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Annex I1

SCHEDULE OF AMENDMENTS TO

THE APPROVED TAI PO OUTLINE ZONING PLAN NO. S/TP/24

MADE BY THE TOWN PLANNING BOARD

UNDER THE TOWN PLANNING ORDINANCE (Chapter 131)

Amendments to Matters shown on the Plan

Item Al —

Item A2 _

Item A3 —

Item A4 —

Item A5 —

Item B —

Item C =

Item D1 —

Item D2 —

Ttem E —

Item F —

Rezoning of two sites at Tai Po Area 9 from “Green Belt” (“GB™) to
“Residential (Group A)9” (“R(A)9”) and stipulation of building height
restriction for the “R(A)9” zone '

Rezoning of a site at Tai Po Area 9 and the eastern portion of Chung Nga
Road from “Government, Institution or Community” (“G/IC”) to “R(A)9”
and stipulation of building height restriction for the “R(A)9” zone

Rezoning of a site at the western portion of Chung Nga Road from “GB”
to “R(A)9” and stipulation of building height restriction for the “R(A)9”
zone

Rezoning of two sites at the western portion of Chung Nga Road from
“G/IC” to “R(A)9” and stipulation of building height restriction for the |
“R(A)9” zone '

Rezoning of a site at the western portion of Chung Nga Road from “G/IC”
to area shown as “Road”

Revising the building height restriction for a site within the “G/IC” zone
for the Honig Chi Pinehill Village from 4 storeys to 8 storeys ‘

Rezoning of a site to the west of Nethersole Hospital from “GB” to
“R(A)10” and stipulation of building height restriction and incorporation
_of non-building area for the “R(A)10” zone

Rezoning of a site near Fung Yuen from “G/IC” to “Residential (Group
C)10” (“R(C)10”) and stipulation of building height restriction for the
“R(C)10” zone

Rezoning of a site near Fung Yuen from “GB” to “R(C)10” and
stipulation of building height restriction for the “R(C)10” zone

Rezoning of a ‘site at Lo Fai Road near Tycoon Place from “GB” to
“R(C)9” and stipulation of building height restriction for the “R(C)9”
zone '

Rezoning of a site at Lai Chi Shan from “GB” to “Residential (Group
B)8” (“R(B)8”) and stipulation of building height restrictions and
incorporation of non-building areas for the “R(B)8” zone



Item G— Rezoning of a site near Yat Yiu Avenue from “R(C)” to “R(C)7” and
stipulation of building height restriction for the “R(C)7” zone

Item H— Rezoning of a site at Kon Hang from “GB” to “R(C)8” and stipulation of
building height restriction for the “R(C)8” zone

Item J1- Rezoning of a site at Po Heung Street from “G/IC” to “G/IC(2)” and
stipulation of building height restriction for the “G/IC(2)” zone

Item J2- Rezoning of a site at Po Heung Lane from “G/IC” to area shown as
‘Road’

I1. Amendments to the Notes of the Plan

(a) Revision to the Remarks for “R(A)” zone to incorporate development
restrictions for sub-zones “R(A)9” and “R(A)10”, and the planning intention
of developing the sites zoned “R(A)1” and “R(A)9” for public housing;

(b) revision to the Remarks for “R(B)” and “R(C)” zones to incorporate
development restrictions for sub-zones “R(B)8”, “R(C)7”, “R(C)8”, “R(C)9”
and “R(C)10”; and

(©) incorporation of the Notes for the “G/IC(2)” zone.

Town Planning Board

11 April 2014
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Proposed Amendments to Draft Plan(lf any)

| Representation Relating to Draft Plan -

Reference Number: _ 140422474004—66637 i

HEARIE ST

Deadline for submission: 11/0.6/201'4 :

A EI RS .

Date and tinmie of submission: 22/04/2014 17'40'04

SR RS ERAA L 5‘.‘;& Mr. Leo Leung for The Hong Kong and Chma Gas

Person Making This Representatmn Co Ltd
EE&I_L#-I%E
Details of the Representation :
SRR TS

Draft plan to which the representation relates :

FHARHYIE B

Nature of and reasons for the representation: ) .

BB EE )
Subject Matters Nature _ . Reason -

[tem'F We have no Ob_] ection on Item F of S/I‘
P/25. However, we note that there may b
e a new development of residential buildi
mgs in close vicinity of an existing high p

X ressure pipeling in future. In this regard,

' -fwe would request the future developer to
conduct a risk assessment for evaluation
the potential risk and necessary mitigatio

s if required. The future developér shou
Id also consult the Comipany in design st
age and close coordinate with the Compa
ny during construction stage and provisio
n of protective measures.
HEERERESTAEE)
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MTR Corporation Limited 'L‘ P _r"f:, ) )
ERBEARAT pon s M I R

www.mtr.com.hk

o
T"“ TPBIRISIT P/25-3

The Secretary | : Our ref: T&ESD/EnvE/L611
Town Planning Board
15/F North Point Government Offices
333 Java Road, '
North Point, :
Hong Kong - . ‘ - 9June 2014

By Peost and Fax

(Fax no.: 2877 0245 / 2522 8426)
Dear Sir/Madam,

Representation on the Draft Tai Po Outline Zomng Plan (N o. S/TP/25)
Rail Operation Noise Concern .

The Corporation, in general, has no objection to the amendments of the captioned Outline
Zoning Plan (OZP). However, we note that there is a site at Po Heung Street (Amendment
Item J1) which will be re-zoned from “Government, Institution or Community” to
“Government, Institution or Community 2”. This site is situated about 10 metres away from
the East Rail Line and noise from rail operations will be of concern to future occupants. We -
note from the OZP document and the relevant Tai Po District Council Paper that there will be
a 16-floor hostel-cum-youth centre development which provides with openable windows.
Potential noise nuisance from rail operations at this proposed rezoning site should be
adequately and comprehensively addressed.

From the captloned OZP document, we understand that this development will be subject to _
environmental requirements including a Noise Impact Assessment (NIA) and the
implementation of noise mitigation measures as identified and recommended in the NIA.

The development at the proposed rezoning site might be expcsed_ to substantial rail noise
impacts. The existing noise barrier located on the opposite side of the trackway for the
protection of Pan Chung Village would not be adequate to protect the proposed rezoning site.
Town Planning Board shall require the project proponent’s NIA and proposed noise mitigation
measures be subjected to the approval of relevant authorities for compliance with the statutory
noise requirements before occupation.

Similar to other property developments close to our railway network, additional provisions of
_noise mitigation measures, such as single-aspect bu11d1ng design, double-glazed fixed
windows or arch1tectura1 fins, shall be considered.

Page 1 of2 .~

MTR Headquarters Building, Telford Plaza, Kowloon Bay, FERNEREERSBELT AR
Kowloon. Hona Kona. GPO Box 9916, Hona Kona SRR REE96%
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Should any mitigation measures proposed by the project proponent require the Corporation’s

participation, please make the request to us in due course. The project proponents shall ensure

that all adequate poise mitigation measures are implemented at their own cost. On completion

of the NIA study, we request that the project proponent provides us with a coPy of completed
- xeport for our reference and record.

Thank you for your attention. Should you have any queries, pledse fecl fres to contact our
Environmental Enginecring Manager, Dr. Kam CHAN at 2993-3745.

Yours faithfully,

Ronald Cheng
General Manager ~ Technical & Engineering Services

c.c ML K_F. Tang — Assistant Director (Environmental Assessment) of FPD

Page2 of 2
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tpbpd | | _
C 2 S —
B E A . 115064201 = 19:57
W tpbpd; Paul Zimmerman
*E: Re: Draft Tai Po Outline Zoning Plan No. S/TP/25
4 201406 DHK re Tai Po OZP 25.pdf
Dear Sirs;

Our comment on Draft Tai Po Outline Zoning Plan No. S/TP/25 is enclosed.

* Best Regards,
Debby Chan Ka Lam
Designing Hong Kong Limited
Tel: 3104 3107
Fax: 2187 2305
Unit 7, 5/F, Eastern Harbour Centre, 28 Hoi Chak Street, Quarry Bay, Hong Kong
Website: http://www.designinghongkong.com/

Facebook Page: https://www.facebook.com/DesigningHongKong

TPB/R/SITP/25-14

00458



Hong Kong, 10 June 2014

Chairman and Members

Town Planning Board

15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong
Fax: 2877.0245

Email: fpbpd@pland.gov.hk

Dear Sirs,

Re: Draft Tai Po Outline Zoning Plan No. S/TP/25

Objection to rezone Green Belt for Development Uses without adequate public consultation on a well-
considered planning framework

The government's current approach is ad hoc and unprofessional. The demarcation of land to change
from GB to development uses should take into account both buffer function and ecology.

The TPB should first agree with the community on clear principles and guidelines for rezoning Green
Belt to development uses, or protecting Green Belt for conservation purposes.

A well-developed proper assessment framework including a range of indicators (e.g. buffer function,
species diversity, vegetation coverage, surrounding conditions, visual impact, etc) is required.
According to ‘Town Planning Board Guidelines for Application for Development within Green Belt Zone’,
the planning intention of the “Green Belt” zone is to:

o conserve existing landscape features, areas of scenic value and areas of recognised "fung shui”
importance;

o todefine the outer limits of urbanized districts and to serve as a buﬂ”er between and wzthm urban
areas; and

o to provide additional outlets for passive recreational uses.

Objection to rezone the Tai Po Green Belt for Development Uses

The propose zoning is contrary to the zoning intention and approval of the plan poses a threat to all
green belt areas and, even worse, and all the protected areas to be buffered by green belts.

Government departments should not underplay the ecological value of the Tai Po Green Belt. Though
the government said that only the areas “which are devegetated, deserted or formed for possible
residential use” are considered, most of the areas listed are covered with mature vegetation. We suspect

 that the site assessment was incomplete as plant with conservation values such as the Aquilaria sinersis

was spotted on site D2 (see photo below) but was not recorded.

No rezoning of Green Belt for urban sprawl is preferred. We should not neglect the social value of
existing zoning. Hong Kong citizens treasure the Green Belt area next to the urban area as visual relief
and a place for rest. For example, site item E (see photo below) is a well-vegetated area and the only
dog-walking site nearby and popular with residents nearby. Green Belt area plays an important role as
a buffer zone for sustainable urban planning. A

Development items, including Flat, House and residential Institution should be moved from column 1 to
column 2 to ensure the Board retains the power to consider and inspect whether development projects
fulfil the requirement listed in the planning papers.

Tree preservation proposals should be considered by the Board before any approval for development in
the subject sites is given.

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 3107 Fax:+852 2187 2305



. Concerns over Tai Po Town carrying capacity

*

The proposed rezoning or amendments will increase the local population with 29,500 residents, or an
increase of 10% over the existing population. Increase of the population comes along with more
demand for land for infrastructure, commercial and community facilities. According to Appendix VI of
RNTPC Paper No. 6/14, there will be a deficit of hospital beds and post office services after proposed
rezoning. We doubt that the Jand supply in Tai Po is adequate for further development accommodating
the planned population. This risks the living quality and well-being of current and future Tai Po
residents.

Besides, sites Item D1, D2, E, F, G and H are dlstant from town centre. Demand on public transport and
transport infrastructure between the Town and the new development sites impacts existing and future
residents as Ting Kok road is already congested. A holistic transport development plan is required and
the potential further losses of rural land to road works need to be identified for the public’s
understanding BEFORE the green belt is rezoned.

Rezoning and amending conservation land uses will directly affect surrounding environment and
communities. No approval should be granted without thorough assessments and discussion of all
impacts with the local community to safeguard the interests of existing and future residents. If any
development is needed, assessments should include environment, traffic, noise, air quality, drainage,
sewerage, air ventilation, and landscape and geotechnical impacts.

Further concerns over Item A1, A2, A3, A4

The sites are connected with Tai Po Hospital and Hong Chi Pinechill Village. Construction work and
development will bring nuisances to the sensitive receivers in the hospital and the village.

Shading effect to the farmland and Fung Yuen Valley SSSI by the proposed development should be
assessed. Hong Chi Pinechill Village has active farmland and is used in the therapy for mentally
handicapped persons. Fung Yuen Valley SSSI is an important habitat for butterflies that are sen51t1ve to
sunshine.

Concerns over Item H

The location of site is close to Tai Po Kau Nature Reserve, there is no merit to rezone the site.

Herewith we so submit for your consideration.

Designing Hong Kong

June 2014

Dense Vetlon on ite Ite E ’ Secondary woodland on site ItemD2,
photo taken on 25 January 2014 photo taken on 25 January 2014

Unit7,5/ F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 3107 Fax:+852 2187 2305
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XE: Comments on Tai Po Outline Zoning Plan (OZP) (No: S/TP/25)
P TPB20140611(Tai Po).pdf
Dear Sir/ Madam,

Attached please find our comments regarding the captioned.

Yours faithfully,

Ng Hei Man

Assistant Campaign Manager
The Conservancy Association
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2 == % The Conservancy Association
o - > it . EBNEFLUE 76 REEREDL1E102E
“; eo\ Add.: Unit 102, 1/F, Park Building, 476 Castle Peak Road, Kowloon, Hong
<
Kong '
Teesm = BEE Tel.: (852)2728 6781  {HE Fax.: (852) 2728 5538
11™ June 2014
Chairman and Members
Town Planning Board

E-mail: tpbpd@pland.gov.hk

Dear Sir/Madam,

Comments on Tai Po Qutline Zoning Plan (OZP) (No: S/TP/25)

The Conservancy Association (CA) would object to Tai Po OZP (No: S/TP/25).

