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TPB Paper No. 10190
For consideration by

the Town Planning Board
on 25.10.2016

CONSIDERATION OF FURTHER REPRESENTATIONS
NO. F1TO F72, F77 TO F2219 AND F2450 TO F2473 ON PROPOSED AMENDMENT TO
THE DRAFT TSING YI OUTLINE ZONING PLAN (OZP) NO. S/TY/27
ARISING FROM CONSIDERATION OF REPRESENTATIONS AND COMMENTS
ON THE DRAFT TSING YI OZP NO. S/TY/27

Subject of Further Representations Further Representers
Support the proposed Amendment Item A with additional Designing Hong Kong Limited
comments/proposals on the draft Tsing Yi Outline Zoning (F1)
Plan (OZP) ,
Individuals (F2 to F72)
Provide views on the proposed Amendment Item A with | Mayfair Gardens Owners’

additional comments/proposals on the draft Tsing Yi OZP Corporation (F77)

Individuals (F78 to F2219)

Oppose the proposed Amendment Item A with additional Tsing Hung Road Housing

comments/proposals on the draft Tsing Yi OZP Development Concern Group
(BRI ZEESTEIRNT4H)
(F2450) '

Individuals (¥2451 to F2473)

Note: A CD-ROM containing names of all valid further representers as well as their submissions is
enclosed at Enclosure X [for TPB Members only]. The names of all further representers can
be found at the Board’s website at http://www.info.gov.hk/tpb/en/plan_making/S TY 27.html.

1. Introduction

1.1  On 7.8.2015, the draft Tsing Yi OZP No. S/TY/27 involving mainly the rezoning of a
~ site at Tsing Hung Road from “Open Space” (“O”) to “Residential (Group A)4”
(“R(A)4”) (hereinafter referred to as ‘the original representation site’) was exhibited for
public inspection under section 5 of the Town Planning Ordinance (the Ordinance).
During the two-month exhibition period, a total of 961 representations were received.
On 20.11.2015, the representations were published for three weeks for public comments.
Upon expiry of the publication period on 11.12.2015; a total of 350 comments were
received. .

1.2 After consideration of the representations and comments under section 6B of the
Ordinance on 21.4.2016, 26.4.2016, 20.5.2016 and 17.6.2016, the Town Planning Board
(the Board) decided to propose amendment to the draft Plan to partially meet the adverse
representations (namely R2 to R961) by rezoning the northern portion of the “R(A)4”
zone back to “O”. The relevant Town Planning Board Paper and minutes of meeting
are at Enclosures I and Ila to Ild respectively.
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1.3 On 8.7.2016, the proposed amendment to the draft OZP, i.e. the proposed rezoning of the
northern portion of the “R(A)4” zone to “O” (Amendment Item A) (hereinafter referred
to as ‘the further representation site’), was considered and agreed by the Board. The
relevant Town Planning Board Paper and extract of the minutes of meeting are at
Enclosures III and IV respectively. On 22.7.2016, the proposed amendment to the
draft OZP was exhibited for public inspection under section 6C(2) of the Ordinance. A
copy of the Schedule of Proposed Amendment, Amendment Plan No. R/S/TY/27-A1 and
Proposed Amendments to the Explanatory Statement of the draft OZP is attached at
Enclosures Va to Ve. Upon expiry of the three-week exhibition period which ended on
12.8.2016, a total of 2,476 further representations (FRs) were received.

1.4  Among the 2,476 FRs, F73 to F76, F2220 to F2449 and F2474 to F2476 are
representers or commenters that have made representations/comments relating to the
proposed amendment. On 23.9.2016, the Board decided that these 237 FRs are invalid
and should be treated as not having been made under section 6D(1) of the Ordinance'.

The Board also decided to hear the remaining FRs, i.e. F1 to F72, F77 to F2219 and

F2450 to F2473 (the valid FRs) collectively in one group as they are related to the

proposed amendment. This Paper is to provide the Board with information for the

consideration of the valid FRs. A summary of the valid FRs with the responses from
the concerned departments is at Enclosure VI and samples of the submission of the
valid FRs are at Enclosure VII. A full set.of valid FRs will be deposited at the meeting

for Members’ inspection.  The location of the valid FRs is shown on Plan FH-1.

