Annex |

SCHEDULE OF AMENDMENTS INCORPORATED INTO
THE DRAFT KWU TUNG SOUTH OUTLINE ZONING PLAN NO. S/INE-KTS/15

l. Amendments to Matters shown on the Plan

Item Al

Item A2

Item A3

Item A4

Item B1

Item B2

Item C1

Item C2

Item C3

Rezoning of a piece of land fronting Hang Tau Road from “Recreation”
(“REC”) to “Comprehensive Development Area” (“CDA”).

Rezoning of a piece of land at Hang Tau Tai Po from “REC” to
“Residential (Group D)” (“R(D)”).

Rezoning of a site occupied by Serenity Garden to the immediate north of
Hang Tau Village from “REC” to “Residential (Group D)1” (“R(D)1”).

Rezoning of a site occupied by the existing Hang Tau Sewage Pumping
Station from “REC” to “Government, Institution or Community” (“G/IC”).

Rezoning of a site occupied by Ascot Park from “Open Space” to
“Residential (Group C)2” (“R(C)2”).

Rezoning of three small areas occupied by Ascot Park from “REC” to
GGR(C)Z”.

Rezoning of a strip of land at Fan Kam Road to the southwest of Ying Pun
from “Agriculture” (“AGR”) to an area shown as ‘Road’.

Rezoning of a strip of land at Fan Kam Road to the southwest of Ying Pun
from “G/IC” to an area shown as ‘Road’.

Rezoning of a strip of land along the Dongjiang watermain from area
shown as ‘Road’ to “AGR”.

I1. Amendments to the Notes of the Plan

@ Incorporation of plot ratio (PR), site coverage and building height (BH) restrictions
for the new “CDA” site fronting Hang Tau Road in the Remarks of the Notes for the
“CDA” zone.

(b) Incorporation of a set of Notes for the new “R(D)” zone, including the sub-zone

“R(D)1” zone, with stipulation of PR and BH restrictions with exemption and minor
relaxation clauses.
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FONNIE HOLDINGS LIMITED

19 May 2017

. TPB/R/S/NE-KTS/15-2
Town Planning Board
15/F North Point Government Offices,
333 Java Road,

North Point, Hong Kong

Attn: Secretary of the TPB

Representation on Amendments to
the Draft Kwu Tung South Outline Zoning Plan No. S/NE-KTS/15

Dear Sir,

We refer to the amendments to the Draft Kwu Tung South OZP No S/NE-KTS/15 gazetted on
24.3.2017.

As a landowner within the area proposed to be rezoned “CDA” under the amendments, we
hereby lodge our representation under s6 of the Town Planning Ordinance, as detailed in the
attached Objection Statement.

More specifically, we object to:
Amendments to Matters shown on the Plan Item A1 — Rezoning of a piece of land fronting Hang

Tau Road from “Recreation” (“REC”) to “Comprehensive Development Area” (“CDA") and the
related:

Amendments to the Notes of the Plan (a) - Incorporation of plot ratio (PR), site coverage
and building height (BH) restrictions for the new “CDA” site fronting Hang Tau Road in the
Remarks of the Notes for the “CDA” zone.

To meet our representation, we request the Town Planning Board to:

® Rezone the proposed “CDA” zone fronting Hang Tau Road,.under Amendment ltem Al
above to “R(D)” zone and apply the Statutory Notes for the “R(D)” zone to such land area.

If considered necessary by the Town Planning Board, in relation to that above, we would
accept our landholding to be rezoned to “Residential D (Group 2)”, with the Notes to the
“R(D)” zone requiring the applicant in the “R(D)2” zone to submit a landscape & design
proposal’ and ‘implementation programme” for approval by the Town Planning Board.

In that attached we provide justification for our representation and shall be pleased to attend a
hearing on the representation in due course. Should you have any queries on this representation,
please contact Mr. Jimmy Tse at

Yours sincerely,

For and -on behalf of
FONNIE HOLDINGS LIMITED
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I 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 Govemment Offices,
333 Java Road, North Point, Hong Kong.
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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 Territories), or downloaded from the Board’s website at
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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.
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1. Person Making This Representation (known as “Representer” hereafter)
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Fonnie Holdings Limited

2. Authorized Agent (if applicable) % #2 #% £ 3 A (41 5 ) |
Neame #4%/ 27 (Mr./Mrs./Miss/Ms./Company/Organization* TS RA VAR [ Fr e 1T il

3. Details of the Representation
O FE

Draft plan to which the representation relates Dy . .

s raft Kwu Tung South OZP No. S/NE-KTS/] 5 :
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3. Details of the Representation (Continued) (use separate sheet if necessary) —[
Bl 31 (BOWEFTE - FRHER G

Nature of and reasons for the representation EEIfLHEET K H

Are you supporting or

Subject matters® EREIFE | opposing the subject matter? Reasons HEh
AR R R EE ?

Amendments to [ support 4% Please refer to the Written Representation

Matters %pp{}se 2 Attached

shown on the Plan

[tem Al

D support ¥ |

Amendments (o Please refer to the Written Representation

the Notes of the oppose [T #f Attached
Plan (a)

[ support 3735

[] oppose i

Any proposed amendments (o the draft plan? If yes, please specify the details.
HEBRETHETESED ? EaEE - AR -

Rezone the proposed “CDA™ zone fronting Hang Tau Road, under Amendment Item Al above to
“R(D)” zone and apply the Statutory Notes for the “R(D)” zone to such land area.

