown on the OZP No. S/NE-TK/17.

To take into account the Small House demand in Shan Liu, the Planning
Department (PlanD) had previously submitted two proposals for extension of
the “V” zone to the Rural and New Town Planning Committee (the Committee)
for consideration in 1999 and 2004, and during the same period the Indigenous
Inhabitants Representative (IIR) of Shan Liu also submitted two rezoning
requests to the Committee for consideration. Details of the proposed
amendments related to the “V” zone of Shan Liu are summarized below.

On 8.1.1999, the PlanD submitted a proposal to enlarge the “V” to about 1.05 ha
to the Committee for consideration (Plan 1). Since Shan Liu was within the
water gathering grounds (WGGs) and there were no existing and planned
sewers serving the area, the Environmental Protection Department (EPD) and
the Water Supplies Department (WSD) did not support the proposed “V” zone
extension. As a result, the “V” zone proposal was deferred by the Committee
pending resolution of the issue with the WSD and EPD.

In the meantime, s.16 planning applications for Small Houses were processed in
accordance with the interim criteria for consideration of application for
NTEH/Small House in New Territories (Interim Criteria) which was revised on
23.8.2002 requiring the connection of any proposed Small Houses within
WGGs to the existing or planned sewerage system in the area. Applications
were considered on case-by-case basis.

On 2.12.2003, the IIR of Shan Liu submitted a rezoning request (No.
Z/NE-TK/7). This rezoning request was not agreed by the Committee on
13.2.2004 (details refer to paragraph 5.2 below).
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At the same meeting of considering rezoning request No. Z/NE-TK/7 on
13.2.2004, the PlanD submitted a revised proposal to slightly extend the “V”
zone to about 0.57 ha to the Committee for consideration (Plan 1). Having
noted that the EPD would have no in-principle objection to the adjustment of
the “V” zone provided that the adjustment would not involve in any net increase
in the size of “V” zone, the Committee agreed that the revised “V” zone
proposal could be used as a basis for discussion with the concerned Government
departments and the villagers of Shan Liu.

Taking into account the comments of the concerned Government departments
consulted, the “V” zone proposal was further revised in October 2004 (about
0.55 ha on Plan 2). While the revised proposal was considered acceptable by
the concerned Government departments, the IIR refused to accept the revised
proposal.

In March 2005, the IIR submitted another rezoning request (No. Z/NE-TK/13)
and subsequently requésted for deferral of Committee’s consideration of the
proposal four times. In November 2008, the planned sewerage system to serve
the Shan Liu “V” zone was gazetted. On 29.10.2008, the IIR submitted a
revised “V” zone proposal of about 3.66 ha and requested for reactivating the
rezoning request No. Z/NE-TK/13. On 23.1.2009, the rezoning request was not
agreed by the Committee (details refer to paragraph 5.2 below).

Since 2007, Shan Liu was the subject of three enforcement cases with
compliance notice issued (details refer to paragraph 6 below).

On 19.11.2010, arising from consideration of the review of an application (No.
A/NE-TK/301) for Small House development in Shan Liu, the Board noted that
there was a shortage of land in the “V” zone in meeting Small House demand
and requested that a review of Shan Liu “V” zone should be undertaken.

The Area

3.1

3.2

Shan Liu area (the Area) is situated on the upper foothills between Pat Sin Leng
Country Park and Ting Kok Village. The Area is predominantly rural in
character with a Tsz Tong and some ruin structures in the western part. The
middle part of the Area zoned “Agriculture” (“AGR”) is mainly flat and
abandoned agricultural land sparely covered with weeds. Surrounding the
middle part of the Area are continuous woodlands forming the foothill of the Pat
Sin Leng Country Park. There are two stream courses flowing from the
mountain in the north to the southern part of the Area towards the WSD
waterworks gathering ground in the east. The Area is mainly served by Shan
Liu Road off Ting Kok Road.

The Area comprises mainly private land and some Government land (Plan 3).
The majority of the private land is Old Schedule Agricultural Lots held under
Block Government Lease.
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The middle part of the Area had been subject to clearance of natural vegetation,
unauthorized land filling, dumping and site formation (under enforcement cases
No. E/NE-TK/36 and 38, details refer to paragraph 6 below) over the years. The
size of the vegetation clearance had caused significant damage to the existing
landscape quality.

Development Constraints

Water Gathering Grounds

4.1

The Area falls within the upper and lower indirect WGGs (Plan 4). To protect
the water resources from being contaminated by wastes and pollutants,
developments in these areas should be strictly controlled and on-site sewage

‘treatment/disposal, even as an interim measures, would not be acceptable by the

EPD and WSD. It is important that any proposed development, located within
WGGs, should be able to be connected to the existing or planned sewerage
system in the area. In particular, the south-eastern portion of the area falls
within the lower indirect WGG. According to the WSD, lower indirect WGG is
much closer to water intake, the vulnerability and the risk of pollution of the
fresh water resources caused by any development within the area is very high.
Pollutants/contaminated water in lower indirect WGG can hardly be diverted
out off the water intake system. As such, WSD will not accept any “V” zone
extension proposal that would encroach onto the lower indirect WGG. As
regards the rezoning proposal in upper indirect WGG, in addition to ensure and
enforce proper and complete connection to the public sewerage system before
occupation of the Small House, the applicant/proponent shall demonstrate to the
satisfaction of WSD that there would be no material increase in pollution effect
to the WGG resulting from the proposed development.

Sewerage

4.2

In November 2008, the planned sewerage system to serve the potential Small
House development within the “V” zone of Shan Liu Village was gazetted and
to be implemented under the “Tolo Harbour Sewerage of Unsewered Areas
Stage 1 Phase 2C” project (Plan 4). The planned sewerage system extension
was commenced in 2011 and scheduled for completion in end 2013.