1.5 The original representers/commenters and the further repfesenters F1 to F72, F77 to
F2219 and F2450 to F2473 are invited to the meeting.

1.6 On 3.6.2016, the Chief Executive, under section 8(2) of the Ordinance, agreed to extend
the statutory time limit for the Board to submit the draft OZP to the Chief Executive in
Council for approval for a period of six months from 7.7.2016 to 7.1.2017.

Background

At the deliberation sessions held on 20.5.2016 and 17.6.2016, taking into account the views of
the representers and commenters, surrounding land uses, the planning intention of the “O” zone
at the original representation site and technical feasibility of the proposed PRH development
(paragraphs 15-33 of the minutes of the meeting on 17.6.2016 at Enclosure IId), the Board
considered that the original representation site was suitable for the proposed PRH development
and there were no noise, air ventilation, light pollution and traffic issues which could not be
resolved technically. However, in order to facilitate a more acceptable PRH development, the
majority of the Members considered that the representations (namely R2 to R961) should
partially be met by rezoning the northern part of the original representation site from “R(A)4”
zone to “O”, so as to form a consolidated open space with the existing Tsing Hung Road
Playground. The remaining “R(A)4” zone was considered to be more convenience to future

residents in terms of its accessibility and synergy effect with retail and welfare facilities in the
area.

! Pursuant to section 6D(1) of the Ordinance, any person, other than those who have made any representation or
comment after the consideration of which the proposed amendments are proposed, may make further representation to
the Board in respect of the proposed amendments.
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The Further Representations

3.1

32

Among the 2,239 valid FRs, 72 (F1 to F72) are supporting Amendment Item A, 2,143
(F77 to F2219) with majority welcome the Amendment Item A and providing views on
the remaining “R(A)4” zone, and 24 (F2450 to F2473) are opposing Amendment Item A.
These FRs are submitted by the following parties:

(a) 1 supportive FR submitted by Designing Hong Kong Limited (F1); i

(b) 1FR providing views submitted by Mayfair Gardens Owners’ Corporation (F77);

(¢) 1 adverse FR submitted by Tsing Hung Road Housing Development Concern
Group (F2450); and :

(d) 2,236 submitted by individuals including 71 supportive FRs (F2 to ¥72), 2,142
FRs providing views (F78 to F2219) and 23 adverse FRs (F2451 to F2473).

Out of the 2,239 valid FRs, 2,232 FRs propose to rezone the remaining “R(A)4” zone to
“O” and 84 FRs propose to rezone the remaining “R(A)4” zone to “Government,
Institution or Community” (“G/IC”). The grounds, views and proposals of the FRs are
summarised below.

Supportive FRs

3.3

F1 to F72 support Amendment Item A but express concerns on the remaining “R(A)4”
zone for the proposed public rental housing (PRH) development. They provide similar
concerns and grounds as those raised in the written submissions of the original
representers and commenters and their oral submissions made at the hearing sessions on
21.4.2016 and 26.4.2016. Their key concerns are summarized as follows:

(a) according to the Final Report of the South-East Tsing Yi Port Development
Planning & Engineering Feasibility Study for CT9 (the CT9 Study), the planning
intention of ‘the original representation site’, which comprises the further
representation site and the remaining “R(A)4” zone, was an open space serving as
a buffer between CT9 and the residential developments of Mayfair Gardens and
Cheung Ching Estate;

(b)  the remaining “R(A)4” zone is not suitable for residential development as the site
will be subject to noise and glare impacts from the operation of CT9 as well as
other environmental impacts from the nearby developments which are also
operating 24 hours daily including Tsing Yi Preliminary Treatment Works
(TYPTW) and the petrol filling station (PFS);

(c) the proposéd PRH development would impose adverse impacts on environment,
traffic, air ventilation, visual and tree felling;

(d) there are insufficient public transport facilities, community facilities, recreation
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facilities and medical facilities in Tsing Yi South. The injection of additional °
population from the proposed PRH development would impose burden on the
demand of these facilities;

the technical assessments including the traffic impact assessment and
environmental assessment were conducted improperly and have serious errors;

trees in the remaining “R(A)4” zone were planted by the local residents. The
proposed PRH development will involve substantial tree felling which would
adversely affect the harmony of the community;