If considered necessary by the Board, in relation to that above, we would accept our landholding
to be rezoned to “Residential D (Group 2)”, with the Remarks on the Notes to the “R(D) zone
requiring the applicant in the “R(D)2” zone to submit a ‘landscape & design proposal’ and
‘Implementation programme” for approval by the Board

@ 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.
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4. Plans, Drawings and Documents R ~ & B B 5 4 T

Please list location plans, sites plans, other relevant plans, drawings and other documents submitted with
the representation. For coloured drawings/plans or plans/drawings larger 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.
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Please refer to the Written Representation attached

Signature v7 T “Representer” /Authorized Agent*
JIIMMY TSE Director
Name in Block Letters #£4% ( LI E#HT5T ) Position (if applicable) B&{ir (40EH )
Professional
Qualification(s) H22 %5z Member & & / Fellow HiEE 8 * of
[0 HKIP [ HKIA [ HKIS [ HKIE [] HKILA
Others Hftf
g FomnieHoldingsLimited

Company/Organization Name and Chop (if applicable)
L /ML ERER (A0 )

Date 1952017

Statement on Personal Data [i A SFfA95EH

1. The personal data submitted to the Board in this representation will be used by the Secretary of the Board and Govemnment departments
for the following purposes:

(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.
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2. The personal data provided by the “representer” in this representation may also be disclosed to other persons for the purposes mentioned
in paragraph 1 above,
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3. A “representer” has a right of access and correction with respect to his/her persenal 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,
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WRITTEN REPRESENTATION to THE TOWN PLANNING BOARD
(0)7]

AMENDMENTS TO DRAFT KWU TUNG SOUTH OZP No. SINE-KTS/15

Under s.6(1) of the Town Planning Ordinance :

This Representation refers to items under the Schedule of Amendments to the Draft Kwu Tung South Outline
Zoning Plan No. SINE-KTS/15 gazetted on 24 March 2015, The particulars of the amendment items to which
this representation refers are as follows:

AMENDMENTS TO MATTERS SHOWN ON THE PLAN - ITEM A1
Rezoning of a piece of land fronting Hang Tau Road from "Recreation” (*REC") to “Comprehensive Devslopment

Area"” ("CDA’).
&

AMENDMENT TO THE NOTES OF THE PLAN - [TEM (a)
Incorporation of plot ratio (PR), site coverage (SC) and building height (BH) restrictions for the new ‘CDA" site
fronting Hang Tau Road in the Remarks of the Notes for the “CDA" zone.

NB: The Written Representation focuses on Amendment ltem A1 as Amendment ltem (8) is in effect the specific control under
Amendment ltem A1, I the Town Planning Board (the Board) uphold the representation and rezone our land in the previous "REC”
zone to "R(D)" or "R(D)2", Amendment ltem (a) is null and void,

REASONS FOR WRITTEN REPRESENTATION

1. AMENDMENT MATTERS TO THE PLAN - [TEM A1 - Rezoning of a piece of jand fronting Hang Tau
Road from ‘Recreation” (*REC’) to “‘Comprehensive Development Area” ("CDA").

1.1 Our landholding (see location plan in Figure 1), comprising 17,685 sg.m. is proposed as a
‘Comprehensive Development Area” (‘CDA") zone, following the successful approval of our s12A
Application for such a zone in-December 2012 (Figure 2 refers). It is relevant to state up front that our
landholding is the only land in the “REC” zone, now rezoned "CDA” Therefore should the Board uphold
this representation, there will be no other implications for any other private land within the previous
‘REC" zone area.

1.2 There is no doubt that the proposed “CDA” zoning of our land is due solely to our submission of a s12A
Application in early 2012 seeking to excise the land from the “REC" zone for residential development.
That application was approved on 7.12.2012. However some four years on, there is now no strong
planning justification for the “CDA” rezoning, because major changes in the local decision-making
context no longer support the need for such rezoning. These changes are elaborated below:

A. Material Change in LOCAL Planning Circumstances since s12A Application Approval in 2012

1.3 In 2012 when our s12A Application was considered and approved for rezoning to “CDA", the planning
circumstances, as noted in RNTPC Paper No. Y/NE-KTS/58B at the time were:




1.4

1.5

(a) ALL surrounding land use to the west of Hang Tau Road was for RECREATION (REC) Use. The
planning intention of this “REC” Zone was to encourage "development of active and/or passive
recreation and tourism/eco-tourism" and support facilities. There was in fact a general presumption
against GENERAL RESIDENTIAL DEVELOPMENT in the ‘REC" zone. However the Board's
intention to rezone the area surrounding our land from “REC" to “R(D)" zone, significantly alters the
local planning context in that the previous non-recreational uses are replaced by a positive
encouragement of ‘flats” and “houses’, upon application to the Board. At the same time land uses
permitted with approval under the previous “REC" zone have been widened significantly under the
proposed “R(D)" zone to include “Institutional Use”, “Place of Recreation & Culture” , “Recyclable
Collection Centre” and “School”. Such change in planning intention and permitted land use are a
MATERIAL CHANGE IN PLANNING CIRUMSTANCES, from the prevailing context when the s12A
application was considered and approved by the RNTPC in 2012.

(b) Under the previous "REC" zone, New Territories Exempted House (NTEH) and recreational
support housings were not permitted to exceed a maximum plot ratio of 0.2 and maximum building
height of 2 storeys (6m). The OZP amendment covering that “REC" zone now doubles the
maximum potential development intensity and increases the maximum building height, to a plot
ratio of 0.4 and building height of 3 storeys (9m) respectively. Such a CHANGE [N
DEVELOPMENT PARAMETERS IS A MATERIAL CHANGE IN LOCAL PIANNING
CIRCUMSTANCES when the s12A application was considered by the RNTPC in December 2012,
It warrants revisiting the original grounds for proposing our land be rezoned to “CDA”,

B. No Longer Any Planning Justification for the Single "CDA" Zone

In our view, the decision fo rezone the remaining “REC" zone for “R(D)" housing necessitates a rethink
of the appropriateness. In many other cases, such material change in local planning circumstances has
been sufficient reason to reject or approve planning applications. The key consideration espoused in
these cases refers back to the planning principle identified in TPB PG-35C which established that ‘any
material change in planning circumstances since the original permission was granted (such as a change
in the planning policy/land-use zoning for the area’, is relevant to the planning decision. This, coupled
with the Board's own Master Schedule of Notes Guidelines confirm the necessity to take “into account
the local circumstances” (para 3 refers) when considering uses listed in the Master Schedule of Notes to
statutory plans.