Géotechnical

4.3

There are also two registered slope features No. 3SE-C/C186 and 3SE-C/DT40
(Plan 4) located to the northwest of the area. The slope features No.
3SE-C/C186 is of 60m wide at a maximum height of 8m and an average angle
of 55 degrees. The slope features No. 3SE-C/DT40 is of 100m wide at a
maximum height of 12m and an average angle of 18 degrees. The Head of
Geotechnical Engineering Office, Civil Engineering and Development
Department should be consulted on any development that may affect or may be
affected by these two slope features.



5.

Development Pressure

Demand and Supply of Small House Sites

5.1

The demand and supply of Small House sites in Shan Liu are shown in the
following table. The number of outstanding Small House applications as of
November 2012 is 39 while the 10-year Small House demand forecast has been
increased from 19 to 250 between 2006 and 2012. There is strong Small House
demand from Shan Liu village. Based on the latest estimate by the PlanD, about
0.41 ha of land (or equivalent to about 16 Small House sites) is available within
the “V” zone of Shan Liu. Therefore, there is a shortage of land within “V”
zone to meet the future Small House demand (about 7.23 ha for 289 Small
Houses). '

Year

No. of outstanding|No. of 10-year| Total S.H. |Land available| Estimated No. of | Surplus/
S.H. applications | S.H. demand* | demand within “V” [S H. sites within “V”| Deficit

2006

10 19 29 0.29 8 -21

2009

22 292 314 0.5 15 -299

2012

39 250 289 0.41 16 -273

(* The figures were provided by the IIR in response to the District Lands Officer/Tai Po’s enquiry
without any supporting evidence.)

Rezoning Requests and Proposal

5.2

53

Two rezoning requests (No. Z/NE-TK/7 and 13) (Plan 5) were submitted by the
IIR of Shan Liu to rezone an area of about 0.58 ha and 3.66 ha respectively from
“AGR” and “GB” to “V” for extension of the “V” zone boundary. These two
rezoning requests were not agreed by Committee on 13.2.2004 and 23.1.2009
respectively for reasons that the land in the concerned “AGR” zone was
considered suitable for rehabilitation for cultivation or other agricultural
developments; the ecological impacts of the proposed enlargement of the “V”
zone onto the “GB” zone, which comprised wooded areas and the streams, had
not been addressed; and there was insufficient information to justify that the
proposed rezoning request was acceptable from the water quality, landscape,
agricultural and nature conservation planning as well as geotechnical safety
points of view.

With the implementation of the planned sewerage system in the area, on
16.11.2010, the IIR of Shan Liu reiterated his request and submitted a rezoning
proposal [not a formal s.12 Application] to the PlanD to extend the Shan Liu
“V” zone. The proposed “V” zone covers about 2.15 ha (Plan 7). The rezoning
proposal was subsequently circulated to the concerned departments but
considered not acceptable by WSD, EPD and AFCD. For those extension areas
within the upper indirect WGG, the WSD commented that he would object to
the proposal unless the proponent could prove to the satisfaction of WSD that
there would be no material increase in pollution effect to the WGG resulting
from the proposed development. For those extension areas within the lower
indirect WGG, the WSD pointed out that any proposed village housing
development would not be permitted. The EPD did not support the portion of
extension area outside the ‘VE’ (also within the lower indirect WGG) which
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was at lower topography than the trunk sewer and raised concern on the
potential water quality impact on the WGG. The DAFC did not support the
rezoning of “AGR” zone to other zones from agricultural point of view as the
area under “AGR” zone had high potential for agricultural activities.

S.16 Applications

5.4  Since the publication of the trunk sewer in the gazette in November 2008 (up to
30.11.2012), there were a total of 39 applications for Small House development
in Shan Liu (Plan 5). Details of the applications are attached at Appendix I.

5.5  Amongst the 39 applications within Shan Liu, 12 of them were approved and
highlighted in the table below. It should be noted that although the EPD and
WSD did not support the proposed extension of “V” zone in Shan Liu
(paragraph 2.3 refers), they had no objection to these 12 applications since they
complied with the Interim Criteria.

Application No. Zoning WGG
A/NE-TK/295, 355, 358, 359, AGR Upper
415 and 416

A/NE-TK/305, 349 and 411 AGR Lower
A/NE-TK/339 and 351 GB Upper
ANE-TK/299 GB Lower

Enforcement Cases

The Area was the subject of three enforcement cases (No. E/NE-TK/36, 38 and 51)
(Plan 6). As regard enforcement cases No. E/NE-TK/36 and 38 for unauthorized
land/pond filling, dumping and site formation, enforcement notice and reinstatement
notice were issued to the concerned landowners and the responsible person in 2007.
Upon confirmation that the reinstatement notice requirement had been fulfilled,
compliance notice was issued on 5.12.2008 and 11.9.2009 respectively. For
enforcement case No. E/NE-TK/51 against the unauthorized storage use (including
deposit of containers), enforcement notice and reinstatement notice were issued to the
concerned landowners and the responsible person in 2010/2011. Upon confirmation
that the reinstatement notice requirement had been fulfilled, compliance notice was
issued on 27.8.2012.