Inconsistency to Policy Address 2014 :
In general, Under the Policy Address 2014, the Administration planned to rezone sites for

residential use in Green Belt areas which are “devegetated, deserted or formed”!. CA,
however, CA notes that most of the proposed Green Belt sites are still covered by massive
vegetation (see the case of Lo Fai Road, Tai Po in Figure 1 and 2). We are doubtful that the
proposals are not in line with the principles to rezone Green Belt areas. For the time being,
Green Belts which are still vegetated and serving as a buffer between urban areas should not
be rezoned to give way for residential development. )

Site near Fung Yuen

- CA obijects to rezone-the proposed site near Fung-Yuen to residential use.-The- RNTPC Paper - -

No.6/14 does not reflect the site condition and potential impacts on environment in full,

1. Inadequate information on habitats and species of conservation importance

AFCD mentions in the paper that the site is"‘p]antation woodland” and dominated by exotic
species such as Acacia conﬁlsa, Eucalyptus sp. and Lophostemon confertus. From our
observation during a site visit in April 2014, however, some secondary woodland patches

! Please refer to Section 125 of Policy Address 2014. http:/fwww.policyaddress.gov.hk/2014/eng/p124.html



comprising native trees species, such as Endospermum chinense, Syzygium hancei, Syzygium
levinei, Choerospondias axillaris, Archidendron clypearia, could be identified in the slope
area and roadside (i.e. along Sha Lo Tung Road), together with abundant shrubs and
understorey vegetation (Figure 3). Species such as Schima superba and Machilus sp. can be as

tall as 12-15m in height. We believe that this plantation site is undergoing natural succession
and it can become mature woodland if given time and protection from disturbance?,

From both previous ecological study and site visit, species of conservation interest can be
found in this Green Belt. We can spot Rhodoleia championii and Pyrenaria spectabilis,
(Figure 4 and 5) and both species are protected under the Forestry and Countryside Ordinance
(Cap 96), while at least one Aquilaria sinensis (Figure 6), listed under State Protection
(Category II) and considered “Near Threatened” in the China Plant Red Data Book, can be
spotted on the roadside of Sha Lo Tung Road. From the RNTPC Paper No.6/14. however,

these species are missing in the evaluation.

So far no detailed tree survey can be provided for public inspection and from our approximate
estimation, at least 3,000 matute trees are subjected to be felled. Such estimation still does not
calculate some young trees with less than 9.5cm in diameter in breast height and they would
not be reflected in the tree survey. Since information provided by the RNTPC Paper No.6/14
is not adequate, we do not think Town Planning Board members, fer the time being, can make
a professional decision. In fact, the presence of those tree species of conservation concern

alone would require an ecological impact assessment under the EIA Ordinance. Without an

EJIA. the Town Planning Board should not make any decision in changing this green belt to
allow any form of development.

We are also in extreme worries that the existing mechanism for tree removal and
transplantation would be adopted to so-called fulfill the target of tree preservation. It might, to
a certain extent, help preserve individuals but certainly it would not re-create an equivalent
ecological value of a habitat. '

2. Impact by a new access road connecting the subject rezoning site

RNTPC Paper No.6/14 revealed that a new access road connecting Fung Yuen Road would be
proposed and the formation works of this access would be carried out by the prospectlve
developer. The potential impacts such as additional traffic flow and tree removal along

% Please refer to Table 9.6 Ecologlcal Evaluation of Plantation, Pilot Project For Public-Private Partnership
Conservation Scheme, Sha Lo Tung Valley, Tai Po EIA report.

http://www.epd.gov. hk/e1a/reg1ster/report/elareport/ela 203201 2/I-ITI\/,[L/EIA%2OReport/0099337%20EIA Secti
on%?209.htm



existing roadside, however, remain unknown as no further details of the new access, in
particular the alignment, have- been provided. Such details should be made available now
when the rezoning proposal is considered. '

3. Cumulative impact

The preliminary assessment fails to take account of cumulative traffic flow brought by the
new proposed development together with adjacent development projects, especially the
proposed new columbarium in Sha Lo Tung. Currently the provision of additional traffic flow
generated from the new residential development in AM peak only is inadequate to evaluate
the worse-case scenario. One of the cases could be combination of traffic flow from the new
development and the columbarium in Sha Lo Tung during festival days (i.e. Ching Ming and
Chung Yeung).

We have to highlight that with such proximity to Fung Yuen and Sha Lo Tung, both
designated as priority sites under New Nature Conservation Policy, so far no details has been
provided to evaluate if any cumulative impacts would pose threat to these two ecological
hubs.

4. Visual impact

It was noted that only two view points, one at Ha Hang Playground and the other at the cycle
track at Ting Kok Road, have been selected for assessing visual impact of the proposed
residential development. However, we are quite concerned if another 2 view points, one at
Cloudy Hill (Kau Lung Hang Shan) and the other at Fung Yuen Road (Kau Lung Hang Shan)
(Figure 7 and 8), would indeed pose significant visual impacts on the area.

Site at Lai Chi Shan

. From our observation, a water course flows from the northern portion of the site down to the
area next to the workplace of Highways Department and Water Supplies Department (Figure
9 and 10). Although Section 3.45 of the RNTPC Paper No.6/14 stated cleaifly that “dvoidance
- of impact to-this water-course-should also-be duly considered”, we are still concerned -about
the potential indirect impacts posed on the section next to the workplace in both construction
and operation phase.

Site at Tai Po Area 9
The Green Belt at this subject site is indeed a natural hillslope and covered by dense

vegetation. It can still perform its function to act as a buffer within the urban periphery, and

also Fung Yuen SSSI further north of the site. No changes should be proposed to this Green
Belt (Figure 11).




It is noted that a feasibility study had been conducted and submitted to Tai Po District Council
for discussion in 2009°. Planning Department has once mentioned some constraints of
developing housing project in the subject sites, including high relief and potential impacts of
chimney at hospital to the residents (Figure 12). We are quite concerned if these issues remain
valid until now. The issue of high relief, for example, is-at least applicable to the Green Belt
from our observation. -

Yours faithfully,

Ng Hei Man
Assistant Campaign Manager

? Please refer to the minutes of Tai Po District Council Environment, Housing and Works Committee meeting in
11/3/2009. '

http://www.districtcouncils. gov.hk/archive/tp_d/Document/Agenda,%20Min%20&%20Summary/Min%2009/M
ar%2009/EHW-M2(11.3.2009)(revised).doc



Figure1and2  The Green Belt at Lo Fai Road near Tycoon Place, Tai Po. The site is
still covered by species such as Acacia confusa, Acacia magium, Eucalyptus torelliana.
According to Policy Address 2014, the Administration intends to rezone sites for
residential use in Green Belt areas which are “devegetated, deserted or formed”




The Green Belt site near Fung Yuen. Within this plantation, some

Figure 3

secondary woodland patches can be spotted. Both mature trees, shrubs and understorey

vegetation can be identified
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Figure 7 Viewing the Green Belt site near Fung Yuen (circled in red) at Cloudy Hill
(Kau Lung Hang Shan). After removal of massive number of trees, the residential
blocks can.be quite visible viewing from the uphill area '

Figure 8 Viewing the Green Belt site near Fung Yuen (circled in red) at Fung Yuen
Road ‘




Figure 9 and 10 A water course flow from the northern portion of the site down to the
area next to the temporary workplace by Highways Departmeht and Water Supplies
Department. Any development in the paved area in future might pose indirect impact to
the water course. ' ' '

Temporary workplace

Water course -




Figure 11 The Green Belt (marked in yellow) is still well-covered by vegetation
that the zoning should remained unchanged




Figure 12 Excerpts of the minutes of Tai Po District Council Environment, Housing
and Works Committee meeting in 11/3/2009. Planning Department has once mentioned
that due to various site constraints (highlighted in red), Tai Po Area 9 was not suitable
for Public Housing project.

5] fE 2w f&ﬁﬁ}ﬂﬁg§ﬁf-’ﬁ%¥ﬁu%?&'7’tiﬁ%@iiﬂ=
ﬁ!?éé}E DEAEAAQEBERUSGELEZEFAERAERE - X8 8%
ARLEBRFHMFRERER - L{Jﬂe%lﬁﬁﬁﬁi&wﬁmﬁ mﬁ"ﬂ@ﬂé’
Li%ﬁﬁféﬁkééﬁﬂiﬁﬂﬂﬁﬁﬁﬁﬁmo iy B it P B . g

?Hlﬁh i&ﬁ"‘BFﬁ*‘“ﬂﬂ”‘%ﬂéﬁéﬂtEAﬂ:%ﬁﬁé B%’%a?ﬁﬁfﬁf&&?#né’riﬁﬁﬁ
AENEERE PHEERKESTH REFENERESRAEA S LI EX
IHAZAEAERNEAFNBRERR LE—-SPEARNBENERES - &
EHAFBEZESTERRBRLY ERNZABOCARBEATHE  SLEMHEY
EERUEERTENMRBEHNRE  BATRKIBRNE MEZTAETRXT
MEMKRELENRES FEERTHAMRARAIVNREERNSHREAL

A3 PRI BRI ERE - DLES : ; =N il
&Eﬁﬁﬁﬁiﬂﬂﬁﬁﬁﬁﬁﬂ%°mF&ﬁ%ﬁ&Ha%&ﬂ§mEﬂ’
R EHEE T ER AR EYALBRTAFE - REASHEEENWE
BUNRARERRMBBECAERLSERINAHETEERREIRBLEROGH
ERFEREE  SERATRLFRATHRTRIAIEAE  BMFIRESEF
MEEREHEEELARE—2HRIWSR Iﬁ’IﬁEﬂﬁa%éﬂﬁﬁﬁ
BN LABRERE AEWEEREMRE LS NSLEMEE -

F%E%?%—Mﬁﬁﬁﬁmﬁa%mﬂ&%ﬁﬁf%ﬁnﬁfm?ﬁﬂ@h
@A&%ﬁﬂ %ﬁ%ﬁﬁﬁ ﬁaﬁmﬁﬁ%ﬂﬁﬁﬁﬁ’—ﬁxﬁ°






MffEAnnex III-9

tpbpd : TPB/RIS/TP/25-18
C K& KFBG EAP [eap@kfbg.org]

FEHE: 11806820145 288= 14:27

B tpbpd

Bl ) mailbox

EE: ~ *Proposed Amendments to the Approved Tai Po Outline Zoning Plan No. S/TP/24

H 140611 Tai Po OZP Amendments_KFBG.pdf

Dear Sir/ Madam,

Our comments regarding the captioned is attached.

Best Regards,

Ecological Advisory Programme

Kadoorie Farm & Botanic Garden

Lam Kam Road, Tai Po, N.T., Hong Kong
http://www.kfbg.org

Please consider the environment before printing this e-mail
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B Kadoorie Farm & Botanic Garden Corporation

The Secretary,

Town Planning Board,

15/F, North Point Government Offices,
333, Java Road, North Point,

Hong Kong.

(Email: tpbpd@pland.gov.hk)
" 11th June, 2014. By email only

Dear Sir/ Madam,

Proposed Amendniegts to the Approved Tai Po Qutline Zoning Plan No. S/TP/24

We notice that many of the proposed amendments for the Approved Tai Po Outline
Zoning Plan (OZP) No. S/TP/24 involve the re-zoning of the “Green Belt” (GB) zone, and we
understand that such amendments are in response to the pressing need for housing land supply
in Hong Kong. However, we would like to draw the Board’s attention to the 2014 Policy
Address which stated that the Government is “taking steps to re-zone for residential use sites in
Green Belt areas which are de-vegetated, deserted or formed”. From aerial photographs and

our on-site observations, it is highly obvious that most of the locations of the proposed zoning
amendments are well-vegetated (Figure 1). We consider that the current amendments do not
conform to and are obviously not in compliance to this statement in the 2014 Policy Address.
Every proposed amendment in the OZP should be carefully reviewed and amended to exclude
all well-vegetated areas and natural habitats.

We would like to remind the Board that the planning intention of a GB zone in the Tai Po
OZP is “primarily for defining the limits of urban and sub-urban development areas by natural

Jeatures and to contain urban sprawl as well as to provide passive recreational outlets. There is

a general presumption against development within this zone”. We consider that this principle

subséquent approval of the re-zoning}'of well-vegetated. GB zones would set an undesirable
precedent for similar developments in Hong Kong, and thus, the Board should consider the
potential cumulative impacts on the natural environment and living quality in Hong Kong
caused by the re-zoning of well-vegetated GB zones. Such far-reaching changes in the
intention of a GB zone should not be lightly undertaken without proper review and a public
consultation procéss. '

EETARENRELR
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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We would also like to highlight the fact that about 20 hectares of well vegetated areas
under GB zone is going to be “lost to urban development” in the current amendment proposal
without any compensation. This is unacceptable. Tai Po is an area surrounded by the natural
countryside of Hong Kong, and in its neighbourhood are several sites of conservation concern
(e.g., Fung Yuen Valley Site of Special Scientific Interest (SSSI), Sha Lo Tung SSSI, Tai Po
Kau Nature Reserve, Tai Mo Shan Country Park, and Pat Sin Leng Country Park).
Conservation zonings such as GB and “Conservation Area” (CA) are vitally important to
protect these ecologically sensitive countryside areas and to act as a buffer between the urban
settings and the natural landscapes. We urge the Board and the relevant Authorities to carefully
consider re-zdning suitable areas within the general locality of Tai Po into GB or CA zonings
and to include such areas as part of the amendment process into the current OZP plan for
consideration by the TPB to compensate for any area of GB zone that would be cut out and
“lost to urban development”. |

To sum up, we consider that the current proposéd amendments do not comply with
the 2014 Policy Address, ignores the value of GB zones for their conservation importance
and as a buffer between urban settings and natural landscapes, and, no compensation
has been proposed for the direct loss of these well vegetated areas with GB zoning to
development. We, therefore, strongly object to the re-zoning of the GB zones in the Tai
Po OZP: )

In the following paragraphs, we would like to further elaborate our views on some of the
amendment items proposed in the Tai Po OZP. '

Item D: Site near Fung Yuen A
According to Section 3.32 of the RNTPC Paper No. 6/14, the Director of Agriculture,
Fisheries and Conservation (DAFC) advised that the site is “largely a plantation woodland.

- Althoiigh some idative tree species could be fourd like Alanigiumi chinense and Schima superba,™ =~ =777

the woodland is dominated by exotic trees such as Acacia confusa, Eucalyptus sp. and
Lophostemon confertus. He has no strong view .on the proposed rezoning from the nature
conservation point of view”. During our on-site observations, the wooded area is indeed a
plantation dominated by exotic species. However, many patches with rich under-storey
vegetation were found within the site which are likely to have been established through natural -
succession and are comparable to the secondary woodland on the opposite side-of the Sha Lo
Tung Road and, thus, could be regarded as young secondary woodlands (Figure 2). Moreover,
EEGAABHRBLE

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kibg.org
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one mature Incense Tree, a species which is considered to be of conservation concern and is a
protected species under the Protection of Endangered Species of Animals and Plants Ordinance
(CAP. 586), was found within the site on the roadside to the south of the Water Supplies
Department Service Reserve (Figure 3). Hence, we consider that the site is NOT simply a
~ plantation woodland but rather a young secondary woodland established through and

undergoing natural succession.