Yes, our s12A application was the trigger' for the gazetted change in planning intention for the local
area. But in so doing, the Planning Department should have met with ourselves to learn whether, in light
of the intended changes, the Applicant still wanted to proceed with that “CDA” zoning, in light of the
possibility of applying the more ubiguitous ‘R(D)" zoning. Given such choice and as this representation
reveals, we do not want our fand to be zoned ‘CDA", but instead included in the wider ‘R(D)" zone
amendment. If we had been consulted on this matter, we are certain that Planning Department would
appreciate that, after four years of waiting to redevelop, there is no longer particular planning merit to
retain our land as a "CDA" zone. When it was the only land use change proposed and the surrounding
land use was zoned “REC” (four years earlier) there was some such merit as noted in the RNTPC paper
on our s12A application, but with wholesale change of that zone to "R(D)" type development, there no
longer exists a need for our land to be rezoned “CDA'".

In terms of planning intention, there is little effective difference between that guiding the proposed “CDA”
zone and that of the "R(D)" zone, as summarised in the table below:

- .. PRI ) . : G 5
‘for comprehensive development of the areas for | “for improvement and upgrading of existing temporary
residential uses with the provision of open Space and | siructures  within ~ the  rural  areas through
Supporting facilities” redevelopment ...into permanent buildings”

Table 1: Comparison of Planning Intention for Proposed "CDA” and *R(D)" zones
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1.7

1.8

1.10

1.11

1.12

Despite different wording, the underlying planning intentions of both “CDA" and ‘R(D)" zones essentially
aim at the same purpose i.e. to improve and upgrade the rural environment in the previous “REC" zone
to permanent housing, subject to control by the Board.

There is also little difference in the existing land particulars of the private land within the two zones. Take
a look at Planning Department's Plan 5 in the RNTPC Paper Y/NE-KTS/58B, showing the current land
use covering the proposed amendment areas. The description of our land is that it contains temporary
containers, workshops and open storage of building materials and a vacant house, which are the exact
same existing uses in the surrounding "R(D)" zone (refer to para. 9.3.3 of the Explanatory Statement).
So the planning intention for the “R(D)" zone i.e. “for improvement and upgrading of existing temporary
structures within the rural areas through redevelopment ...into permanent buildings”, applies also to our
landholding.

The previous planning rationale for zoning our landholding as “CDA” is because it is ‘sizeable” and in
“private ownership". But from the Land Status in Planning Department's Figure 5 in the RNTPC Paper
No. Y/NE-KTS/58B, over approximately 85% of the “REC” zone is in private ownership and if one reviews
previous applications in the same zone, some of these private lots are also “sizeable”, but zoned ‘R(D)".
Even the Government Land in the northeast portion of the “REC" zone, now zoned ‘R(D)", is "sizeable”.
Therefore the fact that our landholding is private and sizeable NO LONGER JUSTIFIES rezoning it as
the ONLY “CDA" zone on the amended OZP

Strictly speaking, our landholding, being a discreet enclave of private land (designated Site A) and more
importantly fronting Hang Tau Road (a public road) would, in land use planning terms, warrant lower
priority for rezoning “CDA” than other similar sized private land parcels in Site E on Plan 5 of the "Land
Use Review of the “REC” Zone in Hang Tau Tai Po on the Approved Kwu Tung South OZP No. S/INE-
KTS/14" (RNTPC Paper No. 9/14). The reason is that, under such planning control, these private land
parcels could really facilitate comprehensive development and provide common access and servicing,
which benefits implementation of the planning intention. The location of our land does nothing for
comprehensive redevelopment in Site E and hence should be zoned ‘R(D)".

C. No Loss of Planning Control in Rezoning the "CDA" zone to ‘R(D)" Zone

The statutory Notes to both “CDA” and "R(D)" zones state the same development parameter for new low
rise, low density residential development i.e. a maximum of PR 0.4 and 3 storeys (9m) and in both
zones, such residential development MUST BE APPROVED BY THE BOARD. So we see no real
difference in the Board's planning control over new housing development in either zone.

R(D)2Zoi
t is intended for low-rise, low density residential
development subject to planning permission from the
TPB"

“zoning is to facilitate appropriate plann g control over
Sthe development mix, scale, design and layout of the
2development, taking account of various environmental,
¢ traffic, infrastructure and other constraints”

€
2 Comparison of Planning Control for New Housing Under Proposed “CDA" and “R(D)" zones

The technical submission requirements of planning applications under each zone are also very similar,
The Notes to the “CDA" zone state the usual technical submission requirements (which we have already
demonstrated compliance with in obtaining approval of the s12A Application in 2012) and while not so
specific, para. 9.3.2 of the Explanatory Statement of the OZP reveals that any application in the
proposed ‘R(D)" zone must also “prove to the Board that the proposed development would be
acceptable in traffic, drainage, sewerage and environmental perspectives (i.e. TIA, DIA,SIA and EA)",
The same TIA, DIA, SIA and EA submissions must be submitted under the "CDA" zone. The only
difference in technical submissions required under both zones is the “CDA” zone's requirement for a
‘landscape and design proposal” and a “development programme”. However, practically, any master
plan submitted for housing development in the ‘R(D)" zone will also need to show landscape and design
features. THEREFORE THERE IS NO DIFFERENCE IN PLANNING CONTROL IF OUR LAND 1S
ZONED “R(D)".
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1.14

D. The Inclusion of Another Private Land Parcel in the “CDA” Zone Is Unwarranted and Both Parcels
Should be Zoned “R(D)"

Our s12A Application site boundary covered ONLY the lot area of our private landholding. The OZP
amendment now proposes to extend the “CDA* zone boundary to include a small tract of Government
Land and another private land parcel in the northeast corner previously zoned "REC” (see Figure 3). No

Justification is presented in the OZP's Explanatory Statement for the inclusion of such other land.

Landowners are all too aware of the problems inherent in grouping unrelated private land into a single
‘CDA” zone, which include delays in implementation and obstruction by the other landowner for one
reason or another. There are many cases where “CDA" zone development has not proceeded due to
the attitude of the minority landowner in the CDA zone. The planning principle adopted by the Board for
consolidation of private land into a single "CDA" zone is that there must be clear public benefits derived.
In the case of the proposed amendment, no such benefits are evident. The second private land parcel
(le. 1127 RP in D.D.92) is smal (about 635.6 sq.m), is separated from our land by a tract of
Government Land and therefore readily and independently redevelopable to a maximum of PR 0.4 with
planning permission. It also enjoys independent access to Hang Tau Road via an existing track and
therefore a clear candidate for rezoning to “R(D)" - the same as our landholding.