Land Use Proposal

Guiding Principles

7.1  Given that the implementation of the public sewerage system is underway and
scheduled for completion in end 2013, it is opportune to consider an extension
of the Shan Liu “V” zone to meet the Small House demand. As the Area is close
to Pat Sin Leng Country Park to the north and east (Plan 4), development
should not be allowed to affect or encroach onto slopes, woodland and stream
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courses in order to ensure minimal impacts on the existing natural environment.
Moreover, while the Area falls within WGG, the WSD raises concern on the
potential impact on water quality caused by any village type development
within the WGGs in particular the lower indirect WGG. As such, any proposed
“V” zone extension should be confined to an extent that will not jeopardise the
existing natural landscape and rural setting as well as to the protection of water
resources from being contaminated by wastes and pollutants.

Having taken into account the existing site condition, topography, land status,
permitted developments, capacity of infrastructure, demand and supply of
Small House sites and concerned Government departments’ comments, the
following amendments to the OZP are proposed.

Rezoning from “Agriculture” and “Green Belt” to “Village Type Development”

7.3

It is proposed to rezone about 1.03 ha of land in the immediate surroundings of
the existing “V” zone from “AGR” and “GB” to “V”. The areas (shown as
Areas A and B on Plan 8) comprise flat and abandoned agricultural land with
some ruin domestic structures. Adjoining Tsz Tong, these areas are generally
considered suitable for village type development and compatible with the
existing landscape character and rural setting. The rezoning proposal is in line
with the planning intention of the “V” zone which is to concentrate village type
development for a more orderly development pattern, efficient use of land and
provision of infrastructure and services.

Rezoning from “Village Type Development” and “Agriculture” to “Green Belt”

7.4

It is proposed to rezone the north-western portion of the existing “V” zone to
“GB” (about 0.1 ha), and another two pieces of land to the northwest of the
existing “V” zone and to the south of"a local track from “AGR” to “GB” (about
0.21 ha). The three areas (shown as Areas C and D on Plan 8) are on the lower
hill slopes (Features No. 3SE-C/C186 and 3SE-C/DT40) with washed out areas
and at the edge of woodland covered with dense and mature trees. In order to
ensure minimal impact on the existing landscape quality and geotechnical
safety, it is proposed to rezone these areas to “GB” in order to define the limits
of urban and sub-urban development areas by natural features and to contain
urban sprawl.

Conclusion

7.5

7.6

As aresult of the above proposed zoning amendments, the proposed “V” zone
of Shan Liu, which is of about 1.45 ha, is shown on Plan 8. It is mainly
bounded by a footpath in the west and south, and the demarcation line between
the upper/lower indirect WGG. Nearby stream course in the south and the
lower indirect WGG are excluded. Upon the completion of the planned public
sewerage system, which is scheduled for completion in end 2013, village
development in the area would then be able to be connected to the public
sewerage system.

There would be about 1.45 ha of land (equivalent to about 58 Small Houses)
available within the proposed “V” zone of Shan Liu as compared with 0.41 ha
of land (equivalent to about 16 Small Houses) available under the current “V”
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zone boundary. Although the land available within the proposed “V” zone
cannot fully meet the 10-year Small House demand forecast of 250 Small
Houses, it is sufficient to accommodate the demand arising from the current
outstanding Small House applications of 39 Small Houses. An incremental
approach is considered appropriate in reserving additional land for Small House
development. In future, further review of the “V” will be considered taking into
account the latest infrastructure provision, the latest Small House demand
forecast and the progress in processing of Small House applications by the
Lands Department. Small House developments outside the proposed “V” zone
would still be considered on a case-by-case basis in accordance with the Interim
Criteria.

Consultation

8.1

8.2

8.3

The relevant Government departments have been consulted on the proposed
zoning amendments to the Ting Kok OZP. The EPD has no objection to the
rezoning proposal provided that any future development will be capable to

- connect and discharge the sewage from the Small House developments to the

planned sewerage system. The WSD is concerned about the timing for
occupation of the Small Houses in relation to the completion of the public
sewerage system and ways/means to ensure and enforce proper connection to
the public sewerage system. The WSD will consider the rezoning proposal
upon completion of the public sewerage system and that the Small Houses
within the proposed “V” zone should be connected to the public sewerage
system. The AFCD does not support the rezoning proposal as the “AGR” zone
in question has high potential for rehabilitation of agricultural activities.

As regards the WSD’s concerns on the connection of the proposed Small

Houses to the public sewerage system, it should be noted that the public

sewerage system in Shan Liu is scheduled for completion in end 2013.

Moreover, the District Lands Officer/Tai Po of Lands Department advises that

for those Small House applications within the WGGs, the following conditions

would be included in the offer letter to ensure the connection of the Small

Houses to the public sewerage system:-

(a) the actual construction of the proposed Small House shall only begin after
the completion of the public sewerage network;

(b) the applicant shall connect the whole of the foul water drainage system to
the public sewers; and

(c) adequate protective measures shall be taken to ensure that no pollution or
siltation occurs to the WGGs.

On the DAFC’s concerns, it should be noted that the agricultural land within the

‘VE’ of Shan Liu has been abandoned for many years and there is a strong

demand for Small House development as reflected in the number of planning

applications.

Discussion was held between the PlanD and the IIR of Shan Liu on the “V”
zone extension proposal in August 2012. The IIR had no in-principle objection
to the rezoning proposal but requested to extend the “V” zone further to cover
areas within the lower WGG and outside the ‘VE’ so as to meet the Small House
demand.