. The under-storey vegetation constitutes an important component of secondary woodlands
and the clearance of this community already constitutes a direct impact on the development of
secondary woodland. We have grave concerns regarding the ecological impacts of the private
housing development on the locality. During the construction phase, under-storey vegetation
within the site including young trees and even some mature trees will unavoidably be cleared in
. order to facilitate the construction works. There is a secondary woodland opposite the
development site (i.e., to the west of Sha Lo Tung Road) and we are concerned the construction
of private housing would adversely affect this wooded area. If road widening works are
undertaken or a new road constructed to connect to Fung Yuen Road, further direct habitat loss
may happen to these woodlands.

Furthermore, the private housing development site is within 500 metres from the Fung
Yuen Valley SSS], and is located next to Sha Lo Tung Road which leads to one of Hong Kong’s
ecological hotspots, Sha Lo Tung. Both Fung Yuen and Sha Lo Tung are identified as two of
the 12 priority Sites for Enhanced Conservation under the New Nature Conservation-Policy.
We are concerned that the operation of the proposed private housing development would
increase the human disturbance to the surrounding environment (i.e., increase lighf and noise
pollution). In the RNTPC Paper, it stated that ...the requirement for an adequate landscaping

‘area around the site periphery to serve as buffer to the SSSI and adjacent dense woodland
should be included under lease conditions”. We consider such measures are highly inadequate
for protecting natural habitats. Development in 2 GB zone, by itself, is destroying the buffer

’“"l’)‘étWéE"IT—Ui‘bﬁﬁ'S—éttiﬁ'g's"a‘ﬁd’ﬁﬁtﬁi‘al"’lﬁﬁds_&iﬁéi"A’"Iﬁﬁﬁ':fﬁa_dé‘ﬁi'bﬁ'lé_ﬁaﬁé—ajiéd'ﬁ”éﬁWﬁﬁl‘d‘ﬁ(’)‘t"“ T

provide a sufficient buffer to protect the adjacent natural habitats of conservation concern.

In addition, we are concerned that the Sha Lo Tung road improvement works due to the
proposed private housing development would likely facilitate developments within the
ecologically sénsitive Sha Lo Tung area. In late 2013, it was reported in the local newspapers'2

! http://news.sina.com.hk/news/20121201/-37-2836995/1 .html
ERFAARABHREBELORE

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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that é.villager in Sha Lo Tung spotted a digger entering the village, and later on, the track
leading to Cheung Uk was found to have been widened from two to three metres (Figure 4).
We visited Sha Lo Tung after receiving the news, and noticed some vegetation was cleared near
Lei Uk and concrete waste was dumped near the road next to the public toilet, and a stream was
also partially blocked (Figure 5) by debris. Even though the Lands Department placed
concrete bollards to try to halt the destruction, we are worried that the environmental
degradation would be even more severe after the road condition of Sha Lo Tung is improved or
upgraded due to the proposed housing development, thus, causing damage to the long term
ecological integrity in the locality.

Apart from the ecological perspective, the site is adjacent to the Sha Lo Tung Road which
. is a popular hiking route. We conducted a questionnaire survey along Sha Lo Tung Road in
2012, and our results showed that over half of the interviewers are Tai Po residents and visit the
Sha Lo Tung area at least once a week mainly for routine exercise, hiking or for the enjoyment
of nature in the quiet surroundings. Any development in this site would inevitable change the
tranquil environment within the rezoning site and in the locality. We consider that the passive
recreational value of ;the_ GB zonings and the public interest in the enjoyment of the countryside
is being ignored. .

Therefore, we have grave concerns regarding the private housing development at the site

near Fung Yuen and we strongly object to the Item D amendment of the OZP.

Item H: Site at Kon Hang near Cheung Shue Tan

According to Sections. 3.61 and 3.62 of the RNTPC Paper No. 6/14, the site is
“surrounded by woodland zoned ‘Conservation Area’ (CA)” and “residential developments in
Kon ang are mainly old house lots”. 1t is also located about 100 metres from the Tai Po Kau

Nature Reserve. We would like to remind the-Board again that the general intention of a

~“Green Belt™ (GB) zone is for coniservation and to act as a buffer between urban settings and
natural landscapes. This principle should be adhered to as a matter of course. We consider that
the existing residential development should not be used as an excuse for re-zoning GB into
“Residential (Group C)” (R(C)) zoning. We are concerned that the construction and operation

of the proposed private housing development would cause ecological impacts on the locality

(e.g., increase human disturbance to the nearby woodland habitat). Therefore, we consider that

.2 http://hk.armle.nextmedia.o_om/news/art/20 121201/18086627
EEHFARBEMNEGEALARE

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org .
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the previous GB zoning should be maintained in order to serve as a buffer for the adjacent CA

zoning and for the biologically rich natural habitats within the Tai Po Kau Nature Reserve: thus
we object to the Item H amendment of the OZP. :

Items C, E and F: Site to the west of Nethersole Hospital; Site at Lo Fai Road near
Tycoon Place; and Site at Lai Chi Shan .

These sites are originally designated with GB zoning. We would like to re-iterate the fact
that the one of the planning intentions of a GB zone is to act as a buffer between urban settings
and natura] landscapes. We consider that this principle should be adhered to as a matter of
course. We are concerned that these OZP amendments regarding the re-zoning of GB to R(C)
would set an undesirable precedent for similar private housing developments in Hong Kong,
and some members of the public may be given the wrong impression that development (e.g.,
private development) within the GB zone would eventually be approved by the Board.
Obviously, this is not the intention of Government and the potential cumulative impacts which
would be caused by developing the GB zones should be carefully reviewed. Hence, we do not _

support any of these amendments items.

Item G: Site near Yat Yiu Avenue _

. According to Section 3.54 of the RNTPC Paper No. 6/14, thie site is “a wooded knoll” and
“within a low-rise residential neighbourhood”. Even though the site is already zoned as R(O),
it is well-vegetated and the woodland is ecologically connected to the adjacent woodland |
habitats zoned GB. A detailed and comprehensive ecological assessment, including a tree
survey, should be conducted prior to any development in the area to avoid loss of woodland
habitats with ecological value.

"~ Convention oi Biological Diversity — "~

The Convention on Biological Diversity (CBD) was extended to Hong Kong by the
Central People’s Government on 9 May 2011. Article 8 (in-situ conservation) of this
Convention® has required the contractiﬁg party to follow the approaches below:

3 hgp_://www.cbd.int/convention/artit;les/?a=cbd-08
BEETARAABRELRK

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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Article 8, (d): Promote the protection of ecosystems, natural habitats and the maintenance of
viable populations of species in natural surroundings

Article 8, (i): Endeavour to provide the conditions needed for compatz'bilitjv between present
uses and the conservation of biological diversity and the sustainable use of its components

We consider that the Government should fully respect the CBD principles.

Concluding Remarks

We would like to stress that when dealing with the pressing need of Land for housing
supply, it is not only meant to fill the gap between the supply and demand of the built-up
residential environment but should also consider the informal envelope of “breathing space” —
the recreational green space and natural landscapes surrounding the community where many
social activities take place — should also be considered in order to ensure that everyone living in
Tai Po, and in Hong Kong, can enjoy a physical and mental environment that facilitates a
healthier lifestyle for both the present and future generations of this highly crowded and
densely populated city.

Ecological Advisory Programme
- Kadoorie Farm and Botanic Garden

cc.

Agriculture, Fisheries and Conservation Department
Conservancy Association

Designing Hong Kong

Hong Kong Bird Watching Society

== WWF=Hong Koig e

EEFARKBEHEG OB

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfhg.org
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Figure 3. A mature Incense Tree - individual found near Fung Yuen at the side of ShaLo Tung
Road. C S

EEBFRARENS AR
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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Figure 5. Some suspected vegetation clearance, dumping of concrete and blocking of stream
were observed in Sha Lo Tung in late 2013.
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Q fpbpd TPBIRISITP/25-19 -
' (\ EE: Pui Lam Jocelyn Ho [hjocelyn@hkbws.org.hk]
FHHE 11HO6 B 20144E 2 #§= 21:25
W Town Planning Board
B4 dafcoffice@afed.gov.hk
E=H Comments on GB rezoning for Tai Po draft OZP
F: HKBWS_comments_TaiPoRezoning.pdf

" Dear sir or madam,
Please refer to the attachment for our comments on the rezoning proposals for GBs, Tai Po draft OZP. Thank you.
Best regards,
Jocelyn Ho

Senior Conservation Officer

The Hong Kong Bird Watching Society

7C, V Ga Building, 532 Castle Peak Road, Lai Chi Kok, Kowloon, Hong Kong
“Tel: (852) 23774387 Fax: (852) 23143687

Best regards,
Jocelyn Ho

Senior Conservation Officer

The Hong Kong Bird Watching Society o

7C, V Ga Building, 532 Castle Peak Road, Lai Chi Kok, Kowloon, Hong Kong
Tel: (852) 23774387 Fax: (852) 23143687

00457



Secretary, Town Planning Board

15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong
(E-mail: tpbpd@pland.gov.hk)

11 June 2014  HoONG
Dear Sir/Madam, . ‘ KoNG
_Birp

WATCHING
Comments on the Review of ”Green Belt” Zoning for Area West of Tung Tsz Road SOCIETY

in The Draft Tai Po Outline Zoning Plan No. 0/S/TPfZZ

INTERNATIUNAL

Since 1957 B
The Hong Kong Bird Watching Society (HKBWS) would like to object the rezoning of Y,
. N
_ Green Belt areas (GBs) in the Draft Tai Po Outline Zoning Plan (No. O/S/TP/22). . BirdLife

Inconsistent with the 2014 Policy Address .
in the 2014 Policy Address, the Chief Executive (CE) announced his plan to tackle ERRERE
housing issues by rezoning GBs that are, “devegetated, deserted or formed”:. AS @ e,

department authorized by the CE, rezoning proposals by the Town Planning Board
must be in-line with the orders made by the CE. However, an inconsistency has
been noted during a recent site visit to the proposed rezoning sites in May 2014,
when site observations revealed that the rezoning sites do ndt fulfill the description of,
" “devegetated, desert or formed” but instead are well-vegetated with intact tree
canopies {Figures 1 and 2).

Policy change in the use of Green Belts

Green Belts in Hong Kong have now been identified. as land bank for housing
development opp.ortunitiesf The functions of GBs to, “conserve e)(_is_tjng::,:_hatu(al
environment amid the built-up areas/at the urban fringe,l tosafeguard it from -
encroachment by urban type development, to define the;"lifnt'»ts» of -urban?:qndl
sub-urban development areas by natural features, to contain urban sprawl as well as_

to provide passive recreational outlets”? would be lost i:'n_'\'/ériou’s location_s"in Hdng,
Kong which will affect a great portion of the general public. This change i 'pOIicy
with regards to the use of GBs is high-level pIan'riffng :issijje' The Plannmg
Department as the overlooking authority with a missien' co’tn’mitted o, formulate,
sustainable development strateg:es and plans, guide the use and development of

1 Section 125 of the 2014 Policy Address Available at:
http://www.policyaddress.gov.hk/2014/eng/p124.html : -

2 Section 3.5.2. (iv) Chapter 10 of the Hong Kong Planning Standards and Gundelmes Conservatlon'.
Available at: http://www.pland.gov.hk/pland_enftech doc/hkpsg/full/ch10/ch10 text.htm - .

Mgk §?§neévh%@ UHB532% { EXEVECE . EFTelNo0.2377 4387
Address: 7C, V Ga Building, 532 Castle Peak Road, - {EEFax.N0.:2314 3687

Lai Chi Kok, Kowloon, Hong Kong - BEBE-mail -hkbws@hkbws.org.hk



land, and 'encoLIrage community involvement and support’® is responsible for
consultmg and engaging the community to development a sustainable plan to address
the proper use of GBs before rezoning takes place.

Lack of cumulative impact assessment and consideration of impacts to nearby

ecological sensitive sites
No detailed cumulative impact assessment in regards to the rezoning of GBs in Tai Po

has been carried out and the environment functions of GBs have not been properly
studies. Vegetated areas adjacent to the urbanized areas provide environmental
functions including, reduction of carbon dioxide and moderating extreme
temperatures. An assessment should be done to address the change of
environmental conditions as a result of the loss of large areas of vegetated habitats in
Tai Po. ’

Furthermore, Tai Po Area 9 site is located near two sensitive and ecologically
important sites, Fung Yuen and Sha Lo Tung, both of which are ranked within top four
of the priority sites under the New Nature Conservation Policy®. Their ecological
importance has already been'recognized by the Town Planning Board, they are both
zoned as Site of Specfial Scientific Interest (SSS1) 5. It is the duty of the Town Planning
Board to, “control adjoining uses to minimize adverse impacts on conservation zones
and optimize their conservation values”®. Detailed assessments on the potential
primary and secondary ecologlcal impacts - arising from the construction and
operation of residential development should be carried out prior to rezoning of Tai Po
Area 9.

The Town Planning Board should not make decisions for rezoning until proper
assessments have been completed.

Yours faithfully,

@M

3 Mission of the Planning Department. Available at:

http://www.pland.gov.hk/pland en/about_us/vmv/index.html

* Sha Lo Tung is ranked second and Fung Yuen is ranked forth under the List of Priority Sites for
Enhanced Conservation. Available at:

hitp://www.afcd gov.hk/english/conservation/con _nncp/con nncp list/con nncp list.html

* Sha Lo Tung OZP: S/NE-SLT/4 and Tai Po OZP: $/TP/25

® Section 2.1 (jii) Chapter 10 of the Hong Kong Planning Standards and Guidelines: Conservation.
Available at: http://www.pland.gov.hk/bland_en/tech doc/hkpsg/full/ch10/ch10 text.htm




Jocelyn Ho
Senior Conservation Officer
Hong Kong Bird Watching Society

cc:

AFCD - Mr. Wong, Director of Agriculture, Fisheries and Conservation
Conservancy Association '

Designing Hong Kong

Kadoorie Farm and Botanic Garden

WWF - Hong Kong
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TPBIRISITPI254 628 "

(‘*pbpd |
. FHE: Tobi Lau
TFEEHE: 115065 20144E2H= 14:40
B tpbpd@pland.gov.hk
x5: Amendments to OZP_S_TP_24 WWE
Fig - Amendments to Approved OZP_S_TP_24_2014 06(Tun)_WWE.pdf
Dear Slr/Madam,

Please find our submission on the captioned Appllcatlon See attached file: Amendments to Approved
OZP_S_TP_24 2014 06(Jun) WWF :

Thank you for- your attention.
Yours faithfully,
Tobi '

Tobi Lau (Mr.) !