Itis incumbent upon the Board to inform the landowners why the two private land parcels are included in
the proposed "CDA” zone and the pro rata inclusion of the intervening government land. Where there is
no overriding public gain or including such parcels of private land into a "CDA" zone, then such land
should be zoned for separate implementation, which is achieved if rezoned to ‘R(D)".

CONCLUSION
The Representation will be met by the Board's agreement to ;

a) Rezone the proposed “CDA" zone fronting Hang Tau Road, under Amendment ltem A1 above to
‘R(D)" zone and apply the Statutory Notes for the “R(D)” zone to such land area,

If considered necessary by the Board, in relation to that above, we would accept our landholding to
be rezoned to ‘Residential D (Group 2)", with the Remarks on the Notes to the “R(D)" zone
requiring the applicant in the ‘R(D)2" zone to submit a landscape & design proposal’ and
'implementation programme’ for a pproval by the Board (Figure 4 refe rs),

18.5.2017
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Base map:
Source: Statutory Planning Portal 2

Draft Kwu Tung South Outline Zoning Plan No.: S/NE-KTS/15 (Gazetted under Section 5 on 24/03/2017)
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S B R & 7 ‘ Annex I1-2,
'FONNIE HOLDINGS LIMITED

11 August 2017

Town Planning Board REGISTM

5/F North Point Government Offices,
333 Java Road,
North Point, Hong Kong

Attn: Secretary of the Town Planning Board

Representation on Amendments to
the Draft Kwu Tung South Outline Zoning Plan No. S/NE-KTS/15

Dear Sir,

Reference is made to our Written Representation made on 19.5.2017 in respect of the captioned
Amendment to the statutory plan.

We would like to clarify that there is a typo on Paragraph 1.3(a) of our Written Representation.
The typo is corrected and the concerned paragraph is re-written as follows: -

Para. 13 (a)  ALL surrounding land use to the west of Hang Tau Road was for RECREATION
(REC) Use. The planning intention of this “REC” Zone was to encourage
“development of octive and/or passive recreation and tourism/eco-tourism™
and support facilities, There was in fact a general presumption against
GENERAL RESIDENTIAL DEVELOPMENT in the “REC” zone. However the
Board’s intention to rezone the area surrounding our land from “REC” to
“R(D)” zone, significantly alters the local planning context in that the
previous non-residential uses are replaced by a positive encouragement of
‘flats” and “houses”, upon application to the Board. At the same time land
uses permitted with approval under the previous “REC” zone have been
widened significantly under the proposed “R(D)" zone to include
“Institutional Use”, “Place of Recreation & Culture”, “Recyclable Collection
Centre” and “School”. Such change in planning intention and permitted land
Use are a MATERIAL CHANGE IN PLANNING CIRUMSTANCES, from the
prevailing context when the s12A application was considered and approved
by the RNTPC in 2012.

Thank you for your kind attention. Should you have any queries on this representation, please
contact Mr. Jimmy Tse at .

Yours sincerely

For and on behalf of
FONNIE HOLDINGS LIMITED

Z

Ji Ts

1 4484 senntan
Director

TOTAL P.001
01-SEP-2017 11:38 + B5Z 2022 8426 7% P.001
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xE: Kwu Tung South OZP S/ NE-KTS/14 Amendments

Kwu Tung South OZP S/ NE-KTS/14 Amendments

Dear TPB Members,

That no government dept has put forward any plans for recreational use of the REC zones
sites does not mean that there is no need for recreational facilities in the district. On the

contrary it indicates that the depts are not doing their jobs in developing the sites to reflect
their intended use.

OZPs go through extensive consultation so there must have been intended uses and
consensus as to the intended community facilities at the time the O7ZP was drawn up.
Are we to understand that now even though the number of residents is increasing
suddenly there is no longer any need for recreational space and amenities?

Despite the large number of village houses and other developments, the recreation
facilities in the district are all geared towards the rich, like the Hong Kong Golf Club and
the Bees River Country Club. The annual membership fees for these facilities are
significant and well out of the reach of ordinary folk and there is also the issue of
debentures. .

Amendment Item A1 — Rezoning of a piece of land fronting Hang Tau Road from
‘Recreation” (‘REC”) to “Comprehensive Development Area” (“CDA"

Object to CDA zoning

The images indicate and the gist supports it that much of this site is active agriculture land.
It is unacceptable that it be disturbed and built on. This section should be retained as REC
or rezoned a Agriculture to reflect its current usage.

The brownfield section only should be used for Residential

Amendment Item A2 — Rezoning of a piece of land at Hang Tau Tai Po from “REC” to
“Residential (Group D)” (“R(D)").

Object to Res zoning

Again it is obvious that a substantial section of the site is under cultivation or is grassed
and there are a number of trees. These sections should be protected from development.
Only those sections to the North with existing residential units should be zoned Res.

Item A3 — Rezoning of a site occupied by Serenity Garden to the immediate north of
Hang Tau Village from “REC” to “Residential (Group D)1” (“R(D)1”)
As this is an existing development then rezoning is inevitable even if not desirable.

1




Item A4 — Rezoning of a site occupied by the existing Hang Tau Sewage Pumping
Station from “REC” to “Government, Institution or Community” (“G/IC”).

As this is an existing development then rezoning is inevitable but must be with a tree
protection clause.

Item B1 — Rezoning of a site occupied by Ascot Park from “Open Space” to
“Residential (Group C)2” (“R(C)2”).

As this is an existing development then rezoning is inevitable even if not desirable.

Iltem B2 — Rezoning of three small areas occupied by Ascot Park from “REC” to
“R(C)z

As this is an existing carpark and brownfield site rezoning while not desirable is inevitable.

| would point out that Item B1 removes a large tract of Open Space from the district.and it
is unacceptable that there is no mention of providing compensatory OS that should be
considered in one of the A sites. ‘

Plan 6 shows that if all the amendments are approved there will be no natural elements in
the district apart from some ornamental trees on the periphery of the planned ‘small
houses’. This is unacceptable in a rural selling.