9, Decision Sought

9.1  Members are invited to:
(a) note to the findings of the review of “V” zone of Shan Liu; and
(b) agree to the rezoning proposal stated in paragraphs 7.3 and 7.4 above.
9.2  Should the Committee agree to the rezoning proposal, the proposed
amendments to the Ting Kok OZP, incorporated with the rezoning proposal,
will be submitted to the Tai Po District Council and the Tai Po Rural Committee
for consultation prior to submission to the Committee for consideration.
Attachments
Appendix I Details of planning applications
Plan 1 “V” zone proposal submitted by PlanD to the RNTPC in 1999 and 2004
Plan 2 Revised “V” zone proposal prepared by PlanD in October 2004
Plan 3 Land status
Plan 4 Existing land uses and development constraints
Plan 5 Rezoning requests and s.16 planning applications
Plan 6 Enforcement cases
Plan 7 “V” zone proposal submitted by the IIR in November 2010
Plan 8 A comparison of the current OZP and the amended OZP
PLANNING DEPARTMENT

DECEMBER 2012



Appendix I

Within “AGR” zone only

1.

14 applications (No. 271, 272, 287, 288, 290, 291, 301, 313, 324 to 326, 336, 347 and
350) were rejected by the Committee/Board on review in 2009/2010/2011 mainly for
reasons of not complying with the set of interim criteria for assessing planning
application for NTEH/Small House development in the New Territories (the Interim
Criteria) in that the application sites were not able to be connected to the planned
sewerage system in the area; insufficient information to demonstrate that the proposed
developments located within the WGG would not cause adverse impact on water
quality in the area; having adverse landscape impact; and setting of undesirable
precedent for other similar applications. In December 2010 and December 2011, the
applicants of Applications No. A/NE-TK/301 and 347 had filed appeals (No. 17 of
2010 and 16 of 2011) against the Board’s decisions respectively. The appeal for
Application No. A/NE-TK/301 was subsequently withdrawn by the Appellant in May
2012 whilst the appeal for Application No. A/NE-TK/347 was heard by the Appeal
Board Panel (Town Planning) on 28.11.2012. The decision on the appeal is awaiting.

Nine applications (No. A/NE-TK/295, 305, 349, 355, 358, 359, 411, 415 and 416) were
approved with conditions by the Committee in 2009/2010/2011/2012 mainly on
consideration that the site fell within the ‘VE’; there was a general shortage of land in
meeting the Small House demand; and the proposed Small Houses could be connected
to the planned sewerage system in the area.

Within “GB” zone only

3.

Five applications (No. A/NE-TK/286, 329, 354, 389 and 406) were rejected by the
Committee/Board on review in 2009/2010/2012 for reasons of not complying with the
Interim Criteria in that the proposed Small Houses fell outside both the “V” zone and
the ‘VE’; insufficient information to demonstrate that the proposed developments
located within the WGG would not cause adverse impact on water quality in the area;
having adverse landscape impact; and setting of undesirable precedent. In March 2012,
the applicant of Application No. A/NE-TK/329 had filed an appeal (No. 4 of 2012)
against the Board’s decision. The appeal is scheduled for hearing by the Appeal Board
Panel (Town Planning) on 11.3.2013.

Two applications (No. A/NE-TK/317 and 330) were rejected by the Committee/Board
on review in 2010/2011 for reasons of not complying with the Interim Criteria in that
the proposed Small Houses were not able to be connected to the planned sewerage
system in the area; insufficient information to demonstrate that the proposed
development located within the WGG would not cause adverse impact on water quality
in the area; adverse landscape impact; and setting of undesirable precedent.

Three applications (No. A/NE-TK/299, 339 and 351) were approved with conditions
in 2010/2011 mainly on consideration that the sites fell within the ‘VE’; there was a
general shortage of land in meeting the Small House demand; and the proposed Small
Houses could be connected to the planned sewerage system in the area.

Within both “AGR” and “GB” zones

6.

Six applications (No. A/NE-TK/318, 357, 388, 390, 410 and 414) were rejected by the
Committee in 2010/2011/2012 for reasons of not complying with the Interim Criteria in
that the proposed Small Houses fell outside both the “V” zone and the ‘VE’;
insufficient information to demonstrate that the proposed development located within
the WGG would not cause adverse impact on water quality in the area; having adverse
landscape impact; and setting of undesirable precedent.



Approved Applications
Application No. Proposed Development D?te Of. Ap prov al
Consideration Conditions
s ass | TopmeioweSon T | 2009 | i
A/NE-TK/299 %fg’rz;ig dH}‘I’:)‘:emg‘r’”ngﬁr{{‘gS‘z)s 12/02/2010 | Al,A3-AS5
ansiaos | el Howe Sow oo | oot | i
ey | Dot NowTotes | gz | a1
A/NE-TK/349 ‘E‘(’é’r‘l’liftg dH}‘;gzze(Ngvn:;ﬂfﬁ‘:gg 15/04/2011 Al—A5
st | Topmeilioue v T | vsmunon | w1
e iass | Torselions NowToores | gz | wioas
A/NE-TK/358 %Té’;;etg dHI;’;‘ize(Ng‘g;rﬁrIfI‘f)‘l’fS‘:)s 17/06/2011 Al —AS
A/NE-TK/359 ;ffn‘i;etg dHI;’;‘i:e(NeSX;?S;‘I’fS‘:)S 02/0912011 | A3 - AS, A8, A9
A/NE-TK/411 %r)‘(’f;;etg dHﬁl,‘iie(Ngﬁ;ﬁTrﬁifii 09/112012 | A2-A5,A9
A/NE-TK/415 };fg;’l;etg dH}‘;gizemg:l;?Sg‘gs‘g 23112012 |  A2-AS, A9
A/NE-TK/416 | léi’fn‘i;ig dH}?Ei:e(NEX;Tr;IIg;:; 23/11/2012 | A2-A5,A9
Approval Conditions
Al.  The provision of fire fighting access, water supplies and fire service installations to the

satisfaction of the Director of Fire Services or of the TPB.