~ construction cost would be higher for building the proposed PRH development at
~ the remaining “R(A)4” zone which is situated on a slope with soft soil and the

proposed housing development requires adoption of additional mitigation
measures such as acoustic windows, noise barriers, architectural fins and road
widening. This would contradict the pragmatic principle adopted by the Housing
Department (HD);

the public consultation of the rezoning was conducted improperly. The views
from the Kwai Tsing District Council (K&TDC) were not taken into account.
The K&TDC was not well informed about the details of the OZP amendment
The statutory consultation procedure was also carried out improperly;

community facilities should be provided at the remaining “R(A)4” zone to serve
the residents of Tsing Yi South; and

there are alternative sites suitable for public housing development such as the

- brownfield land in the New Territories, other vacant sites and open-air car parks in

Tsing Yi, etc. And, the logistics car parks along Kwai Tsing Road can be
relocated to the planned Kwai Chung Park, which is left vacant for years, to make
way for the proposed PRH development.

FRs Providing Views

34

Adverse FRs

3.5

F77 to F2219 welcome Amendment Item A but express strong grievance against the
Board’s decision of not rezoning the entire “R(A)4” to “O” with similar concerns as
those supportive FRs mentioned in paragraph 3.3 (a) to (j) above.

F2450 to F2473 oppose Amendment Item A as they consider that rezoning area under
Amendment Item A is too small. Their grounds are similar to those supportive FRs
mentioned in paragraph 3.3 (a) to (j) above; and they request that the entire “R(A)4”
zone should be rezoned back to “O” instead of only rezoning part of it.
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3.6 The proposals made by the FRs are summarised below:

(8) to rezone the remaining “R(A)4” to “O” for resuming the buffer function
(proposed by 2,232 FRs as listed out in Enclosure VI) and providing recreation
facilities such as air-conditioned indoor sports complex -(proposed by 140 FRs as
listed out in Enclosure VI); and ‘

(b) to rezone the remaining “R(A)4” to “G/IC” for the expansion of the Hong Kong
Institute of Vocational Education (Tsing Yi) (the Tsing Yi IVE) and Technological
and Higher Education Institute of Hong Kong (THE;i) or providing GIC facilities
such as air-conditioned library and civic centre (proposed by 84 FRs as listed out
in Enclosure VI).

4. Planning Considerations and Assessments

The Further Representation Site and the Surrounding Areas (Plans FH-1 to FH-4)

4.1

4.2

The “O” zone under Amendment Item A covers an area of about 2 ha. It is located to-
the northeast of the reduced “R(A)4” zone. It comprises a drainage reserve, which is
composed of an open nullah, and embankment slope covered with vegetation.
Together with the existing Tsing Hung Road Playground located to its immediate
southeast, it could form a larger open space to serve the area. A PFS is located to its
immediate north and a high-rise development, Rambler Crest, which comprises a service
apartment and a hotel development is located to its immediate east.

The reduced “R(A)4” zone is to the south of the “O” zone under Amendment Item A.
It is on government land and currently vacant. It comprises sloping area covered with
vegetation and some formed platforms. The proposed PRH development on the
“R(A)4” zone will provide some retail and community facilities as well as local open
space to serve the future population and the locals. Subject to detailed design, updated
key development parameters of the proposed PRH development at the reduced “R(A)4”
zone are as follows: ;

Site Area 2.29 ha (about)
Plot Ratio domestic : 6 or
non-domestic : 9.5 under composite formula
Building Height 140mPD
No. of Blocks 3
No. of Flats 2,800 (about)
Estimated Population 6,500 (about)
Local Open Space 6,500 m* (about)
Retail Gross Floor Area | 2,000m” (about)
(GFA)
GIC Facilities kindergarten, neighbourhood elderly centre, integrated
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support service for persons with severe physical disabilities,
early education and training centre, and special child care
centre

Bus / mini-bus laybys 4 nos. at Tsing Yi Road

Planning Intention

4.3

The planning intention of the “O” zone is primarily for the provision of outdoor open-air
public space for active and/or passive recreational uses serving the needs of local
residents as well as the general public.