Conservation Officer, Local Biodiversity
World Wide Fund For Nature Hong Kong
HREA(EEESY
_15/F, Manhattan Centre, -

8 Kwai Cheong Road,

Kwai Chung, New Territories

Tel: (852) 2161 9626 or 3193 7508

Fax: (852):2845 2764 ‘ '
Website: www.wwf. org hk

WWF Hong Kong works to ensure a better environment for present and future generatlons in Hong Kong

00454



H#RAREES WWPF-Hong Kong

ERSE

BHRRAREEREN SR TEE Tel: +852 2526 1011
HEDL 1518 {4 Fax:+852 2845 2764
15/F, Manhattan Centre, , wwi@wwi.org.hk

* 8 Kwai Cheong Road, wwi.org.hk

Kwai Chung; N.T., Hong Kong

Our Ref.: SHK/GB-Amt TPO/ 14
11 June 2014

Chairman and Members

Town Planning Board

15/F North Point Government Offices,
333 Java Road, North Point, H.K.

(E-mail: tpbpd@pland.gov.hk) - :
o ‘By E-mail ONLY

Dear Sir/Madam,

- Re: Proposed Amendments to the Approved Tai Po Outline Zoning Plan No. S/TP/24

WWF is writing to object the Proposed amendments on ltems D1 and 2 which is the Site near Fung
Yuen from the captioned Application based on the following reasons:

According-to the site visit on 15 May 2014, signs.of natural succession were established with under-
storey vegetation were found at the. Site (Fig 1). As such, we consider that the Site is a secondary
woodland rather than “a plantation woodland’ depicted by the Director of Agriculture, Fisheries and
Conservation in the Rural.and New Town Planning Committee (RNTPC) Paper No. 6/14'. Based on
the CbnservancyAssociation’s information, 3,000 mature trees of approximately 30 years old, not
including young trees with less than 9.5cm in diameter in breast height; are indeed present in the
proposed Site which had developed multiple layers including big-canopied trees together with
shrubs and mosses. We are concerned with housing development and relevant infrastructural
works such as road widening® would pose undesirable impact to this wooded area. In addition, tree
species Rhodoleia championii and Pyrenaria spectébilis ‘protected under the Forestry' and
Countryside Ordinance (CAP. 96) and Agquilaria sinensis protécted under the Protection of
"Endangered Species of Animals and Plants Ordinance (CAP. 586) had been recorded at the Site-
with respective references to the Conservancy Association’s tree surveys and Kadoorie Farm and
Botanic Garden’s records at the area. Although the Government has pointed out that the guidelines
and mechanisms will require developers to save, relocaté or re-planting of trees®, this approach can

! Section 3.32 of the RNTPC Paper No. 6/14
2 Section 3.30 of the RNTPC Paper No. 6/14

8 http://hk.apple.nextmedia.com/news/art/20140603/18742560
Accessed on 11 June 2014 '

RPA:  TERETRRE EBUIET SR EREHTERAEARAS]  Paon:  The Honowable CY Leung, GBMGBS, JP Honorary Audiors: BOO Limited

R3S, GBMGBS, )P RBATHME | ETHBERARAT Chief Executive of the HKSAR Honorary Company Secretary:
E ®: BFERE BT - FLITREWT Charman:  Mr Trevor Yang - McCabe Secrataria) Services Limited
TSR . BSHsE HREIR : EERT CEO: Mr Adam Koo . Honorary Soficitors: Mayar Brown JSM
jiaipic Honorary Treasurer: HSBC
Regisiered Chasly
(incorporated With Limited Liabiity)

Registerod Namer HER S #M(E7) 358 World Wide Fund For Natre Hong Kong



only save individual trees and the Proposed amendments had completely neglected the whole

piece of wooded area’s ecological functions.

Please be notedthat the general blanning intention of a “Green Belt” (“GB”) zone is to act as a
buffer between urban settings and natural landscapes so as to prevent urban sprawl. The loss of
the “GB” in the area will bring cumulative impa;:ts on the environment and the living conditiohs
potentially. We regard that this principle v_s'hdvulvd be adhered to as a matter of course and the existing
“GB” zoning hence should be maintained. Besides, as the ecological baseline information provided
by the RNTPC Paper No.6/14 has not entirely reflected the ecological value of the Site and is far
from adequacy for the Town Planﬁing- Board members to make a professional decision,- the
members are respectfully requested to réject the captioned Proposed amendments.

We would be gréteful if our comments could‘be considered by the Town Planning Board.

Sincerely yours,

Tobi Lau (Mr.) - _ ‘
Conservation Officer, Local Biodiversity -
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~ Site 711, Concordia Plaza, | PIQnAfCh Consultants Lid. L@/

( 1 Science Museum Road, ) \
" Tsim Sha Tsui East, ' Vit A
Ks;n\:/loo?w, SHLgng;:1 SKong. g;’%kﬁ % EE: FFE ﬁ Fﬁ A E]
Tel : (852) 2802-7203 '
Fox: (852) 2620-6022
E-mail;

TPB/R/SITP/25-1638

poc@plonorch.com.i'\k

Our Ref.: ob/tp/1406495

Secretary
Town Planning Board
15/F., North Point Government Offices,
No. 333, Java Road,
North Point, Hong Kong
(Attn.: Mr LI Wang Kei)
11 June 2014

Dear Sir,

Representation to th.e Draft Tai Po Outline Zoning Plan
Plan No. S/TP/25

On behalf of Lo Fai Road Green Belt Concern Group, and the respective Incorporated Owners
of Forest Hill, Richwood Park, Casa Marina 1 & 2 and Tycoon Place, we are writing to lodge

~ a representation to-the Town Planning Board under Section 6(1) of the Town Planning
Ordinance and object to amendment item E as shown in the Draft Tai Po Outline Zoning Plan
No. S/TP/25 exhibited on 11.4.2014.

Attached please find the authorisation letter from the representer, a copy of duly signed Form
No. S6, and 90 copies of planning statement to support the representation.

Should you have any questions, please feel free to contact the undersigned.

Thank you for your kind attention.

Yours faithfully,
For and on behalf of
PlanArch Consultants Ltd.
ZHL
Betty S. F. Ho
00444

wie.
cc: Client

~ 7
\WPLANARCH\Project\Pjt495\tpb-110614-01.doc . Pagelofl s,

1SO 9001 :20?)‘231

fown planning ¢ development consultancy « environmental planning * urban design
HKG 0991046

e



Form No. S6 5 S6 5F

. Reference No.
For Official Use Only &=L

5% 7 E B I # | Date Received
- WEIE

1. The representation should be made to the Town Planning Board (the Board) before the expiry of the specified plan exhibition period. The
completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board, 15/F., North Point Government
" Offices, 333 Java Road, North Point, Hong Kong.
A AREENERRTHEREMNERTREZERY (TH "E2RY, ) B - EZORBRCHFEMBROE (H5H) -
DR ERICAEEE 333 LB ESE 15 BRTREZESRER -

2. Please read the “Town Planning Board Guidelines on Submission and Publication of Representations, Comments on Representations and
Further Representations” before you fill in this form. The Guidelines can be obtained from the Secretariat of the Board (15/F.; North Point
Government Offices, 333 Java Road, North Point, Hong Kong - Tel.:2231 4810 or 2231 4835) and the Planning Enquiry Counters of the
Planning Department (Hotline: 2231 5000)(17/F., North Point Government Offices, 333 Java Road, North Point, Hong Kong and 14/F., Sha
Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New Temritories), or downloaded from the Board’s website at -
hitp://www.info.gov.hk/tpb/.

HRILRE A - S5 4BERR TRBRITTASHRPHR R RARRE - HRNE R RE—S Rl (RTREIZESEHBIES( -
ERfssTaEEeWEE (FEIAREE 333 RILABNEE 1518 - 55 1 2231 4810 52231 4835) RARIZAVRBIE
THE (MR © 2231 5000) (BFANLAZEELABNEGE 1T REFADOH ERER | SUOHBNEE 1448) R - FoOIRZER

ERYYEE TH (434k ¢ hitp://www.info.gov.hk/tpb/)

3. This form can be downloaded from the Board’s website, and obtained from the Secretariat of the Board and the Planning Enquiry Counters
of the Planning Department. The form should be typed or completed in block letters, preferably in both English and Chinese. The
representation may be treated as not having been made if the required information is not provided.

HRETRZSGNEE T » S EZEGHERARBNRMAR SRR - BHUSFRAATFUITEN A R ERE
BEAE  ERNEREPIOGRE - HERERMTRER  IZEFIIERRPERRT YRS -

1. Person Making This Répresentation (known as “Representer” hereafter)

LR E R AL(FE THRA ) |
Name #42/2f8 (MeMrsMissMs-/Company/Organization* 554/ A/ NE/L-1/ TS .
Lo Fai Road Green Belt Concern Gfoup and incorporated owners of Forest Hill, Richwood

Park, Casa Marina 1 & 2 and Tycoon Place

2. Authorized Agent (if applicable) 2 R B A (N HE /)

Name P2/ 25 (MeAMesMiss/Ms/Company/Osganizatien® Sod/ok AVNE/ZA-/1A\TIHEE")
PlanArch Consultants Ltd.

3. Details of the Representation
B Oa R
Draft plan t%Nbl gl%}}ﬁ fpresentatlon relates | Draft Tai Po Outline Zoning Plan No. S/TP/25

OO D e
BG M o L1 NP B

SETNEISEE .
elete as appropriate * AT ERE
+ Please f ll “NA” for mapphcab]e 1tem EETERNERES "FEMA,

Parts1,2and3 51 %2 F% 3 {5y



Form No. S6 =485 S6 5

3. Details of the Representat;on (Continued) (use separate sheet if necessary)

EF EEE@) NERE > SHHEHAH)

Nature of and reasons for the representation FFiAIEE KEH

Are you supporting or
Subject matters@- A FHZEIE@ | opposing the subject matter? Reasons 3B
R FEREHAMER?
Item E: [[] support XHF Please see attached planning statement

Rezoning of a site at Lo
Fai Road near Tycoon
Place from “Green Belt”
(“GB”) to “Residential
(Group C)9” (“R(C)9”)
and stipulation of

E] oppose ﬁ%ﬁ

building height
restriction for the
“R(C)9” zone
(] support ¥
‘ [] oppose ¥t
o\
[] support 3Hf

D oppose FZ¥f

Any proposed amendments to the draft plan? If yes, please specify the details.

HEBRSHEERELT ? WHIEE » RaEisHE -

Please see attached planning statement

@ Please describe the particular matter in the plan to which the representation relates. Where the representation relates to an
amendment to a plan, please specify the amendment item number provided in the Schedule of Amendments.

FYAERINE RS EEE - MR EBMANETARM - BT EBRRNETTRE RS -

-Please fill “NA” for inapplicable item (5 R EAREBIES T F#EA
SEEEGHRAINE " YV %

I | atthe appropriate box

Parts 3 (Continued) %5 3 #43(ED)



Form No. S6 FTARE S6 9

4. Plan, Drawings and Documents [B Bl - 4 B & X

Please list.location plans, sites plans, other relevant plans, drawings and other documents submitted with the
representation. For coloured drawings/plans or plans/drawings lager than A3 size, 90 copies each should be provided.
For other supplementary documents, e.g. reports on impact assessment, 90 copies each should be submitted.
FEFIBHER R — RN EE - R TEE - HArariER - @B R EASHE - HEER/EE R E S
A3 R/ » A3 90 {5 - EREMFFIMG: (Bl - ZEFERE) - A0 -

Please see attached planning statement

5. Signature & &

. a%)ﬂ ' “Representer”/ Authorized Agent*
Sgawe CIN . TERAL/ BEERAEA
Betty S. F. HO L Director

Name in Block Letters #:4 ( LIEASET ) Position (if applicable) Ffir ( @R )

Professional

Qualification(s) BHHEK Member @ B/Fellow G E* of o
Hkir [ BHRiA  [] skis  [] BKE [] HKILA
Others Hftt _RPP
onbehalfof -~ ;
= PlanArch Consultants Ltd.
“"-C:‘;mpany/Orgamzatlon Name.;a-l;;i Chop (if ;1 LXR
5 NE / BERBREE (WEA)
ate ' :
HH# N June2014

Statement on Personal Data 8
1. The personal data submitted to the Board in this representation will be used by the Secretary of the Board and Govemment departments
for the following purposés:

(a) the processing of this representation which includes making available the name of the “representer” for public inspection when
making available this representation for public inspection; and ’

(b) facilitating communication between the “representer” and the Secretary of the Board/Government departments

in accordance with the provisions of the Town Planning Ordinance and the relevant Town Planning Board Guidelines.

%&g giémﬁﬂﬁgl&ﬂﬂ‘ﬂﬁkﬁﬂ@ REZEEGHERBUTEPT - SURE RS sIRe]) RABISRTEHSHZE S RN

El:s HUTHR® :

(8) B - BREAMERFREATER » FBAM THREA , HEREARER | Uk
b)) FE THEA BEEGHERBUTHFIZEETHE -

2. The personal data providéd by the “representer” in this representation may also be disclosed to other persons for the purposes
mentioned in paragraph 1 above.

CEHEA 5 BUERPIRBEAHEARR - AGREMATRE - D LIRS | RIERAR -

3. A“representer” has a right of access and comrection with respect to his/her personal data as provided under the Personal Data (Privacy)
Ordinance (Cap.486). Request for personal data access and correction should be addressed to the Secretary of the Board at 15/F., North
Point Government Offices, 333 Java Road, North Point, Hong Kong.