A2.  The submission and implementation of landscape proposal to the satisfaction of the
Director of Planning or of the TPB.

A3.  The submission and implementation of drainage facilities to the satisfaction of the
Director of Drainage Services or of the TPB.

A4. The connection of the foul water drainage system to the public sewers to the
satisfaction of the Director of Water Supplies or of the TPB.

AS.  The provision of protective measures to ensure no pollution or siltation occurs to the

water gathering grounds to the satisfaction of the Director of Water Supplies or of the
TPB.
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A6.  The disposal of spoils during the site formation and construction period to the
satisfaction of the Director of Water Supplies or of the Town Planning Board.

A7.  The provision of septic tank and soakaway pit for foul effluent disposal and the
sewerage connection at a distance of not less than 30m from any watercourses to the
satisfaction of the Director of Water Supplies or of the Town Planning Board.

A8.  The submission and implementation of landscape and tree preservation proposal to the
satisfaction of the Director of Planning or of the TPB.

A9.  The provision of fire-fighting access, water supplies for fire-fighting and fire service
installations to the satisfaction of the Director of Fire Services or of the TPB.

Rejected Applications

Application No. Proposed Development ConnI:?(lt:r(;i;ion l;:g::g?:
vt | P S oo | oz |
e, | Eomd e Sow o | o | o
A/NE-TK/286 I;fepn‘;;‘ig dH}‘I’(‘)‘z‘:emgm;‘;‘;‘;‘l’fS‘:; 21/08/2009 RIS, R16
sy | P fone e Tt | oo | 1o
s | P fome e o | sz | o
AN TK90 | o il Howse | (ke | FOES
ko | Pomed e S et | 2007 |
T | T e Tt | 00 |
ko | Fomed o S et | iqvizoe | i
A/NE-TK/317 g‘(’gﬁ;‘ﬁ dH}‘{’:z:emg‘l’lVl;‘f‘I’{‘g";S‘:)s 27/08/2010 | R4,R17~R19
A/NE-TK/318 1;2‘{’;’;;2 dHﬁﬁiiemgﬁﬁfﬁliﬁif 27/08/2010 | R4,R17~R19
Ty | P o e Tt | T | 1
Tz | P o e Tt | T |
Tk | Fomed o o T | O |
A/NE-TK/329 Proposed House (New Territories 23/12/2011 R6 - RS, R17

Exempted House - Small House)

(Review)




Rejection Reasons

Application No. Proposed Development Cor::?(;:r(;i;ion 1}3;;533:
e | Frrosedfione Moot | 2909501 | s
A/NE-TK/336 %ff;;‘;‘: dHﬁﬁiie(NEYnﬁT“ﬁﬁfsff 23/12/2010 R9,R10
sy | e owe Mo o | T | gy
A/NE-TK/350 Igfggzet: dHIfI’ES:e(Ng‘I”n;‘I’E;‘:;:)S 15/04/2011 R13,R14
A/NE-TK/354 gr)‘(’ep;;‘el dHI‘{’gz:e(Ng:"n;rl‘;rgg‘f;:)s 20/05/2011 | R6-R8,R17
ANE-TK/357 %ffn‘;‘zg dﬁ;’iﬁféﬁ;ﬁ?ﬁi‘iﬂ? 17/06/2011 | R6-RS,R17
A/NE-TK/388 1;‘:5;;‘25 dHI;’zi:e(Ng‘r”ni‘;'g‘l’;‘:)s 20/04/2012 | R6-R8,R17
iy | ot s Bow et | U200 | g,
i | Forod o Wow T | 26103012 | g w1
A/NE-TK/406 Ig;’eprﬁ;‘ig dHI;’(‘)‘z‘;e(Ng‘;aTl‘l"EgS‘:)s 05/10/2012 | R6-R8,R17
A/NE-TK/410 %ffn‘i;i‘: dHﬁﬁiie(Ngﬁl;ﬁT’Sfﬁﬁf 19/10/2012 | R6-R8,R17
ANE-TRALL | e o emall Hlousgy | 2112012 | R6-R8,R17

R1.  Theproposed New Territories Exempted House (NTEH) (Small House) did not comply

with the interim criteria for consideration of application for NTEH/Small House in the
New Territories (Interim Criteria) in that the proposed Small House, located within
Water Gathering Grounds (WGGs), was not able to be connected to the existing or
planning sewerage in the area and there was insufficient information in the submission
to demonstrate that the proposed development located within the WGGs would not
cause adverse impact on water quality in the area.

R2.  There was insufficient information in the submission to demonstrate that the proposed
development would not have adverse landscape impact and the natural stream near the
application site would not be affected.

R3.  The proposed developments did not comply with the Interim Criteria as the proposed

developments could not be connected to the planned sewerage system in the area.
There was insufficient information in the submissions to demonstrate that the proposed
developments located within the WGG would not cause adverse impact on the water
quality in the area.



R4.

RS.

R6.

R7.

R8.

R9.

R10.

RI11.

R12.

R13.

R14.

The approval of the applications would set an undesirable precedent for other similar
applications in the area. The cumulative impacts of approving such applications would
result in a general degradation of the environment and landscape quality of the area.

There was insufficient information in the submission to demonstrate that the proposed
developments would not have adverse landscape impacts, and the natural stream course
and the riparian vegetation in the vicinity of the sites would not be affected by the
proposed developments.

The proposed development did not comply with the Interim Criteria as the site was
entirely outside the “Village Type Development” zone and the village ‘environs’ of any
recognized villages.

The applicant failed to demonstrate that the proposed development located within the
lower indirect WGG would not cause adverse impact on the water quality in the area.