And talking about small houses, how come so many have been constructed on Rec
zoning? It is quite obvious that at least one cluster is not genuine ‘small houses’ but a
development for sale to outsiders. Have the applications been properly vetted.

It would appear that going forward the plan is to approve more small houses, this is
contrary to the sentiment of the general public who believe that such developments should
not be encouraged, should be contained within the village environs plus the 300sqft buffer
zone.

Members should also question whether starving a growing district of GIC facilities is in line
with the 2030+ Vision and promises of a better quality living environment going forward.

5.2 The provision of G/IC facilities in the Kwu Tung South area is generally sufficient to
meet the requirements of the planned population according to Hong Kong Planning
Standards and Guidelines. Although there are shortfall of educational facilities in the Kwu
Tung South area in terms of classrooms of Primary School and indergarten/Nursery, the
requirements could be fully met by the surplus provision in Fanling/Sheung Shui New
Town. In Fanling/Sheung Shui New Town, there are surplus in Secondary School, Primary
School, Kindergarten/Nursery Class classrooms, Integrated Children and Youth Services
Centre, Integrated Family Services Centre, Library and Sports Centre. The shortfalls can
be solved by sharing those facilities among the nearby areas.

9.15 The existing and planned population in the Kwu Tung South area is about 10,704 and
16,581 respectively. While the land use proposals would generate additional population,
there would maintain a surplus in both planned district open space and local open space
on the Kwu Tung South OZP, both standing at 2.43 ha and 10.57 ha respectively. It is
anticipated that both the district and local open space provisions to meet the planned
population in the Kwu Tung South area would be sufficient.

Really, could we have some concrete data on this?

There are also significant sewerage and road conditions to be considered.



These amendments represent a concreting over of every green section of the district open
to ordinary citizens. The housing policy has gone too far. It cannot consume and bypass

every other government policy relating to environment, quality of life, encouraging a more
active and healthy lifestyle, etc.

Members must ensure that there is an equitable balance so that mistakes made decades
ago in urban areas are not replicated in districts currently under development.

Mary Mulvihill
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I5/F., North Poiet Government Offices, 333 Java Road, Norih Point, Hoag Keng.
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2. Please read the "Town Plaoming Boxed Guidelines on Subrmission and Publication of Represeniations, Comments on Represenutions and
Further Represcntations™ before you fill in this fomm. The Guidelines can be obuined from the Scerctarial of the Board (157, Novth
Polnt Govemment Offices, 332 Javs Rosd, North Point, Hong Kong - Tel: 2231 4810 or 2231 4835) and the Planning Enquiry Covmicry
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1. Person Making This Comment (known 23 “Commenter™ bereafier)
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Name £5/EMR (MeMm/Miss/Ms/Company/Orgaization® 54 | St/ 212 BHBIR)
kG B ik

2. Authorized Agent (if applicable) 2 %0 4 £t & A (AR
Neme #£45 /M (Mr/Mr/Miss/Ms./Company/Organization® FEIRA A 130 %1 2F 1BIK )

3. Detalls of the Comment
ZRmm

Draft plan 1o which the comment relates
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Cill % st % £ 482 1) 455,
S/NE - KT7S /1% |

Representation(s) to which the comment relates
J (please specify the representation number) . .
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Summary of Representations and Comment and Planning Department’s Responses

Annex 1V

No.

Representer and
Related Comment

Grounds and Proposals

Planning Department’s Reponses

R1

Mr. CHEUNG Lap
Ming

R1 supports Item A2 to rezone a site from “REC” to
“R(D)” for residential development. The rezoning would
facilitate phasing out existing dilapidated temporary
structures and improving the environment in the area.

. Noted.

R1’s Proposal
* To extend the section of Hang Tau Road currently

shown as ‘Road’ southwards to Hang Tau Village to
allow emergency vehicular access (EVA) going to the
village.

*  To extend the section of Hang Tau Road westwards to
Serenity Garden Area (a) that could reserve land for
future EVA.

e  See paragraph 6.3.1 of the TPB Paper.

C1

Mr. Hau Fuk-tat
(North District
Council member)

C1 opposes R1’s proposal for extension of the section of
Hang Tau Road southwards and westwards. The main
grounds are:

* R1 has not taken into account the land ownership
issue. The commenter has received complaints from
villagers regarding the section of the existing village
access near the entrance of Serenity Garden and %<
& which is too narrow for large vehicles resulting
in traffic congestion. Consensus cannot be reached
with the concerned landowners for widening the

»  See paragraph 6.4 of the TPB Paper.




No. | Representer and | Grounds and Proposals Planning Department’s Reponses
Related Comment
access. Although there is imminent need for road
extension, the land ownership issue should be
resolved prior to the planning of road extension.
R2 | Fonnie Holdings R2 opposes Item Al to rezone the site from “REC” to | *  See paragraphs 6.3.2 to 6.3.7 of the TPB Paper.

Limited

“CDA”. R2 owns about 95% of the land of the “CDA”
site. The main grounds are:

No planning merit for rezoning “CDA”

*  When the s.12A application submitted by R2 for
rezoning a site from “REC” to “CDA” was approved
by the Board in 2012, the adjoining area was zoned
“REC”. The recent rezoning of the area adjoining
Al site from “REC” to “R(D)” significantly alters the
local planning context in that the previous
non-residential uses are replaced by a positive
encouragement of ‘flat’ and ‘house’ and more land
uses are always permitted by the Board compared to
the previous “REC” zone. The permitted PR and BH
are increased from 0.2 to 0.4 and 2 storeys to 3
storeys respectively. The appropriateness of the
“CDA” zoning should be re-considered due to the
material change in local planning circumstances.

»  After 4 years of the approval of the s.12A application,
there is no longer particular planning merit to rezone
the land under the approved s.12A application to




No.