B (EAER (AR ) RE1) (55486 2 ) AUE » ToEiA, ﬁ*&ﬁﬁﬁ&EEE@Aﬁﬂ WHERBEEBALR -
ERZSeNBREEHER » At AT AEEE B RAARFEE 158 -

* Delete as appropriate * SRERERE
Please fill “NA” for inapplicable item ﬁﬁ*iﬁ HeEEEE TRER
r Y _ at the appropriate box vt ot ny = N/ L, 5

Parts 4 and 5 54 B 55




Objection to Tai Po Outline Zoning Plan No. S/TP/25

Lo Fai Road Concern Group and incorporated owners of
Forest Hill, Richwood Park, Casa Marina I & II and Tycoon Place
PlanArch Consultants Limited

June 2014



Objection to Tai Po Outline Zoning Plan S/TP/25 PlanArch Consultants Ltd.
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INTRODUCTION

On behalf of Lo Fai Road Green Belt Concern Group, and incorporated owners of
Forest Hill, Richwood Park, Casa Marina I & II and Tycoon Place, PlanArch
Consultants Ltd. lodge a representation to the Draft Tai Po Outline Zoning Plan
(OZP) No. S/TP/25 gazetted on 11.4.2014.

We object to amendment item E of the said OZP i.e. rezoning of a site (the Subject
Site) at Lo Fai Road near Tycoon Place from “Green Belt” (“GB”) to “Residential
(Group C)9” (“R(C)9™) and stipulation of building height restriction for the
“R(C)9” zone. This planning statement will provide the analysis of the site

. context and the justifications for our objection.

2.1

2.2

We request the Town Planning Board (“TPB”) to revert the zoning of the Subject
Site back to “GB”.

SITE CONTEXT

LOCATION (PLANS 2.1 & 2.2)

The Subject Site is government land with an area of about 4.13ha. It is located at
Lo Fai Road and situated between Tycoon Place and Casa Marina I, right on the
top of the ridgeline facing Tolo Harbour, and under Pak Sin Leng,

LAND USE ZONING AND PLANNING HISTORY

The Subject Site under objection is zoned “R(C)9” with a.height restriction of 5
storey on the draft Tai Po OZP No. S/TP/25 gazetted on 11.4.2014.

The Subject Site had long been zoned as “GB”. According to the Notes attached
to the OZP, which is statutory in nature, the planning intention of “GB” 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.”

The site was first zoned “Residential (Group C)” (“R(C)”) in the first Tai Po OZP
No. LTP/47, but it was subsequently rezoned to “GB” and “Open Space” on the
draft Tai Po OZP No. S/TP/2 since 1986. Majority of the site, which is a densely
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vegetated knoll abutting Lo Fai road, was zoned “GB”, while a 10m-wide strip of
land along the southern periphery of the site was zoned “Open Space”.

In 2010, the whole Subject Site was rezoned into “GB” on the draft Tai Po OZP No.
S/TP/22, and the two sites on the ridgeline facing Tolo Harbour were zoned as
“R(C)6”, both with plot ratio of 0.8 and respective height restrictions of 3 and 4

 storeys. The two other sites at the back, north to Lo Fai Road and facing the

hillside, were are zoned as “R(B)1” (plot ratio 1.8) and “R(B)7” (overall plot ratio
about 1.6) respectively, both with height restrictions of 5 storeys.

EXISTING CONDITION

The Subject Site is located in a low-density residential neighbourhood at Lo Fai
Road off Ting Kok Road in Tai Po. It is situated between two low-rise and
low-density residential development, namely Casa Marina I (3-storeyed) and
Tycoon Place (3-storeyed above ground).

The Subject Site is on the top of the ridgeline, consists of 3 densely vegetated
knolls with about 2,500 nos. of trees (Photo 1), overlooking Tolo Harbour. It
connects to natural native woodland at the lower foothill.

It has an undulating site level ranging from 80mPD to 101.2mPD, as compared to
89mPD to 94mPD of Casa Marina I to the immediate northwest; and 77mPD to
81mPD of Tycoon Place in the immediate east. These 2 estates adhere
immediately to the Subject Site, with the narrowest distance being only less than 1
feet between a unit in Casa Marina I and the border of the Subject Site.

Across Lo Fai Road to the north of the Subject Site, there are other low-density
residential developments, Richwood Park (S-storeyed) and Forest Hill
(5-storeyed). They are located at lower platforms facing hillside and about 1 to 2
floors are sheltered by Lo Fai Road, so they appear to be only 3-4 storeys tall.
They are not visible from Tolo Harbour.:

The Subject Site is accessible and frequently used by the public and local
community. There is a 4m-wide paved footpath with street lighting provided by
the Government around the northern, northwestern and southern periphery of the
site. This shows clearly the Government’s aim to prepare the site for passive
recreational use for the public as defined in the planning intention of “GB”. The
mature trees and natural setting in the site provide a valuable breathing and green
space for public enjoyment. Local community, including the elderly, the young
and small children will use the Subject Site for morning walk, exercise and
walking the dogs. It is a popular communal space for both the public and the -
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communities of residential development at Lo Fai Road. The Subject Site fully
fulfills its original planning intention as a “GB” by (i)defining the limits of urban
and sub-urban development areas by natural features, (ii)containing urban sprawl,
and (iii) providing passive recreational outlets.

The tall trees in the site is also an important buffer for the community to screen off
traffic noise, dust, pollutants and bad smell from various industrial establishment
just 1 block away down the slope. Even with this tree buffer, there has been a
multi-year history of complaints record from various estates against bad smell
blown over from the Sewage Treatment Plant.

Apart from the greeneries, 19 public parking spaces for private vehicles and
motorcycles are found at the northern part of the Subject Site abutting Lo Fai Road.
These parking spaces are fully used every day especially in the evening.

Page 4 of 19 June 2014
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Objection to Tai Po Outline Zoning Plan S/TP/25

PlanArch Consultants Ltd.

Photo 1 - The Subject Site is located on top of a
ridgeline where dense vegetation with about 2,500 nos.
of tree is found. With rezoning to R(C), all the trees and
the landscape will be gone.

Photo 2 - The rezoning will remove a number of
public parking spaces for private vehicles and
motorcycles abutting Lo Fai Road.

Photos 3 & 4 - The site is a popular communal space for local community including the elderly, the young and
small children. The mature trees provide a valuable breathing and green space for public enjoyment.

Photos 5 & 6 - The Subject Site is located in a low-density residential neighbourhood at Lo Fai Road. It is
situated between two low-rise and low-density residential development, namely Casa Marina I (3-storeyed) and

7 round).

Tycoon Place (3-storey
e > e

Photo 7 -Across Lo Fai Road to the north of the Subject
Site, there are other low-density residential
developments, Richwood Park (5-storeyed) and Forest
Hill (5-storeyed). They are located at lower platforms
facing hillside and about 1 to 2 floors are sheltered by
Lo Fai Road, so they appear to be only 3-4 storeys tall.

2.0

l Tycoon Place l

Photo 6 - In the vicinity of the residential
neighbourhood, a “GB” area of about 6 ha was
devegetated and formed for storage of construction
materials and other open storage uses since 2000s.
The area is an eyesoré and should be rezoned to
residential use instead.
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3.

4.1

OUR OBJECTION

We object to amendment item E of the OZP that rezones the Subject Site from
“GB” to “R(C)9” and stipulation of building height restriction for the “R(C)9”
zone.

We request the Town Planning Board (“TPB”) to revert back the zoning of the
Subject Site to “GB”.

JUSTIFICATIONS

REZONING OF THE SUBJECT SITE FROM “GREEN BELT” FOR RESIDENTIAL USE
IS AGAINST GOVERNMENT’S POLICY

The 2014 Policy Address clearly states that:

“We are taking steps to rezone for residential use sites in Green Belt areas
which are devegetated, deserted or formed.”

While we fully agree to the policy to rezone devegetated, deserted or formed “GB”
sites for residential purpose to meet the territorial housing demand, we consider
that rezoning the Subject Site, which is densely vegetated with mature trees and is
neither devegetated, deserted nor formed, is against the government’s policy as
proclaimed in the 2014 Policy Address.

However, the Secretary for Development subsequently mentioned that “the
current reviews on GB sites focus mainly on those sites that are located-in the
Jringe of developed land and are close to existing transport infrastructure, and
with a relatively lower conservation value.”

It should be pointed out that the planning intention of “GB” is not for conservation
of areas with high conservation value. Areas with high conservation value should
be zoned as “Conservation Area” or “Site of Special Scientific Interest”, etc. The
planning intention of “GB” is very clear: 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, and there is a general presumption
against development within this zone. If green belt with relatively low
conservation value can be developed into residential use, it implies that all green
belt should be developed. Rezoning areas of “GB” with low conservation value
should NOT be interpreted as the policy objective of the CE.

Page 8 of 19 June 2014
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4.2

As demonstrated, rezoning the Subject Site which is densely vegetated with
mature trees and is neither devegetated, deserted nor formed, is against the
government’s policy as proclaimed in the 2014 Policy Address. The “so-called”
second stage of site search for sites with low conservation value is entirely
unjustified and illogical. The Planning Department should adhere to the
criteria as set by the Chief Executive. T herefore the Subject Site should be
reverted back to “Green Belt”. '

REZONING OF THE SUBJECT SITE FROM “GREEN BELT” FOR RESIDENTIAL USE
IS AGAINST THE PLANNING INTENTION AND ALL ESTABLISHED PLANNING
GUIDELINE

The Subject Site was rezoned to “GB” since 1986 because it was considered
suitable to be zoned as such. The planning intentions of the Subject Site are:

(i) to define the limits of urban and sub-urban development areas by natural
features and;

(ii) to contain urban sprawl as well as;

(iii) to provide passive recreational outlets.

(iv) There is a general presumption against development within this zone.

The TPB determines the suitability of a development in a “GB” zone in
accordance with the town planning policy as stipulated in TPB Guidelines
PG-No.10 - Application for Development within Green Belt Zone under Section
16 of the Town Planning Ordinance (Appendix I). This guideline sets out the
main planning criteria for allowing development in a “GB” zone, which include
the followings:

¢ There is a general presumption against development in a “GB” zone,

¢ The scale and intensity of the proposed development including the plot ratio,
site coverage and building height should be compatible with the character
of surrounding areas;

+  With the exception of New Territories Exempted Houses, a plot ratio up to
0.4 for residential development may be permitted; ' _

¢+ The development should not invelve extensive clearance of existing
natural vegetation, affect the existing natural landscape, or cause any
adverse visual impact on the surrounding environment.

However, the rezoning to R(C) 9 is totally against the planning intention of Green
Belt and the TPB Guidelines. The rezoning of the Subject Site allows
incompatible development with a maximum plot ratio of 1.6 on the net site which
doubles the plot ratio of the adjoining residential developments and is four times
the usual permitted plot ratio of 0.4 in “GB”.
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4.3

The Subject Site is located at the top of the ridgeline, with a site level of about
80mPD to 101.2mPD. As shown in the Site Plan in Plan 2.2, the Subject Site
comprises of 3 knolls. Any developments in this site will inevitably involve
extensive site formation and clearance of existing natural vegetation of about
2,500 nos. of trees, and affect existing natural landscape.

Since the future development will be situated on the ridgeline and the maximum
building height will be 5 storeys, it will be much taller than the adjoining
residential developments. As a result, the future development will interrupt the
ridgeline and have adverse visual impact to important public landmarks for the
whole of Hong Kong, namely the Tolo Harbour, the Pak Sin Leng and the Guang
Yin.

These demonstrated that the proposed development in the Subject “GB” zone
could not meet the planning criteria set out in the TPB Guidelines PG-No.10.
Should a project proponent (private sector) apply to the TPB for the proposed
development under Section 16 of the Town Planning Ordinance, it will unlikely be
approved. Although the rezoning of the Subject Site is not a Section 16
application, the nature of the rezoning is to allow development in a “GB” site, and
therefore the planning criteria set out in the guideline should be used as a yardstick
to determine the suitability of the rezoning. The same set of guideline should also
be applicable to the Government. Since the proposed development could not meet
the planning criteria, the rezoning of the Subject Site from “GB” to “R(C)9” was a
complete departure from the established planning policy.

Since the rezoning to R(C) 9 contravene the original planning intention for the
area and contradicts with the established Town Planning Board Guideline, it
should be reverted to the original zoning of “Green Belt”.

THE BUILDING HEIGHT OF PROPOSED DEVELOPMENT AND THE OVERALL BUILT
FORM ARE UNDESIRABLE FROM URBAN DESIGN POINT OF VIEW

Ridgeline is identified as an important urban design attribute as it defines the
Image of City, according to the Urban Design Guidelines of the Hong Kong
Planning Standards and Guidelines (HKPSG), which was promulgated in 2006.
The Urban Design Guidelines in Chapter 11 of HKPSG states that:

+ Ridgelines and mountains in the New Territories define the edges of new
towns as well as vista points of the city and the country parks beyond.

+ It has been generally supported by the community that ridgelines / peaks are
valuable assets and their preservation should be given special consideration
as far as possible in the process of development.
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+  The main goal of a height profile in the Hong Kong context should be to
protect and enhance the relationship of the city and its natural landscape
context, particularly to its ridgelines / peaks.

The Subject Site is located on the ridgeline of a local peak at Lo Fai Road. As
shown in the photo taken from Tai Po Road in Figure 4.1, the dense vegetation of
the Subject Site is an important visual feature in Tai Po, with the mature and dense
trees defining the ridgeline. It is also an important visual relief and buffer for the
two residential developments of Tycoon Place and Casa Marina 1.

However, after the rezoning and development of the Subject Site, extensive site
formation together with clearance of dense vegetation at this local peak would be
carried out for 5-storey residential development. As a result, the natural ridgeline
would be replaced by artificial features. The photomontage prepared by Planning
Department extracted from RNTPC Paper No. 6/14 is shown in Figure 4.2.
However, given the topography mentioned in earlier sections, there is reasonable
doubt that this is a true reflection of the proposed development.

Figure 4.1 Photos of the Subject Site taken from Shuen Wan Golf Course

N The Subject Site
Casa Marina 1

Figure 4.2 Photomontage of Proposed Development (Viewing from Shuen Wan Golf Course)

FER-

CASA MARINA | The Subiect Site S
Subject S TYCOON PLACE

(source: extracted from RNTPC Paper No. 6/14)
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4.4

The proposed developmént at the Subject Site would destroy the natural ridgeline
that defines the edges of Tai Po new town as well as vista points of the city and the
country parks beyond, as shown in the photomontage prepared by Planning
Department in Figure 4.2.