The approval of the application would set an undesirable precedent for other similar
applications in the area.

The proposed development did not comply with the Interim Criteria as there was
uncertainty on the technical and legal feasibility in connecting the proposed Small
House in the WGG to the planned sewerage system in the area. The applicant failed to
demonstrate that the proposed development would not cause adverse impact on the
water quality in the area.

The applicant failed to demonstrate that the proposed development would not cause
adverse impact on the rural landscape of the area.

The proposed development did not comply with the Interim Criteria in that it would

“likely involve site formation, slope stabilization and access construction works

resulting in clearance of mature trees and dense vegetation that would damage the
landscape quality of the area surrounding Pat Sin Leng Country Park. The applicant
failed to demonstrate that the proposed development would not cause adverse
geotechnical and landscape impacts on the surrounding areas.

The approval of the application would set an undesirable precedent for other similar
applications in the area and the adjacent “Agriculture” zone. The cumulative impacts
of approving such applications would result in further encroachment onto the woodland
surrounding the country park area and a general degradation of the environment and
landscape quality of the area.

The proposed development did not comply with the Interim Criteria in that the
applicant failed to demonstrate that the proposed development would be compatible in
terms of scale, design and height with the surrounding area and would not cause
adverse visual and landscape impacts on the surrounding area.

The approval of the application would set an undesirable precedent for similar
applications within the “Agriculture” zone. The cumulative effect of approving such
application would result in adverse impact on the rural environment and landscape
quality in the area. '



R15.

R16.

R17.

R18.

R19.

R20.

R21.

-6 -

There was insufficient information in the submission to demonstrate that the proposed
development would not have adverse landscape and slope stability impacts as well as

the large trees within the application site and the natural stream near the application site
would not be affected.

The proposed development did not comply with the Interim Criteria as the site was
entirely outside the “Village Type Development” zone and the village ‘environs’ of any
recognized villages; and the proposed development could not be connected to the
planned sewerage system in the area. There was insufficient information in the
submission to demonstrate that the proposed development located within the WGG
would not cause adverse impact on the water quality in the area

The proposed development was not in line with the planning intention of the “Green
Belt” zoning for the area which was to define 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 was a general presumption against development
within this zone.

The application did not comply with the Town Planning Board Guidelines for
Application for Development within “Green Belt” zone under section 16 of the Town
Planning Ordinance in that the proposed development would cause adverse landscape
impacts on the surrounding area. The applicant failed to demonstrate that the trees, the
natural stream course and the riparian vegetation in the vicinity of the site would not be
affected by the proposed development.

The proposed development did not comply with the Interim Criteria as the proposed
Small House would cause adverse landscape impacts on the surrounding areas. Being
located within the WGG, the feasibility of connecting the proposed Small House to the
planned sewerage system was also doubtful.

The design, scale and height of the prdposéd development, in particular the 6.6m high
building platform, were considered incompatible with the rural character of the
surrounding area comprising fallow agricultural field surrounded by wooded hills.

The applicant failed to demonstrate that the proposed development would not cause
adverse landscape impact on the surrounding area resulting in a general degradation of
the rural environment and landscape quality in the area.



. ) i 8 G, ! -
gl I B KA ;.f
N [ 3 £
JIRMBHEE. 7 3%
7 VILLAGE 'ENVIRONS' /7 3
OF SHAN'LIU i j 1} b 1 3
. Y A e

1934IaNI Y301

S

EEREBREKE
UPPER INDIRECT £
GATHERING GROUND) -
B HEE

FEBHENATASEN N ARNERBSRS/NE-TK/48
BASED ON DRAFT TING KOK OUTLINE ZONING PLAN No. S/NE-TK/4B

¢ L pae AT
P

i CUSHAN LU A e

= ! S [V N ] \

g/ O\ N el LR B 988 A 6
: y N > ~VILLAGE-'ENVIRONS' /7
».NOR SHAN'LIU, f) ) I\

\
1 /
\

|

yw‘/:/

L

NI¥3HLVO

Y 4

LOIHIANI MO,
N /80 8 5 U

4

/ /1D3HIANI

o /?JNndHO 9

BASED ON SURVEY SHEETS No. 3-SE-17B, 17D, 18A & 18C

S /
I i 74

(' =

[ -

MBIZR1999F 1 AR BB RITHERENEZEER "BHXNBE, hEES
"V" ZONE PROPOSAL SUBMITTED BY PLAND TO THE RNTPC IN JANUARY 1999

HBIZMR2004F2 A RTBBRFTHEAEEZE T "HNNXEE ) HEES
"V" ZONE PROPOSAL SUBMITTED BY PLAND TO THE RNTPC IN FEBRUARY 2004

FREIZ

] OB SUnHER. =W R EIRSHERYTHIERN/IVASE TN TANRRE ) HBERE PLANNING DEPARTMENT
"V" ZONE PROPOSALS SUBMITTED BY PLAND TO THE RNTPC
FEEEMR20125 11590 8% pEEn =
EXTRACT PLAN PREPARED ON 9.11.2012 s SCALE 1:2000 IR % BEFERENGE Ne, PLAN
METRES 4|0 o tIJ 4|0 3|° 170 ﬁo METRES M/NE/12/100A 1