Responses to Grounds of Further Representaﬁons and Further Represénters’Proposals

General

4.4 The supporting views of the supportive FRs (F1 to F72) are noted. The comments,

4.5

4.6

grounds and/or proposals provided by the supportive FRs are very similar to the adverse
FRs (F2450 to F2473) and those FRs providing views (F77 to F2219). The adverse
FRs (F2450 to F2473) are not objecting to the proposed “O” zone under Amendment
Item A as such. They are more concerned about the extent of the proposed “O” zone
and propose to rezone the remaining “R(A)4” zone to “O”. However, it should be
noted that the remaining “R(A)4” zone is not an amendment item gazetted under section
6(C)2 of the Ordinance on 22.7.2016.

Regarding the FRs’ request to enlarge the proposed “O” zone under Amendment Item A
to cover the remaining “R(A)4” zone to its south, it should be noted that after taking into
account all relevant planning considerations as mentioned in paragraph 2 above, the
Board considered that the original representation site was suitable for the proposed PRH
development with no insurmountable noise, air ventilation, light pollution and traffic
issues, and agreed that the southern portion of the original representation site should be
retained for the proposed PRH development.

Most of the comments, grounds and/or proposals submitted by the FRs are mainly
related to the proposed PRH development at the reduced “R(A)4” site and are similar to
those considered by the Board at the hearing on 21 and 26 April 2016. Some additional
points in the FRs mainly covering the CT9 Study, higher construction cost of providing
acoustic window, trees planted by local residents, and lack of consultation after the
Board’s decision are raised by the FRs. Responses to these additional points are set out
in the following paragraphs.

Site Suitability

4.7

The proposed “O” zone under Amendment Item A is considered appropriate as it would
enable a consolidated open space to be provided in between Cheung Ching Estate,
Mayfair Gardens and Rambler Crest.



The Recommendations of CT9

4.8 Regarding the planning intention of the previous “O” zone at the original representation
site at Tsing Hung Road, according to the Conceptual Land-Use Plan formulated under
the CT9 Study in 1990, it was proposed for open space use with an intention to provide
landscaping as well as to provide recreational facilities for the population nearby. The
original representation site was not identified to screen off the noise and glare impacts
from CT9. While the CT9 Study recommended that the sensitive receivers including
Mayfair Gardens and Cheung Ching Estate should be protected from the nuisances
generated by CT9, the sites surrounding CT9 (including the Rambler Crest site) were
recommended in the CT9 Study to act as screens between the existing sensitive receivers
and CT9. _The recommendations of the CT9 Study were incorporated as amendments
to the draft Tsing Yi OZP No. S/TY/8. The original representation site was thus
rezoned from “Industrial” (“I”) (where oil depots were located at that time) to “O” on
the draft Tsing Yi OZP No. S/TY/9 on 3.4.1992 and the Rambler Crest site was zoned as
“I” to serve as a buffer for noise and glare impacts from CT9 to Mayfair Gardens and
Cheung Ching Estate. This “I” zone at the Rambler Crest site was. subsequently
rezoned to “Commercial” (“C”) on the draft OZP No. S/TY/12 on 31.1.1997 which
maintained its buffer function to screen off the possible noise and glare from the CT9
and to reduce their effects on the nearby residential developments. The “C” site has
been developed into Rambler Crest and the hotel development.

4.9 With the prbposed rezoning to “O” zone under Amendment Item A and the proposed
greening ratio of 30% at the reduced “R(A)4” site, the planning intention of providing

landscaping and recreation facilities can by and large be maintained.

Technical Assessments

4.10 Technical assessments have been conducted to ascertain the feasibility of the proposed
PRH development at the original representation site and it is confirmed that there would
be no insurmountable technical problems. All technical assessments were submitted to
the Board for consideration in the TPB Paper No. 10085 (Appendices VI to X of
Enclosure I). In view of the reduction in site area of the proposed PRH devélopment
resulted from Amendment Item A, HD has prepared a covering note to examine the
technical implications of the proposed PRH development at the reduced “R(A)4” zone.
It is confirmed that there would be no insurmountable environmental, traffic, visual, air
ventilation and landscape impacts on the surrounding developments. The concerns on
various impacts are detailed in Enclosure VIIL

High Construction Cost

4.11 As regards the concern on higher construction cost in view of the site constraints and the
proposed mitigation measures, HD does not envisage any unusual difficulties that will
render the PRH development at the “R(A)4” site particularly costly. Based on the
preliminary design, the construction cost is estimated to be comparable with recent PRH



developments.