Representer and
Related Comment

Grounds and Proposals

Planning Department’s Reponses

“CDA” due to the wholesale rezoning of the adjoining
area from “REC” to “R(D)”. Both the “CDA” and
“R(D)” zones have similar underlying planning
intentions, and the sites have similar existing land
uses, land ownership pattern and site size.
Moreover, Al site being a discreet enclave of private
land and fronting Hang Tau Road, has lower priority
for rezoning as “CDA” than other private land parcels
with similar size.

Difficult to implement the “CDA” zone

The approved s.12A application for rezoning to
“CDA” zone covers only the land owned by R2.
The “CDA” site currently involves another private lot
and a strip of government land, in addition to R2’s
land (Plan H-4b), which would delay and obstruct
implementation of the site. There is no public gain
to consolidate private land under different ownership
and government land into a single “CDA”.

The other private land of the “CDA” site is separated
from the land parcel of R2 by a strip of government
land and is readily and independently redevelopable.
It also enjoys independent access to Hang Tau Road
via an existing village access, which is suitable for
rezoning to “R(D)”, same as the land owned by R2.




No.

Representer and
Related Comment

Grounds and Proposals

Planning Department’s Reponses

R2’s Proposal

R2 proposes to rezone the site of Item Al from
“CDA” to “R(D)” or to rezone his land to “R(D)2”
with requirements on submission of ‘landscape and
design proposal’ and ‘implementation programme’ for
approval of the Board, if necessary.

Both the “CDA” and “R(D)” zones have the same
development parameters for residential use and
require planning permission from the Board and
submission of similar technical assessments except
that “CDA” zone requires additional information of
‘landscape and design proposal’ and ‘development
programme’.  Practically, master plan submitted
under “R(D)” zone will need to show landscape and
design features. Therefore, there is no difference on
planning control if Item A1 is zoned “R(D)”.

e See paragraph 6.3.8 of the TPB Paper.

R3

Ms. Mary
Mulvihill

Items Al and A2

R3 opposes Items Al and A2 to rezone the sites from
“REC” zone to “CDA” and “R(D)” respectively. The
main grounds are:

The number of residents is increasing suddenly. R3
queries if there is no longer any need for recreational
space.

e See paragraph 6.3.9 of the TPB Paper.




No.

Representer and
Related Comment

Grounds and Proposals

Planning Department’s Reponses

*  Part of Al site is active agricultural land and should
not be disturbed. Only the brownfield section should
be used for residential use. A substantial section of
A2 site is under cultivation and covered by
vegetation/trees. These should be protected from
development. Only those sections to the north with
existing residential units should be zoned for
residential use.

e It is unacceptable in a rural setting that there will be
no natural elements in the district apart from some
ornamental trees on the periphery of the planned
houses.

*  R3queries why so many Small Houses are built in the
previous “REC” zone. At least one cluster is not
genuine Small Houses. The current rezoning is for
Small Houses development. They should be
confined within the village ‘environs’ and the 300ft

e See paragraph 6.3.10 of the TPB Paper.

*  There are “Green Belt” and “Agriculture” zones,
golf course and Sheung Yue River in the vicinity
of Al to A4 sites. The surrounding areas are
predominantly rural in character with natural
landscape setting. For Al and A2 sites, any
residential development within the “CDA” and
“R(D)” zones requires planning permission from
the Board and the applicant has to demonstrate
that there is no unacceptable landscape impact to
the site and the surrounding areas. Besides,
landscape treatment will be required for future
developments.

*  Some houses were in existence before the area
was designated as “REC” zone in 1994. There
are 3 planning applications, involving 17 Small
Houses, approved with conditions by the Board
between 1999 and 2004. These Small Houses




No.

Representer and
Related Comment

Grounds and Proposals

Planning Department’s Reponses

buffer zone.

*  Provision of government, institution and community
and sewerage facilities as well as road conditions
should be considered.

Items A3, A4, B1 and B2
* Rezoning of these sites is undesirable but inevitable in
view of the as-built developments.

* Removal of a large “Open Space” zone under Item B1
without compensation is unacceptable.

are all located within the village ‘Environs’ of
Hang Tau.

e See paragraph 6.3.11 of the TPB Paper.

*  Any residential development in Al and A2 sites
requires planning permission from the Board.
Submission of relevant technical assessments
such as TIA and SIA would be required to
demonstrate the proposed development would be
acceptable from traffic, sewerage and other
perspectives.

. Noted.

e  See paragraph 6.3.11 of the TPB Paper.

R3’s Proposal
e to retain the section of Al site under cultivation as

“REC” zone or rezone it to “AGR” zone.

* to protect Item A2 from development, except the
sections in the north with residential units.

e  See paragraph 6.3.10 of the TPB Paper.

e  See paragraph 6.3.10 of the TPB Paper.




No. | Representer and | Grounds and Proposals Planning Department’s Reponses
Related Comment
e  toimpose a tree protection clause for Item A4 site. e Item A4 for rezoning a site from “REC” to
“G/IC” is to reflect the as-built Drainage
Services Department Hang Tau Sewage
Pumping Station which is under a Permanent
Government Land Allocation (PGLA) — DN
296. A ‘preservation of trees’ clause has
already been imposed in the Engineering
Conditions of the PGLA-DN296.
* to consider compensatory “Open Space” zone in|e  See paragraph 6.3.11 of the TPB Paper.
Item A.
R4 | Mr. Liu Hing Hung | R4 opposes the OZP (without indicating any specific item) | «  See paragraph 6.3.12 of the TPB Paper.

(North District
Council member)

on the grounds that the existing Castle Peak Road — Kwu
Tung is busy and it is the only way to access Hang Tau.
Rezoning the “REC” site in Hang Tau Tai Po for residential
development will deteriorate the traffic congestion problem
in Tai Tau Leng Roundabout and increase pressure on
Hang Tau Road.
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Extract of the Minutes of the Meeting of District Minor Works and Environmental Improvement
Committee of North District Council held on 15.5.2017
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Annex VI

TPB PG-NO. 17A

TOWN PLANNING BOARD GUIDELINES FOR

DESIGNATION OF “COMPREHENSIVE DEVELOPMENT AREA” (“CDA”) ZONES

AND MONITORING THE PROGRESS OF “CDA” DEVELOPMENTS

(Important Note :

The Guidelines are intended for general reference only.