=1

PLANNING DEPARTMENT

REFERENCE No.
M/NE/12/100A

FREIE
PEiam

Ul &3

SHANRUEIY
R20042F65 110 #8804 558 K @BCN57575

BASED ON AERIAL PHOTO No. CW 57575 TAKEN ON 11.6.2004 BY LANDS DEPARTMENT

HEHEGHBE

ARl

O~ )
ANNOYO ONRYIH
/7 LOIYIANK¥3dd
C U EXSHEET

*

160 METRES

80 120
l

SCALE 1:2000 @R
40

2004E 10 A18E0A0 TEBAISUSER | IR

REVISED "V" ZONE PROPOSAL PREPARED BY PLAND IN OCTOBER 2004

A
N

HBIE S

*

METRES 40

et
) Dv‘ﬂ'@{’* \ O\ 3

< TETEm
— — iy

AN
\

e e O
—_ =
—_—
——
gz |

V—— */l = I,,\q/\/
. SO

BASED ON SURVEY SHEETS No. 3-SE-17B, 17D, 18A & 18C

PR BER A BM&ESE 3-SE-17B~ 17D~ 18AK 18C

e "HANSER, 8%
PROPOSED "V" ZONE

EXTRACT PLAN PREPARED ON 9.11.2012

FEEEMR2012F11A90 5 E

==

ol




VILLAGE 'ENVIRONS'
F.SHAN LIU

Ol

AY ya
<
HB
-
= $3
> = w
=E | 2&
=z
MS< mEc
<< |EwlW
EELE %Em
H o0 &,,RM
g
s
3
ﬂ_m g
Be .7
Mms 3
a b
.IANH e
13
NL-
m-
K
y

5 LEGEND

AL
PRIVATE LAND

g4
GOVERNMENT LAND

B

2

“ -~
m o3
o

o O
~ O
— Quw
T2
- =
B 29
W52
Of or
= Bl
~H LT
~ R D.W
Z
MU
g0

- Z
oo
<o
E%

X<
o




LIu

S

SHH3SE-C/C186
OPE

547

£ S 4RISE-C/DTA0
SLOPE 510

Tsz Tong

5] LEGEND

KIERFKE
WSD Waterworks Gathering Ground

1%
SLOPE

G,

s
BURIAL GROUND

Sl & 38 5 A
PAT SIN LENG COUNTRY PARK

S BKkHE
=imimiE TRUNK SEWER
\ A
STREAM
AF

A5 B it
FALLOW AGRICULTURAL LAND

MU '
UNUSED LAND
HEE Ip
%;ﬁﬁggggﬁéhﬁégﬁaﬁﬁ, BELTHAZERERRG PLANNING d
BEHEE SRR 3-SE-17DR18C
B ACT PLAN PREPARED ON 26119013 EXISTING LAND USES AND DEVELOPMENT CONSTRAINTS DEPARTMENT
BASED ON SURVEY SHEETS No.3-SE-17D & 18C 2EE .
¥ SCALE 1:1500 KR %* REFERENCE No. PLAN
METRES 20 0 20 40 60 80 100 120 METRES 4

| I | | l 1 I I ]

M/NE/12/100A




l 359 (12911) ‘

4 VILLAG

URGOBHEE -
ENVIRONS'

3

B

LEGEND

ERESIEERZ/NE-TK/THR2004F 2R 13 MIER
REJECTED APPLICATION No. Z/NE-TK/7 ON 13.2,2004

ERREEMZ/NE-TK/ 13502009 1 B 23 HMIERR
REJECTED APPLICATION No. Z/NE-TK/13 ON 23.1.2008

HiEi@E BIRBE

TRUNK SEWER

[Eomen &~ EHENEE

139 141.97)
T WY
|

APPROVED APPLICATION

, #5136 18 £ =R B

REJECTED APPLICATION

[

DATE OF MEETING

——— REER

APPLICATION NUMBER

OF SHANLIU ™=

339 (28.1.11)

351 (15.4.11) |

| 355 (20.5.11) l

S

" P P

e

305 (11.6.10)

411 (9.11.12) |
348 (15.4.11) |

| 295 (18.12.09)|
299 (12.2.10) |

A 4

o s O
& X
B2 182
LS. '-\-{m
250 |.ZA.
Ny % =
%28 9282
£ OB W
£ QB
T eEE
;‘%—a
=)
—

FHEEMR012FE11A290 814 »

FHRBNENLNEBEESE 3-SE-17DR18C

EXTRACT PLAN PREPARED ON 29.11.2012
BASED ON SURVEY SHEETS No. 3-SE-17D & 18C

REZONING REQUESTS AND s.16 PLANNING APPLICATIONS

.

METRES 20

HEAREERFE16MEREH

SCALE 1:1500 HE&R
0 20 40 60 80
l ! l | l

=%
Al

Mz

100 120 METRES
| |

e E

PLANNING 7z
DEPARTMENT
efim PLAN

REFERENCE No.
M/NE/12/100A

5




WREBHEE
Vi l:’LAGE 'ENVIRONS'
Ol SHAN LIy

J—

T ABEREAE

works Gathering Ground

5 LEGEND

BT EHERIBEE/NE-TK/51
ENFORCEMENT CASE No. E/NE-TK/51

@ BOTBHBERERE/NE-TK/38
ENFORCEMENT CASE No. E/NE-TK/38

AT EHEEEBRE/NE-TK/ 36
ENFORCEMENT CASE No. E/NE-TK/36

FPEEH2012F11HIR M -

17 5 A= PLANNING 2
FERMNENANEEER 3-SE-17DR18C ENFORCEMENT CASES DEPARTMENT
EXTRACT PLAN PREPARED ON 9.11.2012
BASED ON SURVEY SHEETS No. 3-SE-17D & 18C %%ﬁ%iﬁ PLAN
. SCALE 1:1500 MR % REFERENCE No.
METRES 2|o » 2|0 4|0 5|° ) B|° 1?0__ 1f° METRES M/NE/12/100A 6

R ElE




PLAN

REFERENCE No.