Lo Fai Road knoll being a green “hat”, currently forms a coherent relationship

with the Pak Sin Leng at the back, the Guang Yin on the right and the Tolo "

Harbour in front, when the Hong Kong public view across from the Tolo Harbour
Highway or the Tai Po Road. It is also an important view for the general public
when they cycle along the Tolo Harbour Cycling Track. '

Currently, the overall height profile of residential developments at Lo Fai Road
protects and enhances the relationship of the city and its natural landscape context.
The developments facing Tolo Harbuor, including Tycoon Place (3-storeyed
above ground) and Casa Marina I (3-storey), are situated at lower platforms at Lo
Fai Road; and taller 5-storey developments, including Richwood Park and Forest
Hill, are located at the back and invisible when viewing from the south, while the
local peak (the Subject Site) was planted with dense vegetatibn. The overall urban
design at Lo Fai Road is therefore very desirable and fully complies with the
Urban Design Guidelines. However, the rezoning of the Subject Site will allow
5-storey development at the highest location of the ridgeline and, as a result, the
overall desirable urban design and height profile of residential developments at Lo
Fai Road would be completely destroyed.

The proposed rezoning to R(C)9 contravenes the urban design guidelines set out
in the HKPSG which promote the preservation of ridgelines and peaks.
Therefore, the original zoning of “GB” at the Subject Site should be reinstated.

DENSE VEGETATION AT THE SUBJECT SITE CONTRIBUTES TO THE
ENVIRONMENTAL QUALITY AND REDUCE URBAN HEAT ISLAND EFFECTS

Hong Kong is suffering from the Urban Heat Island effects. Researches show that
natural vegetation can create cooler air movement and is beneficial to the
exchange of air mass with the neighbouring residential communities. Extensive
clearance of the dense vegetation of about 2,500 nos. of trees at the Subject Site
will worsen Urban Heat Island effects at the local level, and cause environmental
impact to Hong Kong as a whole. '

The mature trees at the Subject Site play a pivotal role as a buffer to screen off the
odour, air pollutants including toxic chemicals and particulates from pollution
sources such as Tai Po Industrial Estate, Tai Po Sewage Treatment Works and the
heavily trafficked Ting Kok Road.

Page 12 of 19 June 2014
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4.5

The dense vegetation and mature trees are crucial to the environmental quality
of the community on Lo Fai Road and contribute to reduction of urban heat
island effects. Therefore, the original zoning of “GB” at the Subject Site should
be reinstated.

FUNDAMENTAL FLAWS IN THE CONSULTATION WITH TAI PO DISTRICT COUNCIL

" AND DISTRICT COUNCIL MEMBERS WERE MISLED

4.6

Planning Department consulted the Environment, Housing and Works Committee
(EHWC) of Tai Po District Council (TPDC) on 8.1.2014 and 13.2.2014, before the
RNTPC meeting on 4.4.2014. However, views and concerns of all members of
TPDC were not reflected since EHWC only include a portion of TPDC members.
In the TPDC meeting on 8.5.2014, there were complaints from some DC members
who were not members of EHWC were not consulted in the consultation process.

Apart from the flawed consultation process, many crucial information were also
missing in the EHWC papers presented to the members. The plot ratio of future
development were not given in the paper for the EHWC meetings on 8.1.2014 and
13.2.2014. After being requested, Planning Department stated that the “net plot
ratio (JBHIFELLER)” of the Subject Site is about 1.1 (Item 6 (xii) of minutes of
EHWC meeting on 8.1.2014 in Appendix II). However, the net plot ratio became
1.6 when Planning Department presented the rezoning to the TPB. As a result,
members of the TPDC were being misinformed about the plot ratio and
development intensity, and were not able to make an informed and conscious
decision on the proposed rezoning at the Subject Site.

The members of TPDC were not properly consulted and were given insufficient
and misleading information regarding the Subject Site. Therefore, the
re-zoning of “GB” at the Subject Site should be re-considered.

FUNDAMENTAL FLAWS IN THE RNTPC PAPER AND TOWN PLANNING BOARD
MEMBERS WERE MISLED

Members of the TPB relied on the RNTPC Paper provided by Planning
Department to consider the proposed amendments to the Tai Po OZP in the
RNTPC meeting on 4.4.2014. However, there were fundamental flaws in the
RNTPC Paper No. 6/14. Members of the TPB were misled when they considered
the rezoning of the Subject Site.

The objections and concerns from the local community on Lo Fai Road were not
properly reflected in the RNTPC Paper No. 6/14. Although the paper reported that
“some objections to the Lo Fai Road site (Item E) were received from nearby
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( ™
owners incorporations and green group” during the consultation with EHWC of
TPDC (para. 8.3, RNTPC Paper No. 6/14), and “representatives of owners s
incorporations of Forest Hill, Richwood Park, Casa Marina I & II and Tycoon
Place together with a district councillor raised objection to the proposed rezoning
amendment to the site at Lo Fai Road” (para. 8.5, RNTPC Paper No. 6/14), the
strong objections from residents on Lo Fai Road were significantly down-tuned in
the RNTPC paper and members of the TPB were not able to understand the strong
objections from the residents and their ground for objection. As a matter of fact,
800 petition signatures out of 833 units among all 5 estates on Lo Fai Road were
presented to the Planning Department (DPO/Sha Tin, Tai Po and North) in the
meeting on 4.3.2014, clearly showing 95% of the residents strongly oppose to the
rezoning proposal.

The RNTPC Paper No. 6/14 clearly stated that “It was reaffirmed in the 2014
Policy Address that...the Government would take steps to review the Green Belt
areas which are devegetated, deserted or formed for possible residential use. To
meet the pressing need for housing land supply, six sites in Tai Po (Site A, Site C to
Site F and Site H) are identified for housing developments and rezoning of these
sites for residential purposes is required.” (para. 3.1, RNTPC Paper No. 6/14).
However, in the subsequent paragraph, the description on background for the
proposed rezoning was changed and it became “To meet the pressing need for
housing land supply, the Government has undertaken review of Green Belt areas
which are devegetated, deserted, developed or formed or with low conservation
values. In Tai Po, five sites have been identified for housing development (Items C,
D, E, F and H below).” (para. 3.17, RNTPC Paper No. 6/14) We would like to
‘emphasize that, as discussed in Section 4.1, the rezoning of “GB” sites with low
conservation value is entirely unjustified and illogical, and should NOT be
interpreted as the policy objective of the CE.

There are about 2,500 nos. of trees at the Subject Site, however, this number was
not stated in the RNTPC Paper No. 6/14. The Paper only stated that “The sife was
previously a borrow area which was reinstated and replanted thereafter. DAFC
advises that the site is a plantation woodland dominated by exotic tree species
such as Acacia confusa, A. mangium, Eucalyptus torelliana, etc.” (para. 3.39,
RNTPC Paper No. 6/14). Without crucial information such as number of trees, as
well as condition and species of trees, members of the TPB were not able to fully
understand the site context and make an informed decision on the proposed
amendment to the Subject Site which involves substantial clearance of existing
vegetation.

The decision by the RNTPC on rezoning to R(C)9 were made based on flawed
descriptions in the RNTPC Paper. Therefore, the re-zoning of “GB” at the
Subject Site should be re-considered.
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4.7 AVAILABILITY OF A MORE SUITABLE “GREEN BELT” SITE FOR RESIDENTIAL
' DEVELOPMENT IN THE VICINITY

In the vicinity of the Subject Site, a “GB” area of about 6 ha was devegetéted and
formed and have been used for storage of construction materials and other open
storage uses since 2000s (Photo 6). The area falls within “GB” on the same Tai Po
OZP. Please refer to Figure 4.3 for the location of the concerned open storage
area.

The local community including Hong Kong Institute of Education and residents of
Forest Hill have been complaining about the nuisance created by the concerned
open storage area for many years. However, although the area was zoned “GB”,
there is no provision for planning enforcement under the Town Planning

. Ordinance as the area was not covered by a Development Permission Area Plan.
As aresult, the open storage area have been expanding over the past decade.

It is the government’s policy to rezone “GB” areas which are devegetated,
deserted or formed for residential use. When compared to the Subject Site, the
concerned open storage area could much better meet the criteria for rezoning
“GB” for residential uses as set out by the CE in the 2014 Policy Address. Indeed,
turning an eyesore and a nuisance generating area into an orderly developed
residential development to serve the need of the community will be much
desirable and appreciated by local community and the public at large. Moreover,
the concerned open storage area (6 ha) is much bigger than the Subject Site (4 ha),
and it is located in a valley area where the building height could be much higher
than the 5-storey without adversely affecting the visual quality and ridgeline of the
area.

Since there is a much better alternative devegetated and formed “GB” site in the
vicinity, it is unjust to rezone the Subject Site which is vegetated with mature trees
for residential use. The government should make efforts to pursue CE’s policy
objective to rezone devegetated, deserted or formed “GB” sites for residential use
rather than rezoning the Subject Site which is currently covered with mature trees
and dense vegetation.

Instead of destroying the natural landscape, the Government should proceed
with site searching for sites in Green Belt areas which are devegetated, deserted
or formed, as in line with the Policy Address.
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Figure 4.3 Location of a Devegetated and Formed “GB” Area in the Vicinity

Hong Kong Institute
of Education ‘

The Concerned
Devegetated and
Formed “GB” Area

Village Type
Development at Tung
Tse Shan Road

. o

oy ¢
v Casa Marina 1

4.8 THE PROPOSED TYPE OF HOUSING COULD NOT MEET THE HOUSING DEMAND

According to the RNTPC Paper No. 6/14, the proposed development will have a
maximum domestic GFA of 46,200 and it was intended to provide 660 flats at the
Subject Site. The average flat size will then be 70m’. However, the Subject Site is
located in the low-density residential neighbourhood in the mid-level of Tai Po,
where the average flat sizes of the nearby residential developments which faces
Tolo Harbour are much higher. The average flat sizes of Tycoon Place and Casa
Marina 1, which face Tolo Harbour, are about 225m” and 215m? respectively;
while the average flat sizes of Forest Hill and Richwood Park, which face the hill,
are about 135m?” and 100m? respectively.

The planned number of flats is unrealistic because it was unlikely that the
developer will build housing estates with average flat size of 70m? in this prime
location with fantastic sea view. Ifthe average flat size of the adjoining sea-facing
developments are adopted, the number of flats at the Subject Site would only be
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4.9

about 200.

CE in his Policy Address mentioned that younger generation should be given more
opportunities to purchase their own homes. These big flats/houses/duplex will be
far too expensive to meet the pressing housing demand. Furthermore, the vacancy
rates of flats with sizes ranging from 70m?® to 99.9m?, 100m? to 159.9m* and
160m? or above are 4.5%, 8.9% and 11.5% respectively in 2013, which are much
higher than the vacancy rates of flats with sizes ranging from 40m? to 69.9m” and
less than 40m?, which are 3.6% and 3.5% respectively in 2013. Killing a green
belt of 2,500 trees and destroying beautiful landscape on the ridgeline only to
provide luxurious housing of 200 flats is entirely against the planning guidelines
and policy objective.

Destroy a densely vegetated peak at the Subject Site for residential development
will not meet the pressing housing demand from the commaunity, therefore it
should be reverted back to “Green Belt”.

REZONING OF THE SUBJECT SITE TO “R(C)9” SITE TO TAKE AWAY AN
IMPORTANT COMMUNITY GATHERING PLACE IS UNJUST AND BRING
FRUSTRATION AND WILL LEAD TO LEGAL ACTION

The Subject Site is frequently used by local community. The elderly come for
morning walk, the young people come to exercise and the small children come and
play here. Many families also come for walking their dogs every day. This is a
lively place for the local community, both socially and environmentally. They all
have strong sentiment and attachment to this site. Rezoning the site from “Green
Belt” to “Residential (Group C)9” without justifications is unjust and will only
induce mistrust and frustration to the Government. Over 6,000 people have raised
objection to the rezoning, from all walks for lives, including LegCo Counsillors,
District Board members, planning academics, environmental groups, College
students, members of Hong Kong Institute of Education, Hong Kong general
public, Tai Po public, residents along Ting Kok Road, and Lo Fai Road residents.
Given the unjust procedures, flaws in the presentation to Tai Po District and
RNTPC, and the negligence not to consider Green Belt sites which are
devegetated, deserted or formed, the community will proceed with legal
procedure including Judicial Review on the OZP. This may have impact on the
sale programme of other rezoned sites.

The local community is frustrated about the unjust rezoning and is determined
to protect this Green Belt site being rezoned for residential use. In order to avoid
lengthy legal action (including judicial review) which will impact on rezoning of
other sales sites, the Subject Site should be reverted back to “Green Belt”.

4.10 THE SUBJECT SITE IS A WELL-PLANNED AND MATERIALIZED “GB” AND THE
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REZONING OF THE SUBJECT SITE TO “R(C)9” SITE IS AGAINST THE
REASONABLE EXPECTATION OF THE SOCIETY

Majority of the Subject Site was zoned “Green Belt” since 1986. It is accessible
and frequently used by the public and local community. It is a well-planned “GB”
with a footpath around the northern, northwestern and southern periphery of the
site so that the natural setting and mature trees could be enjoyed by the Public.
The Subject Site fully fulfills its original planning intention as a “GB” by
(i)defining the limits of urban and sub-urban development areas by natural
features, (ii)containing urban sprawl, and (iii) providing passive recreational
outlets. Indeed, the planning and development of this Green Belt zone as defining
the urban limit and providing passive open space is part of an integrated and
comprehensive planning for the area.

Ever since the construction and population intake of the housing estates, including
Tycoon Place, Casa Marina 1 and 2, Forest Hill and Richwood Park, the “GB”
zoning of the Subject Site were in place. Since the status of “GB” was statutory
and the presumption against development at the Subject Site was clearly stated in
the Notes of the OZP, which is statutory in nature, therefore, it is the reasonable
.expectation from the general public and local community that the Subject Site
would maintain its function and zoning as “GB”.

The Subject Site is a well-planned “GB” which fully materialized its planning
intention under statutory zoning. Rezoning the Subject Site for housing
development that could not cater for the need of the society would only worsen
the trust between the Government and the society. Therefore it should be
reverted back to “Green Belt”.