Any enquiry on this pamphlet should be directed to the Secretariat of the Town Planning Board (15th Floor,
North Point Government Offices (NPGO), 333 Java Road, North Point, Hong Kong — Tel. No. 2231 4810 or
2231 4835) or the Planning Enquiry Counters of the Planning Department (Hotline : 2231 5000) (17th Floor,
NPGO and 14th Floor, Sha Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin).

The Guidelines are subject to revision without prior notice.)

1.

Introduction

1.1

1.2

1.3

The “Comprehensive Development Area” (“CDA”) zoning (or the previous
“Other Specified Uses” annotated “Comprehensive Development/Redevelopment
Area” zoning) was first introduced in Outline Zoning Plans (OZPs) in 1976 with
the key objective to facilitate urban restructuring and to phase out incompatible
development and non-conforming uses. The Town Planning Board (the Board)
iIs empowered to designate an area as “CDA” under section 4(1)(f) of the Town
Planning Ordinance (the Ordinance).

In general, “CDASs” are designated in the interest of the wider public although
individual property owner’s right would be taken into consideration. They are
designated after careful consideration of such factors as the planning intention for
the area, land status, ownership and other development constraints, including the
likely prospect for implementation. They will only be designated where there
are no better alternative zoning mechanisms to achieve the desired planning
objectives specified in Section 3.1 below.

To avoid planning blight caused by the withholding of piecemeal individual
developments within a “CDA” zone, the Board recognizes that there is a need for
close monitoring of the progress of “CDA” development. A proactive approach
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is taken to facilitate development and to keep track on the progress of
implementation of “CDA” sites.

Scope and Application

This set of Guidelines is adopted as reference for the designation of “CDAS” on statutory
plans, as initiated by the Government, quasi-Government bodies as well as private
development agencies, and for the subsequent monitoring of the progress of “CDA”
developments.

Planning Intention

3.1

“CDAs” are intended to achieve such objectives as to :

a.

facilitate urban renewal and restructuring of land uses in the old urban areas;

provide incentives for the restructuring of obsolete areas, including old
industrial areas, and the phasing out of non-conforming uses, such as open
storage and container back-up uses in the rural areas;

provide opportunities for site amalgamation and restructuring of road
patterns and ensure integration of various land-uses and infrastructure
development, thereby optimizing the development potential of the site;

provide a means for achieving co-ordinated development in areas subject to
traffic, environmental and infrastructure capacity constraints, and in areas
with interface problems of incompatible land-uses;

ensure adequate as well as timely provision of Government, institution or
community (GIC), transport and public transport facilities and open space
for the development and where possible, to address the shortfall in the
district; and

ensure appropriate control on the overall scale and design of development in
areas of high landscape and amenity values and in locations with special
design or historical significance.



Land Status/Ownership/Tenure

3.2

3.3

3.4

3.5

Unallocated Government sites subject to modern land grant conditions, including
those intended for public housing development to be implemented by the Housing
Authority, would only be designated as “CDA” in special circumstances, where
control on the design and layout of development is necessary because of special
site constraints or the special character of the area.

Sites covered by an Urban Renewal Authority (URA) Development Scheme or an
urban improvement scheme of the Hong Kong Housing Society (HKHS) are
normally  designated “CDAs” to, inter alia, prevent piecemeal
development/redevelopment which would pre-empt optimum comprehensive
redevelopment and urban restructuring.

Since fragmented land ownership will affect the prospect of implementation of
“CDAs”, CDA sites involving private land, other than those of URA or HKHS,
are normally expected to have a major portion of the private land under single
ownership at the time of designation but each site will be considered on its
individual  merits. Since the designation may affect third party
development/redevelopment right, the proponent would be required to indicate the
land under his ownership and that he has plans to acquire the remaining portion
for comprehensive development.

In the designation of “CDA” zoning land ownership should only be one of the
considerations weighed against many other factors, such as, the need to facilitate
urban renewal and restructuring of land uses in the old urban areas and to provide
incentives for phasing out of incompatible and non-conforming uses.
Particularly, in the case of the URA development schemes and the urban
improvement schemes of HKHS, where the mechanisms for land acquisition are
available, land ownership will not be an overriding factor.

Prospect for Implementation

3.6

There should be an indication on the likely prospect for implementation before a
site is designated as “CDA”. Information on land status and provision of
supporting infrastructure should be provided, and preliminary assessments should
be carried out to demonstrate the technical feasibility of the proposed
development. If the designation is proposed by a development agency, the likely
development programme should be indicated in the proposal for consideration by
the Board.



Size

Obviously, the larger the site, the better the opportunity for incorporating public
facilities in the development, restructuring of land uses including changes to road
patterns, and optimization of development potential. There is, however, no hard
and fast rule to determine whether a site is sizable enough to warrant
comprehensive development or redevelopment. Each site should be considered
on its individual merits taking into account the planning intention for the area and
the special characteristics of the site.

4. Development Parameters

4.1

4.2

In determining the boundary and development intensity of a “CDA” site, the
existing land use pattern, the latest development requirements and the
infrastructural capacity constraints in the area should be taken into account.
Opportunities should be taken to incorporate, where appropriate, GIC facilities,
open space, road widening, public transport and parking facilities and the
provision of pedestrian linkages in the development.

Appropriate development mix and intensities would be specified in the Notes of
the OZPs if the site is subject to various constraints, such as traffic and
infrastructure capacities and environmental constraints. A Planning Brief would
usually be prepared by the Planning Department to guide the development of the
“CDA” site. Detailed planning requirements, including the provision of
appropriate traffic and environmental mitigation measures, GIC, transport and
public transport facilities and open space would be specified in the Planning Brief.

5. Mechanism for Monitoring

5.1

Frequent reviews of “CDA” zones would be required in order to achieve a close
monitoring of the progress of development. The first review of each “CDA” site
would be conducted at the end of the third year after its designation and
subsequent reviews would be made on a biennial basis.