PLANNING DEPARTMENT
M/NE/12/100A

FREIE
s

»

=

il
SHANMIL
v
FE SR A #RRCS34550

DN

#

Wi

R
MENBEBBER2011FIR9EH
BASED ON AERIAL PHOTO No. CS34550 TAKEN ON 9.9.2011 BY LANDS DEPARTMENT

FriR

4 % /

ANNOYD ONIIIHLY

/ 1939IONIH3dd
.\\m%.ﬂﬁ mmuﬂ

A.7

*

160 METRES

120
]

80

SCALE 1:2000 EHR
40

"V" ZONE PROPOSAL
SUBMITTED BY THE VILLAGE REPRESENTATIVE IN NOVEMBER 2010

S

HERMR2010E 1 ARTH "HBRIBE, HERE

%

METRES 40

4
N

< N\ ,,\
NN N
N\

=

.LAGE-'ENVIRONS'
OF SHAN LIU /7

17B~ 17D~ 18AR 18C

BASED ON SURVEY SHEETS No. 3-SE-17B, 17D, 18A & 18C

FRBHERAANBMEHES 3-SE-

THNXRE,

PROPOSED "V" ZONE

= B

s o

EXTRACT PLAN PREPARED ON 9.11.2012

FREEMR2012FE11R90 8 M




3 T
£ NS
WAEAH g s 5
il 7 [
& ; ®
& &
2 v
CURRENT OZP
k3 4
}f;' "
J 5 &
¥ f’»«:ﬂkf},g ¢ e P
#&%q A % & %
AR e *g 5
* % & I
st
¢ ‘f&‘tf’ﬁ ﬁﬁz:‘!%ﬁ ‘fﬁ
Posh, ia Hoo&
“E s ®
& XA
Poaoadalty, % kY
v ?T- E ’?é 1 &
B % . & @
9 “\:Pm*z,%i’&“&q% & ‘,E-%
% Q‘J ?Q e ¥ g g [ &
3 PR 5 ¥
& LA i 5 L2
¢ o« E& 5& g LI
LA T : %
M AT N [ «
P S s 3 & ¥
4 Wb e 3 by
! P a
¥y FCg s b
O TV s ® &
B P a“g'ﬁ*"ég & ’1
- " o n
grent e R ¥ &
et vmet Ry R s
RE g [ % ey
o @ £ 3
‘t?‘:% 5 g
[ p
& % [
v b 2 &
Y g & .
= iz w
2 By a B gﬂ‘
L & )
o w f oy
By e
% 55
Voem
e oufp
%
B fr’{?
(R
; . ”
LY 2 F 8 ©
at, e By B
%x;i &t e r z
R OA
"‘«e‘? g 7 5,
R P
s e h; et v
- ¥
E] g p"
'eEm ¥ :3 Pl
B @ 13
::,h ® A;#;f” 5 %=
¢ B ¥ LI [
%*iaxf [
L "b Y
% w“ghk“ P
% w, * a @
® B W
& & 5 wv‘% o
% Wl w58
5 M DI P~ S
S
kd L E;@ o
“
= 4 o o B
-

EETE Lk

¥
w1 B fafenaa
g" &

Rl

]
w

& %
P kY AT
>, ‘ 1ERT KR
T [
‘ , AMENDED OZP
K
1
#
+
*
oy P
4
% ¢ ‘
® LA ot
4
&
&
2
B
[
[ 3
%
£ ';.6-
- rano,
= = o ’p,:
= M = N
2 @ &
& & &
L3 & |3
B “ Ly
{ * 3 L
f & %
; £3 %
;‘fg i; 3
LA 3 B
£ ¥ H .,
- “’5 = K
-
B :: . ] ‘_'b
2 f? L9
Py % 4
% % <
) § 4
¥ = %
¢ " S
PR > %
a € *, %
% » W
2 ® :
3 L) b
4 ] ¢ %,
¢ 8 %
L]
& 5 %
£ 3
P 3 & LY
i et T B 2
;\’?““ «; i “ t‘u‘e
- ?" = z n
- &
%

i ,.a«?;%‘}‘é P 4&:'",‘.#‘“‘

=, v‘&
=
R L T T L TN
o,

7
L =
At

L

R L™

w
= F
2
&
ta I :
- * [
“"'&ﬂaaﬁi ¥
(3
i3 R

) LR £y
PRI L S e Sy
%%(, et

e REe RS ER BE FA D

e
By g
@E&

e LS TR TN

]

+
eu.sﬁ

1

FEaasa e P

]

e L1 Fl £}
¥ teapen cpe |
E

%

BE THARSXEE, B
PROPOSED "V" ZONE

REZONING FROM "AGR" TO "

REZONING FROM "GB" TO "V"

BT AR . HEETL TR,
REZONING FROM "AGR" TO "GB"

BTERRBE, EBTh TR,
REZONING FROM "V' TO "GB"

Ak, wlEih r%ﬁ'ﬂﬁﬁ_‘ b AF

BT, SR TBNRNBR, BE

Tty P B

FHEBEMR2012F11P98EH
EXTRACT PLAN PREPARED ON 9.11.2012

BERNAETN S ERESXME 2 L&
A COMPARISON OF CURRENT OZP AND AMENDED OZP

K SCALE 1:2000 IR ,
METRES 40 Q 40 80 120 160 METRES
L | | I |

HEIE
PLANNING DEPARTMENT

M/NE/12/100A

BEER
REFERENCE No.




	STS-KMC352-12120417170
	STS-KMC352-12120417180
	STS-KMC352-12120417200
	STS-KMC352-12120417220
	STS-KMC352-12120417221
	STS-KMC352-12120417230