Trees Planted by the Local Residents

4.12 The trees planted by the local residents involved an area of about 1,500m” along the
Tsing Sha Highway, which was a community planting activity - ‘Community Planting
for Route 8 - Nam Wan Tunnel and Tsing Yi Viaduct’ organized by the Highways
Department on 24.5.2008.

Public Consultation

4.13 After consideration of the representations and comments under section 6B of the
Ordinance on 21.4.2016 and 26.4.2016, and deliberation on 20.5.2016 and 17.6.2016,
the Board decided to partially uphold the adverse representations by rezoning the
northern portion of the “R(A)4” zone back to “O”. On 22.7.2016, the proposed
amendment to the draft OZP was exhibited for public inspection in accordance with the
provision of the Ordinance. The Amendment Plan (Enclosure Va) was provided to the
K&TDC Members for information. The Kwai Tsing District Office of the Home
Affairs Department (K&TDO, HAD) posted the proposed amendment on the notice
boards at his office, the Cheung Fat Estate Community Centre and the Cheung Ching

Estate Community Centre for public to inspect. No comment was received by his
.office.

4.14 The statutory-and administrative procedures in consulting the public on the proposed
zoning amendment have been duly followed. All representers/commenters were
-invited to the meeting to present their views under section 6B(3) of the Ordinance on
21.4.2016 and 26.4.2016. The original representers/commenters who have made
representations/comments on which the proposed amendment have been made and the
further representers F1 to F72, F77 to F2219 and F2450 to F2473 are invited to the
meeting under section 6F(3) of the Ordinance.

4.15 Besides, HD will further consult K&TDC at the detailed design stage of the proposed
PRH development.

Proposal of Rezoning the Remaining “R(A)4” to “O” (2,232 FRs as listed out in Enclosure
“VI) '

4.16 All FRs propose to rezone the remaining “R(A)4” to “O” to resume the buffer function
of the original representation site and provide recreation facilities. It should be pointed
out that after giving due consideration of the original representations/comments, the
Board had decided that the reduced “R(A)4” zone was suitable for PRH development.

4.17 The proposed rezoning of the remaining “R(A)4” zone to the south of the “O” zone
under Amendment Item A to “O” is considered not justified for the following reasons :
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(1)  land suitable for housing development in Hong Kong is scarce and there is a need
for optimising the use of land available to meet the pressing demand for housing
land. The area will contribute to the Government’s effort in meeting the pressing
need for housing supply in the short term;

(i) the area is supported with good transport network and residential, commercial and
educational developments nearby. The proposed development intensity and
building heights are technically feasible and will not have insurmountable
problems;

(i) the proposed public housing development on the area would not generate
unacceptable impacts in terms of traffic, environment, ecological, landscape,
infrastructure, air ventilation and visual impacts on the surrounding areas; and

(iv) the planned provision of major GIC facilities and open space in the district and
those at the area are generally sufficient to meet the demand of the future
population as well as additional demand from the new housing development in the
area.

4.18 There is no strong planning justification provided by the FRs to illustrate a change in
planning circumstances to support the rezoning of the remaining “R(A)4” zone to “O”.

Proposal of Rezoning the Remaining “R(A)4” to “G/IC” (84 FRs as listed out in Enclosure
VI) -

4.19 For the proposal of rezoning the remaining “R(A)4” to “G/IC”, there is basically no

: shortfall in major community facilities in the district (Enclosure IX). Besides, the
technical assessments (Enclosure VIII) have confirmed that it is technically feasible
and environmentally acceptable to develop at the “R(A)4” site for the PRH development
with the planned intensity of domestic/non-domestic PR 6/9.5 and BHR of 140mPD.
The relevant Government bureaux/departments have no objection to the “R(A)4” zone
and no request for rezoning the site for “G/IC” purpose. Regarding the proposal of
using the “R(A)4” site for the expansion of Tsing Yi IVE and THEi, it should be noted
that the existing campus of TY IVE has not fully utilized the permissible development
potential of the campus of TY IVE. As such, should there be a need, there is scope for
expansion within its existing campus.