4.11 CUMULATIVE IMPACT OF REZONING OF THE SUBJECT SITE AND OTHER “GB”
SITES WERE NOT ADDRESSED

The proposed amendments to the OZP involves rezoning a number of “GB” sites
for residential purpose. However, there was no assessment on the cumulative
impacts on environmental, traffic and community aspect so that members of the
TPB could be able to make an informed and conscious decision on the rezoning.

The RNTPC Paper No. 6/14 only gave piecemeal assessments on environmental,
traffic and other aspects of rezoning an individual site. Members of the TPB were
not given a bigger picture on the cumulative traffic impact (such as the overall
impact to traffic network of Tai Po), cumulative environmental impact (such as
total numbers of trees to be felled in the whole Tai Po District and how its impact
could be mitigated) and cumulative impacts to community facilities (such as the
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shortfall of primary school classroom after the increase of population after the
proposed rezoning).

Without assessments on the cumulative impacts of the proposed rezoning the
“GB” sites, members of the TPB were misled to made decisions based on
insufficient information. Therefore, the re-zoning of “GB” at the Subject Site
should be re-considered.

S. OURREQUEST

In view of the above justifications, we sincerely request the favourable
consideration from the Board members in upholding our objection to the draft plan
and to revert the Subject Site to its original “GB” zone.
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TPB PG-NO. 10

~ TOWN PLANNING BOARD GUIDELINES FOR
APPLICATION FOR DEVELOPMENT WITHIN GREEN BELT ZONE
UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE

(Important Note :

The guidelines are intended for general reference only. The decision to approve or reject an application rests entirely with the Town
Planning Board and will be based on individual merits and other specific considerations of each case.

Auy enquiry on this pamphlet should be directed to the Planning Information and Technical Administration Unit of the Planning

Department, 17th Floor, North Point Government Offices, 333 Java Road, Hong Kong - Tel. No. 2231 5000.

These guidelines are liable to revision without prior notice. The Town Planning Board will only make reference to the guidelines current at
the date on which it considers an application. )

1. Introduction

1.1 The planning intention of the "Green Belt" ("GB") zone is primarily to promote the
conservation of the natural environment and to safeguard it from encroachment by
urban-type developments.

1.2 The "GB" zone covers mainly slopes and hillsides, most of which is naturally

" vegetated. Some "GB" areas are also designated as Country Parks. Most of the land
within the "GB" zone is Government land, although there are also small pockets of
private land, generally near built-up areas.

1.3 The main purposes of the "GB" zone include the following :

a. to conserve existing landscape features, areas of scenic value and areas of
recognised "fung shui" importance;

b. to define the outer limits of urbanized districts and to serve as a buffer
between and within urban areas; and

c. . to provide additional outlets for passive recreational uses.

1.4 To preserve the character and nature of the "GB" zone, the only uses which will
always be permitted by the Town Planning Board (the Board) are compatible uses
which are essential and for public purpose such as waterworks, water catchment
areas, nature réserves, agriculture, forestry and certain passive recreational uses.
Other uses, including government/institution/community (G/IC), residential
development and public utility installations will require planning permission from the
Board and each proposal will be assessed on its individual merits. Applications for
development will be considered by the Board according to the criteria set out below.

2. Main Planning Criteria

a. There is a general presumption against development (other than redevelopment) in a
"GB" zone. In general the Board will only be prepared to approve applications for
development in the context of requests to rezone to an appropriate use.

b. An application for new development in a "GB" zone will only be considered in
exceptional circumstances and must be justified with very strong planning grounds.
The scale and intensity of the proposed development including the plot ratio, site
coverage and building height should be compatible with the character of surrounding
areas. With the exception of New Territories Exempted Houses, a plot ratio up to 0.4

- for residential development may be permitted.

c.  Applications for New Territories Exempted Houses with satisfactory sewage disposal



Appendix |.

(

facilities and access arrangements may be approved if the application sites are in
close proximity to existing villages and in keeping with the surrounding uses, and
where the development is to meet the demand from indigenous villagers.

d. Redevelopment of existing residential development will generally be permitted up to
the intensity of the existing development.

e.  Applications for G/IC uses and public utility installations must demonstrate that the
proposed development is essential and that no alternative sites are available. The plot
ratio of the development site may exceed 0.4 so as to minimize the land to be
allocated for G/IC uses.

f.  Passive recreational uses which are compatible with the character of surrounding
areas may be given sympathetic consideration.

g. The design and layout of any proposed development should be compatible with the
surrounding area. The development should not involve extensive clearance of
existing natural vegetation, affect the existing natural landscape, or cause any adverse
visual impact on the surrounding environment,

h.  The vehicular access road and parking provision proposed should be appropriate to
the scale of the development and comply with relevant standards. Access and parking
should not adversely affect existing trees or other natural landscape features. Tree
preservation and landscaping proposals should be provided.

i.  The proposed development should not overstrain the capacity of existing and planned
infrastructure such as sewerage, roads and water supply. It should not adversely
affect drainage or aggravate flooding in the area.

j. The proposed development must comply with the development controls and
restrictions of areas designated as water gathering grounds.

k. The proposed development should not overstrain the overall provision of G/IC
facilities in the general area.

. The proposed development should not be susceptible to adverse environmental
effects from pollution sources nearby such as traffic noise, unless adequate mitigating
measures are provided, and it should not itself be the source of pollution.

m. Any proposed development on a slope or hillside should not adversely affect slope
stability.

Town Planning Board
July 1991
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TPB/R/S/TP/25-C89

HOBMAN COMPANY LIMITED

c/o 5/F, WHEELOCK HOUSE, 20 PEDDER STREET, CENTRAL, HONG KONG
TEL: 2118 2668 FAX: 2118 2032

19 August 2014

The Town Planning Board Secretariat
15/F, North Point Government Offices
333 Java Road

North Point

Hong Kong

(Fax: 2877 0245 or 2522 8426;
or email: {(pbpd@@pland.gov.hk)

Dear Sirs,

Comment on Representations under Section 6A of
the Town Planning Ordinance in relation to
the Draft Tai Po Outline Zoning Plan (OZP) No. S/TP/25

We refer to the Draft Tai Po Outline Zoning Plan (OZP) No. S/TP/25 gazetted on
11.4.2014. A total no. of 6,288 representations were received. Various concerned
groups, legislative councilors and district councilors have lodged objections to the
rezoning amendments in particular to Item E, a site at Lo Fai Road near Tycoon Place.

It is the public aspiration to rezone those existing brownfield sites or devegetated,
deserted or formed “Green Belt” sites for residential development instead of rezoning
those “Green Belt” sites with densely vegetation and mature trees.

Similar comments were found in the representation made by Lo Fai Road Green Belt
Concern Group (TPB/R/S/TP/25-1638), Tai Po District Councilor Ms. Wong Pik Kiu
(TPB/R/S/TP/25-1636), Legislative councilor Mr. Ronny Tong (TPB/R/S/TP/25-1631),
and Legislative Councilor Mr. Cheung Chiu Hung (TPB/R/S/TP/25-1629). (See details
in Appendix 1) They indicated a site as shown in red dotted line below in Tung Tsz is
suitable for residential development (hereinafter referred to as “The Site”).
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HOBMAN COMPANY LIMITED

clo 5/F, WHEELOCK HOUSE, 20 PEDDER STREET, CENTRAL, HONG KONG
TEL: 2118 2668 FAX: 2118 2032

The Concerned
Devegetated anid
Formed “GI3™ Area

B vl

Village Type
Development at Tung
Tse Shan Road

Extract from representation no. TPB/R/S/TP/25-1638 — Figure 4.3

As the major land owner of the abovementioned Green Belt site, we would like to make
use of this opportunity to start constructive dialogues with relevant Government
Departments and the public to solicit in-principle support of residential development at
the concerned Green Belt site.

Optimizing use of land for residential development
The Site is located in a valley area on the western side of Tung Tze Road with vehicle
access from a slip road branching off from Tung Tsz Road. The Site is about 9ha with

great potential for residential development. It is a brownfield site and is currently
devegetated which no longer serves the intended Green Belt function.
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HOBMAN COMPANY LIMITED

cfo 5/F, WHEELOCK HOUSE, 20 PEDDER STREET, CENTRAL, HONG KONG
TEL: 2118 2668 FAX: 2118 2032

o =3-
In line with Policy Address and established planning guideline

In fact, to rezone Green Belt areas which are devegetated, deserted or formed for
residential use is advocated in the 2014 Policy Address. The Site perfectly fits the
requirements that the Government set for identifying Green Belt sites for housing
development.

Meanwhile, The Site is located in the fringe of developed land, close to existing
transport infrastructure, and with a relatively low conservation value, it is considered
that housing development is compatible with the character of surrounding areas.

Residential development on The Site does not involve extensive clearance of natural
vegetation nor would it cause adverse visual impact on the surrounding environment.
The Site is a suitable housing site for meeting the housing demand.

Meeting the Housing Demand

The site could provide over 3,500 housing units which is substantial compared to 660
units proposed at Item E. With due respect to the existing height profile of the adjacent
Hong Kong Institute of Education (HKIEd) campus and the good design practice, plot
ratio of 2-3 i 1s considered suitable. As such, minimum 3,500 units with average flat size
about 50 m” could be provided for meeting the acute housing demand in the district
and the territory.

Through a proper land exchange exercise, there will also be an opportunity
to consolidate the Government land within the site and release its development
potential. The consolidated Government land could potentially be used for the
development of Government subsidized housing.

It is expected the earliest date for first population in-take would be 2019 if TPB
approved the said residential development in 2014.

Our Stance

It is obvious that The Site no longer serves the intended Green Belt function. Without

destroying existing densely vegetated site and to optimize the use of scarce
land resources, it is definitely a better alternative location for residential development.
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HOBMAN COMPANY LIMITED

c/o 5/F, WHEELOCK HOUSE, 20 PEDDER STREET, CENTRAL; HONG KONG
TEL: 2118 2668 FAX: 2118 2032

-4-

Residential development proposal is under preparation and we are preparing to submit a
planning application for residential development at the subject site for
TPB’s consideration.

We keep an open mind towards the development options for The Site and there are

plenty of rooms for discussion with relevant Government departments and the public in -
order to gain a consensus over development options and serves wider public interest.

Thank you for your attention.

Yours faithfully
For and on behalf of
Hobman Company Limited

A

Ricky Wong /
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II.

IIL

IV.

Summary of Discussion of the 2"! Meeting in 2014

of the Environment, Housing and Works Committee (EHWC)
on 8 January 2014

Confirmation of the minutes of the 1* meeting in 2014 of the EHWC on 2 January 2014

The minutes of the 1% meeting in 2014 of the EHWC on 2 January 2014 were confirmed subject to

the amendment concerning the resolution on the leave application of Mr. AU Chun-wah.

Adoption of the Standing Orders of Tai Po District Council and the Code of Conduct of District
Council Members and Members of Committees under Tai Po District Council

2. The Chairman asked Members to observe the Standing Orders of Tai Po District Council and the

Code of Conduct of District Council Members and Members of Committees under Tai Po District Council.

Adoption of the Guidelines on TPDC Funds

3. The Chairman asked Members to note the Guidelines on TPDC Funds.

Proposed revision to the approved Tai Po Outline Zoning Plan No. S/TP/24

4. The representatives of the Planning Department (PlanD) briefed the meeting on the proposed revision
to the approved Tai Po Outline Zoning Plan No. S/TP/24.

5. Most members supported suggestion A (i.e. the site next to Chung Nga Road in Area 9, Tai Po).

The main points of discussion are summed up as follows:

€)) the service facilities for transportation in the vicinity of Chung Nga Court and Fu Heng
Estate should be improved and more community facilities should be provided there. The
housing blocks to be built on the site near the road should not be higher than 30 floors lest

the view and air circulation of nearby existing buildings would be affected;

(i1) suggestion B (i.e. the site on Pak Sheng Street) should cover the existing refuse collection

point in order to enlarge the size of the land for development;

(iiiy . whether the existing public car park on Pak Sheng Street would be relocated and if yes,

whether the relocation work would be included in the land sale conditions;

EHWC-Minutes-Eng(08.01.2014) p.1



@iv)

v)
(vi)

(vii)

(viii)

(ix)

(x)

(xi)

(xii)

(xiii)

the Transport Department (TD) should confirm the details and commencement date of the
construction of a vehicular bridge on Kwong Fuk Road as soon as possible. The project

should not be delayed because of the suggestions of the PlanD;
the PlanD should consult the village office of Tsat Yeuk on suggestion B;

regarding suggestion C (i.e. the site in Kon Hang), the PlanD should see if the proposed 4
development height was compatible with the height of the existing housing blocks in that
area and consult villagers of Cheung Shue Tan as the suggestion involved some of their

Fung Shui land;

the area of land covered by suggestion F (i.e. the site to the west of the Nethersole Hospital)
was comparatively small and it would be more appropriate to develop Home Ownership

Scheme units on the land;

regarding suggestion G (i.e. the site in Shan Tong), the government should consider

introducing restrictions when putting the site for sale, demanding that priority be given to

"Hong Kong people to purchase the residential units to be built or that only Hong Kong

people could buy the units;

the TD should see the new residential developments in the district as an opportunity to
devise long-term solutions to alleviate the traffic of Ting Kok Road (e.g. by broadening
Ting Kok Road and making use of the land of the Hong Kong Gardening Society to

broaden the junction on Fung Yuen Road);

despite that the PlanD had recommended the rezoning of some green belts to residential
zones, the Town Planning Board and the departments concerned had placed much
restrictions on the construction of small village houses in such green belts or even refused

villagers’ applications;

Tai Po residents, including those who had been allocated public housing units (PHUs) in

other districts, should be given priority to take up new PHUs in Tai Po District;

the PlanD should plan a public transport interchange (e.g. in Area 24, Tai Po) and a

comprehensive transport network in Tai Po District; and

the government should consider developing PHUs on the land to the west of Chung Nga
Road.