“CDA” with no Approved Master Layout Plan (MLP)/Implementation Agency

5.2

At the end of the third year after the designation, priority would be given to
review those “CDA” sites with no approved MLP or for which no implementation
agency can be identified. The following possible actions would be considered
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by the Board after the review to respond to changing circumstances :

a. to rezone to other uses the “CDA” sites which have significant
implementation difficulties and slim chances of successful implementation;

b. to revise the planning and development parameters of the “CDA” sites,
where appropriate, to improve the incentives for redevelopment and hence
the chance for implementation;

c.  to revise the zoning boundary in line with updated information on land
status or ownership, or to subdivide the “CDA” into smaller “CDA” sites for
development in phases to facilitate early implementation, where justified,
and

d. to revise and update the planning briefs for “CDA” sites to reflect the
changing requirements and circumstances.

“CDA” with Approved MLP
53 In order to keep track on the progress of implementation, the following
monitoring mechanism is adopted by the Board :

a.  should there be disagreements with the developer/agent on issues related to
compliance with approval conditions, the relevant Government departments
will be requested to report the issues to the Board; and

b. a proforma would be issued to and completed by the developer/agent on a
biennial basis to keep track on the progress of implementation.

Allowance for Phased Development

54  For “CDA” sites which are not under single ownership, if the developer can
demonstrate with evidence that due effort has been made to acquire the remaining
portion of the site for development but no agreement can be reached with the
landowner(s), allowance for phased development could be considered. In
deriving the phasing of the development, it should be demonstrated that :

a.  the planning intention of the “CDA” zone will not be undermined;

b.  the comprehensiveness of the proposed development will not be adversely
affected as a result of the revised phasing;



c.  the resultant development should be self-contained in terms of layout design
and provision of open space and appropriate GIC, transport and other
infrastructure facilities; and

d.  the development potential of the unacquired lots within the “CDA” zone
should not be absorbed in the early phases of the development, access to
these lots should be retained, and the individual lot owners’ landed interest
should not be adversely affected.

6. Re-designating “CDA” Sites

6.1

6.2

In some cases, there may be merits to rezone “CDA” sites upon completion of
development to other uses such as “Residential (Group A)” or “Commercial”, to
provide flexibility in subsequent modification of uses within the development
without the need for submission of a revised MLP. Through regular review of
“CDA” sites, the Board would, taking the specific circumstances pertaining to
each “CDA” site into account, give consideration to the case of re-designating
completed “CDA” developments to other land use zoning.

In general, the consideration for re-designation would include the following
aspects :

a.  the planning intention of maintaining comprehensive control on the overall
development of the area should not be undermined. For instance, if a
“CDA” site is subject to environmental constraints and the layout of the
development has to allow for the provision of a buffer against the
environmental nuisances, the removal of the buffer will not be desirable;

b.  inthe case of mixed developments especially for a variety of uses sharing a
common podium, a re-designation of different parts of the “CDA” site to
various discrete land-use zonings may only be possible provided that the
planning intention of each zone could be clearly reflected; and

c.  if part of the site is excluded from the development zone and rezoned to, say
“Open Space” or “Government, Institution or Community”, it should be
ensured that the resultant development intensities of the site will not be
higher than those permitted under the Notes of the OZP or in the Building



6.3

6.4

(Planning) Regulations.

In considering the re-designation of “CDA” sites, local views should also be taken
into account in order to avoid, as far as possible, unnecessary misunderstanding of
the planning intention.

For “CDA” sites which cannot be re-designated, other measures are available to
streamline the procedures for modification of uses within the completed
development. For instance, some minor amendments to the approved MLP
submitted under section 16A(2) of the Ordinance can be considered by the
Director of Planning, the Deputy Director of Planning and the Assistant Directors
of Planning of the Planning Department under delegated authority of the Board on
a fast-track basis. Reference should be made to the relevant Town Planning
Board Guidelines.

Town Planning Board

April 2016



Annex VII

Requirement and Provision of Open Space and Major Government, Institution and

Community Facilities in Kwu Tung South Area

Hglr;%rlﬁggg Provision Surplus/ Shortfall
Type of Standards HKPSG ; fati
Facilities and Requirement — (against existing
Syt .. Existing and and planned
Guidelines Existing Planned provision)
(HKPSG) Provision Provision
District Open | 10 ha. per 1.75 ha. 1.50 ha. 2.43 ha. 0.68 ha.
Space 100,000
persons
Local Open | 10 ha. per 1.75 ha. 7.98 ha. 10.58 ha. 8.83 ha.
Space 100,000
persons
Secondary 1 whole-day 22 26 26 4
School classroom for
40 persons classrooms classrooms classrooms classrooms
aged 12-17
Primary 1 whole-day 33 16 16 -17
School classroom per
25.5 persons classrooms classrooms classrooms classrooms
aged 6-11
Kindergarten/ | 26 9 4 4 -5
Nursery classrooms
for 1,000 classrooms classrooms classrooms classrooms
children aged
of 3 to under
6
District One for 0 0 0 0
Police Station | 200,000-
500,000
persons
Divisional One for 0 0 0 0
Police Station | 100,000-
200,000
persons
Hospital 5.5 beds per 100 0 0 - 100
1,000 persons
Clinic/Health | 1 per 100,000 0 0 0 0
Centre persons
Magistracy 1 per 666,000 0 0 0 0
(with 8 | persons
courtrooms)




let))lr;%rlfiggg Provision Surplus/ Shortfall
Type of Standards HKPSG : feti
Facilities and Requirement o (agaldnstl emst:jng
Guidelines Existing ExI;?tlng acllnd agm?,i";‘ﬂ)?]‘;
L anne
(HKPSG) Provision Provision
Integrated 1 for 12,000 0 0 0 0
Children and | persons aged
Youth 6-24
Services
Centre
Integrated 1 per 100,000 0 0 0 0
Family to 150,000
Services persons
Centre
Library 1 district 0 0 0 0
library for
every
200,000
persons
Sports Centre | 1 per 50,000 0 0 0 0
to 65,000
persons
Sports 1 per 200,000 0 0 0 0
Ground/ to 250,000
Sports persons
Complex
Swimming 1 complex 0 0 0 0
Pool per 287,000
Complex - | persons
standard