Summary

4.20 There is no strong planning justification provided by the FRs to illustrate a change in
planning circumstances for a departure from the Board’s previous decision in revising
the boundary of the proposed “O” zone under Amendment Item A. Taking into account
all the relevant planning considerations and expert advices from concerned government
departments,.' it is technically feasible and environmentally acceptable to develop the
“R(A)4” site for PRH development with the planned intensity of domestic/non-domestic
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PR 6/9.5 and BHR of 140 mPD.

5. Consultation

The following government departments have been consulted on the FRs and their comments
have been taken into account in the above paragraphs, where appropriate:

(a) DEP;

(b CforT;
(c) DAFC;
(d DofSWw;

(e) CE/MS, DSD;

() CTP/UD&L, PlanD;

(g) DofHyD;

(h) DLCS;

(1) DLO/TW&KT, LandsD;
() K&TDO, HAD; and

(k) DofH

6. Planning Department’s Views

6.1 The supportive views of F1 to ¥72 to the proposed amendment are noted.

6.2 Based on the assessment in paragraph 4 above, PlanD does not support the views of F77
to F2219 and the opposing views of F2450 to F2473 and considers that the draft OZP
should be amended by the proposed amendment. The delineation of the “O” zone under

Amendment Item A and the adjoining “R(A)4” zone is considered appropriate for the
following reasons: ‘

(a) the proposed amendment of “O” zone under Amendment Item A is appropriate
as it would enable the development of a consolidated open space among the
surrounding residential developments;

(b) the reduced “R(A)4” site was considered suitable for the proposed PRH
development with no insurmountable noise, air ventilation, light pollution and

traffic issues, and there is no strong planning justification for the proposed
rezoning of the site from “R(A)4” to “O” or “G/IC”; and

(© the statutory and administrative procedures in consulting the public on the
proposed zoning amendments have been duly followed. The exhibition of OZP
for public inspection and the provisions for submission of representations and

comments form part of the statutory consultation process under the Town
Planning Ordinance. '
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7. Decision Sought

The Board is invited to give consideration to the FRs taking into consideration the points raised
in the hearing, and decide whether to amend the draft OZP by the proposed Amendment Item or
by the proposed amendment(s) as further varied during the hearing.

8. Follow-up Action

8.1 Should the Board decide to amend the draft OZP by the proposed amendments or the
proposed amendment(s) as further varied, such amendment(s) shall form part of the draft
Tsing Yi OZP No. S/TY/27. In accordance with section 6H of the Ordinance, the OZP
shall thereafter be read as including the amendment(s). The amendment(s) shall be made
available for public inspection until the Chief Executive in Council has made a decision
in respect of the draft OZP in question under section 9 of the Ordinance.

8.2  Administratively, the Building Authority and relevant government departments will be
informed of the decision of the Board and will be provided with a copy/copies of the

amendment(s).
Enclosures
Plan FH-1 Location Plan of Further Representations
Plan FH-2 Site Plan of Amendment Item
Plan FH-3 Aerial Photo of Amendment Item
Plan FH-4 Site Photo of Amendment Item
Enclosure I TPB Paper No. 10085 for consideration of representations and comments

made on the draft Tsing Yi OZP No. S/TY/27

Enclosure Ila to IId Minutes of the TPB Meeting held on 21.4.2016, 26.4.2016, 20.5.2016 and
17.6.2016

Enclosure II1 TPB Paper No. 10140 for proposed amendment to the draft Tsmg Yi OZP No.
S/TY/27 arising from the consideration of representations and comments on
the draft Tsing Yi OZP No. S/TY/27

Enclosure IV Extract of the Minutes of the TPB Meeting held on 8.7.2016

Enclosure Va to Ve Schedule of Proposed Amendment, Amendment Plan and proposed
amendments to the Explanatory Statement of the Plan

Enclosure VI Summary of valid further representations and responses

Enclosure VII Samples of submission of valid further representations

Enclosure VIII Covering Note on Technical Assessments

Enclosure IX Provision of Major Community Facilities in Tsing Yi Area

Enclosure X CD-ROM containing names of all valid further representers as - well as

submission of all valid further representations (for Members only)

" PLANNING DEPARTMENT
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