The representative of the PlanD replied as follows:

@)

(i1)

the PlanD and the TD would study on ways to plan and improve service facilities for

transportation in Tai Po District;

the Plan D was open about the planning of the land to the west of Chung Nga Road,;

EHWC-Minutes-Eng(08.01.2014) p.2



(iii) the PlanD would deal with suggestion A on a priority basis;

@iv) the height restriction and plot ratio of the buildings to be constructed under suggestion B

would be set by reference to those of the existing PHUs in the fringe of Tai Po Market;

) the height restriction of the buildings to be constructed under suggestion C would be set by

reference to that of the existing buildings in the vicinity of Kon Hang; and

(vi) the buildings to be constructed under suggestion H would be lower than Mont Vest.
7. The representatives of the Housing Department (HD) responded as follows:

(i) assuming the height restriction and total plot ratio of the PHUs to be built on the site to the
west of Chung Nga Road would follow those of the PHUs to be built under suggestion A,
the housing blocks to be constructed would have 30 to 40 floors, providing 1 000 to 2 000
PHUSs; and

(i1) the HD would allocate PHUs to applicants in accordance with established practice and
Members® demand for prioritised allocation of PHUs in Tai Po District to Tai Po residents

would be referred to the HD.

8. The Chairman concluded that the EHWC supported the PlanD’s suggestions in principle. He
requested that the PlanD fully consult the stakeholders, including rural committees, village offices,

villagers/resident representatives concerned.

V.

V1.
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Summary of Discussion of the Special Meeting

of the Environment. Housing and Works Committee (EHWC)
on 13 February 2014

Proposed rezoning of some sites in Tai Po for housing development

The Chairman reported that the Green Sense, the owners’ corporation of Casa Marina 2 and a resident of

Tycoon Place had written to the EHWC, raising objection against the proposed rezoning of a site on Lo Fai

Road for housing development.

2. Members put forward their views and questions on the various planning suggestions made by the

Planning Department (PlanD), main points of which were as follows:

(@)

(i)

(iii)

(iv)

v)

(vi)

(vii)

The government’s endeavours to search for land to develop housing to meet people’s needs
were worthy of support. However, it should not do so blindly.  Neither should it
reclaim land or use country park land for housing development when there was still other

usable land.

Departments concerned should construct new roads before building the houses. They
should improve the service facilities for transportation in the vicinity of Chung Nga Road
and Ting Kok Road first to meet additional pedestrian and traffic flow to be brought by

related housing development. g

Most Members supported Suggestion A (i.e. the site next to Chung Nga Road in Area 9, Tai
Po). They hoped that the PlanD embark related works first and plan for related

community facilities.

The proposal relating to the redevelopment of Tai Yuen Estate and suggestion A should be

taken forward together so that households affected could be rehoused in the district.

Some Members had reservations over suggestion B (i.e. the site next to Chung Nga Road to
the west of Hong Chi Pinehill). They hoped that the suggestion be shelved and the site be
reserved for the use of Hong Chi Association. A Member said that he would not support

the suggestion unless the traffic on Chung Nga Road and Ting Lai Road was improved.

A Member asked if suggestion B involved private land. He pointed out that the
government had once indicated that it would not resume private land for public housing
development. He commented that a change in its land policy might make the public think

that it was snatching land blindly.

Suggestions A and C would provide a large number of public housing units (PHUs).

Therefore, suggestion B should not be restricted to the development of public housing.
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(viii)

(ix)

()

(xi)

(xii)

(xiii)

(xiv)

(xv)

(xvi)

(xvii)

Suggestions A, B and C involved the development of public housing around Fu Heng
Estate. Therefore, departments concerned should consult the residents of Fu Heng Estate

and Nam Hang Village nearby on the suggestions.

With respect to suggestions A and D (i.e. the site on Ting Kok Road near Fung Yuen),
detailed environmental assessments should be conducted and appropriate conservation
measures should be taken to protect Fung Yuen Butterfly Reserve and the plantations

nearby, which were of significant ecological value.

In taking forward suggestion D, the PlanD should consider reserving some land to convert

the section of Ting Kok Road near Fung Yuen to a dual six-lane carriageway. -

Five residential estates near Lo Fai Road had written to a Member to raise objection against
suggestion E. They were mainly concerned about the traffic, environmental and
ecological problems likely to be caused by the housing development. A Member thought
that suggestion E was worthy of support provided that there would be better service

facilities for transportation.

Given that the government had rezoned some green belts for housing development, it

should also allow the development of village houses in other green belts.

The housing blocks to be built under suggestion F (i.e. the site on Shan Tong Road near Lai
Chi Shan) would block the view of the Paramount and JC Castle, affecting the lighting and
ventilation in the vicinity. The Plan D should consider moving the site slightly to the east
of Shan Tong Road.

Suggestion H (i.e. the site in Kon Hang near Cheuﬁg Shue Tan) might affect the fung shui
of Cheung Shue Tan Village. The PlanD should include terms in the conditions of sale to
make the developer reach a consensus with the villagers over the fung shui issues before
embarking the works and ensure that the roads leading to the burial grounds in the vicinity

would not be affected.

While a Member supported the rezoning of a site in Pak Shek Kok East for housing
development, a Member expressed reservation over the proposal. He asked if the PlanD
was giving up the long-term development of the local creative industry and scientific
researches to align with the government’s housing policy. Another Member worried that
the site would be used to develop low-density luxury housing, which would not benefit the

grassroot.

Departments concerned could consider developing public housing in Tong Hang upon
completion of a number of road projects there, which would connect Ton Hang with other

areas.

A Member remarked that he would support the various planning suggestions provided that
Tai Po residents (including former Tai Po residents who had been allocated PHUs in other

districts) would be given priority to take up new PHUs in the district.
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The representative of the PlanD replied as follows:

®

(i)

(iii)

@iv)

)

(vi)

(vii)

(viii)

(ix)

The PlanD was actively searching for land to develop public housing to meet people’s
short-term, medium-term and long-term housing needs. However, it was not snatching
land blindly.

When making planning suggestions, the PlanD would consider whether the infrastructures
and facilities of the areas concerned could cope with the needs to be brought by the new

developments;

In coming up with the detailed design of the housing blocks to be built under suggestion A,
the housing Department (HD) would make sure that they would not make any adverse
impact on the existing buildings there. It would also strive to provide as many facilities as

possible.

The HD was conducting a preliminary traffic assessment on suggestion B. Depending on
the results of the assessment, the HD would consider whether it was necessary to design
new roads and adopt traffic improvement measures. Suggestion B involved private
farmland and while it was common for the government to resume such land for public
housing development, it was less common for the government to resume private land that
could be used to develop housing for the same purpose. In either case, a compensation
mechanism had been put in place. A private developer -had submitted a planning
application in respect of the site of suggestion B. For the sake of public interest, the

PlanD decided to proceed with the development of public housing on the site.

The sites of suggestions A and D were close to areas of conservation value. Apart from
conducting detailed studies and environment assessments, the HD would also consider

setting down some conservation measures at the detailed design stage.

The government would examine the proposed extension of the section of Ting Kok Road
near Fung Yuen. The PlanD and the Transport Department (TD) would seize the
opportunity of new developments to recognize and overcome inadequacies of the existing

roads.

The PlanD received objection letters from four residential. estates near Lo Fai Road

regarding suggestion E and noted their concemns.

Regarding suggestion E, the PlanD would ask the developer to record information about the
trees on the site, e.g. species, age etc. The PlanD recognized the importance of greening

and would reserve areas for greening and preserve those trees as far as possible.

With respect to suggestion F, while the development density to the nbrth of the site would
be higher due to proximity to high-density public housing blocks and completion of site
formation of some of the land there, the development denéity to the south of the site would
be lower because of nearness to low-density residential blocks. The land between south

and north of the site would be used for the provision of transport facilities.
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x) The PlanD understood Members’ worries over suggestion H. The housing blocks to be

constructed under the suggestion would not be higher than ten floors.

(xi) Construction could begin anytime on the site in Pak Shek Kok East. Although the site
was originally reserved for developing Science Park Phase IV, there was no detailed
plannihg up till the present moment. The PlanD believed that Science Park Phase I, IT and
HI should have space for extension or redevelopment to meet short-term to medium-term
needs. The government put great emphasis on scientific researches and had reserved land

in Kwu Tung North for this purpose.

4. With respect to the proposed redevelopment of Tai Yuen Estate, the representative of the HD
explained that some units of Tai Yuen Estate had been sold and thus, redevelopment would
necessitate amendments to the land leases and negotiations with stakeholders such as the Link.
He added that the HD would decide on what kinds of services facilities were to be provided under
suggestions A and B in accordance with the Hong Kong Planning Standards and Guidelines and
decisions of departments concerned. The PlanD would consult the Tai Po District Council in due

course.

5. The Chairman requested that the PlanD continue to listen to Tai Po residents’ views and
make better planning for community facilities and service facilities for transportation for the public
housing estates to be built under the various planning suggestions. He also asked that the
"government deal with applications for construction of village houses in green belts fairly. He
added that Members could air their views on the planning suggestions to the PlanD so that it could
amend the suggestions, where appropriate, before submitting them to the Town Planning Board.

Tai Po District Council
May 2014
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Objection against rezoning of a green belt on Lo Fai Road, Tai Po to “Residential
(Group ©)9”

15. The Chairman remarked that a Member had written the TPDC Secretariat to put
forward a motion on the captioned subject before this meeting, which read “The Tai Po
District Council objects to the rezoning of a green belt on Lo Fai Road (plot E) to
“Residential (Group C) 9” as proposed by the Planning Department (PlanD) and the Town
Planning Board.”

16. The Member who put forward this motion pointed out that the PlanD had not taken
the initiative to consult the residents concerned, who were strongly against the rezoning
proposal. He read out a letter from the Concern Group on Objection to the Rezoning of
Lo Fai Road for Residential Development and a letter from the Environmental
Conservation Society of the Hong Kong Institute of Education at the meeting.

17. The views of other Members are summarised' as follows:

" (i) the government’s efforts to find land to develop housing were worthy of
support and regular reviews on the use of different land plots would be
beneficial to the overall interest of Hong Kong. However, plot E on Lo Fai
Road did not belong to the category of “devegetated, deserted or formed™
green belt sites suitable for rezoning to residential use as spelled out in the
2013 Policy Address. The issue of rezoning of green belts should be dealt
with carefully in view of their ecological importance and their functions as
buffers for preventing urban sprawls and green open space for the public to
enjoy. The government should consider land plots that could be used to
develop housing first before resorting to rezoning of greenbelts and

reclamation,;

(i) out of some 800 households on Lo Fai Road, 800 were against the rezoning
proposal. The PlanD should respect their views and properly consult the
TPDC on the matter;

(iii) the government should listen more to people’s views in its quest for land to
develop housing, balancing different views along the way. Apart from
improving its consultation work, it should also conduct related traffic and

environmental assessments and plan ahead for the facilities required;

(iv) the new population to be brought by the proposed development of some 600
residential units on the green belt on Lo Fai Road would put extra load on the
already busy local traffic and call for more community facilities. The PlanD
should come up with some plans for service facilities for transportation and
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community facilities to meet residents’ needs;

(v) the Town Planning Board (TPB) should consider raising the height restriction
of buildings in Tai Po Market to 80 m or even 110 m. By doing so, it was
estimated that more than 3 000 residents units could be developed; and

(vi) instead of public housing, most of the land plots proposed to be rezoned to
residential purpose by the PlanD this time would be used to develop medium
to low density housing, which could not benefit the grassroot.

'18. A Member proposed to revise the motion to “The Tai Po District Council (TPDC)
asks that the PlanD and the Town Planning Board fully consider the views of the TPDC
and the residents and stakeholders concerned on the proposed rezoning of the green belt
on Lo Fai Road (plot E) to “Residential (Group C)9”. After further discussion, the
revised motion was amended to “The Tai Po District Council (TPDC) asks that the PlanD
and the Town Planning Board fully consider the dissenting views of the TPDC and the
residents and stakeholders concerned on the proposed rezoning of the green belt on Lo Fai
Road (plot E) to “Residential (Group C) 97, and it was passed by the TPDC with 21 votes

in favour, zero vote in opposition and zero vote in abstention.

19. The Chairman requested that the TPDC Secretariat make a record of all points made
by Members on this subject and submit the record together with the motion passed by the
TPDC to the TPB. ‘

Demand for withdrawing the proposal on the rezoning of a piece of land in Pak Shek
Kok (East) (Pak Shek Kok (East) Draft Outline Zoning Plan No. S/PSK/12) and
retaining its use by the Science Park as originally plan

20. The Chairman remarked that a Member had written to the TPDC Secretariat to put
forward a motion on the captioned subject, which read “The Tai Po District Council asks
that the PlanD deal with the concerns of the residents of Providence Bay, withdraw its
proposal on the rezoning of a piece of land in Pak Shek Kok (East) (Pak Shek Kok (East)
Draft Outline Zoning Plan No. S/PSK/12) and retain its use by the Science Park as
originally planned.”

21. The Member who put forward this motion criticised the PlanD for not consulting the
residents of Providence Bay until they convened a meeting to discuss the matter. He
further commented that the PlanD had failed to answer all questions raised by the residents
at the said meeting and the information set out in the paper submitted by it to the TPB
could not reflect the actual needs of the residents -of Pak Shek Kok. He said that the
residents were looking for support from the TPDC. He remarked that retaining the use of
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Summary of Discussion of the 4™ Meeting in 2014
of the Environment. Housing and Works Committee (EHWC)

on 14 May 2014

Confirmation of the minutes of the special meeting of the EHWC on 13 February 2014

The minutes of the special meeting of the EHWC on 13 February 2014 were confirmed subject to the
amendments set out in TPDC Paper EHW 35/2014.

Confirmation of the minutes of the 3" meeting in 2014 of the EHWC on 12 March 2014

2. The minutes of the 3™ meeting in 2014 of the EHWC on 12 March 2014 were confirmed without

amendments.

Amendments in the Draft Tai Po Outline Zoning Plan No. S/TP/25

3. The District Planning Officer (Sha Tin, Tai Po and North) of the Planning Department (PlanD)
briefed the meeting on the captioned subject. Regarding the proposed extension of Ting Kok Road under
suggestion D (i.e. the site near Fung Yuen), he said that according to the Transport Department, the existing
design and traffic arrangements of the road should be able to cope with both the present and future traffic
flow. With respect to suggestion E (i.e. the site on Lo Fai Road), he said that while the PlanD noted the
objection of local residents and recognized the landscape value of the green belt on Lo Fai Road, it thought »
th