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Annex lla of TPB
Paper No. 10790

SCHEDULE OF AMENDMENTS TO THE
APPROVED LAU FAU SHAN AND TSIM BEI TSUI
OUTLINE ZONING PLAN NO. S/YL-LFS/9
MADE BY THE TOWN PLANNING BOARD
UNDER THE TOWN PLANNING ORDINANCE (Chapter 131)

1. Amendments to Matters shown on the Plan

Item A — Rezoning of a site at the junction of Tin Wah Road and Man
Tak Road from “Residential (Group C)” and “Green Belt” to
“Residential (Group A)”.

II. Amendment to the Notes of the Plan

(a) Addition of the “Residential (Group A)” zone in the Notes with the
incorporation of a new set of Schedule of Uses and Remarks.

(b) Deletion of ‘Market” from Column 1 of the Notes for
“Commercial/Residential” zone and from Column 2 of the Notes for
“Residential (Group D)”, “Residential (Group E)” and “Village Type
Development” zones.

(c) Revision of ‘Shop and Services’ to ‘Shop and Services (not elsewhere
specified)’under Column 2 of the Notes for “Government, Institution or
Community” zone.

(d) Revision of the Remarks of the Notes for “Other Specified Uses” (“OU”)
annotated “Comprehensive Development and Wetland Enhancement
Area”, “Conservation Area”, “Coastal Protection Area” and “Site of

Special Scientific Interest” zones on filling of land/pond or excavation of
land.

Town Planning Board

7 May 2021
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II.

Annex I1b of TPB
Paper No. 10790

SCHEDULE OF AMENDMENTS TO THE
APPROVED TIN SHUI WAI
OUTLINE ZONING PLAN NO. S/TSW/14
MADE BY THE TOWN PLANNING BOARD

UNDER THE TOWN PLANNING ORDINANCE (Chapter 131)

Amendments to Matters shown on the Plan

Item A

Item B

— Rezoning of a site at the junction of Tin Wah Road and Tin
Ying Road from “Government, Institution or Community”
(“G/IC”) and an area shown as ‘Road’ to “Residential (Group
A)1” (“R(A)17).

— Rezoning of a site at the junction of Tin Wing Road and Tin
Yan Road from “Undetermined” (“U”) to “Residential
(Group B)2” (“R(B)2”).

Item C1 —  Rezoning of a strip of land to the north of Tin Yip Road from

an area shown as ‘Road’ to “G/IC”.

Item C2 — Rezoning of a strip of land to the south of Tin Yip Road from

“G/IC” to an area shown as ‘Road’.

Amendments to the Notes of the Plan

(2)

(b)

(©)
(d)

(e)

®

Revision of the Remarks of the Notes for “R(A)” zone to incorporate
development restrictions for the new “R(A)1” sub-area.

Revision of the Remarks of the Notes for “R(B)” zone to incorporate
development restrictions for the new “R(B)2” sub-area.

Deletion of “U” zone from the Notes.

Deletion of ‘Market’ from Column 1 of the Notes for “Commercial” zone
and from Column 2 of the Notes for “Comprehensive Development
Area”, “R(B)”, “Other Specified Uses” (“OU”) annotated “LRT
Terminus” and “OU” annotated “Bus Terminus” zones.

Revision of the Notes for the “R(A)” zone to incorporate ‘Public Vehicle
Park (excluding container vehicle) (on land designated “R(A)1” only)’
under Column 1, and correspondingly revise ‘Public Vehicle Park
(excluding container vehicle)’ under Column 2 to ‘Public Vehicle Park
(excluding container vehicle)(not elsewhere specified)’.

Revision of ‘Shop and Services’ to ‘Shop and Services (not elsewhere
specified)’ under Column 2 of the Notes for “R(A)” and “G/IC” zones.
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.

(g) Revision of the Remarks of the Notes for “Conservation Area” zone on
filling of land/pond or excavation of land.

Town Planning Board

7 May 2021
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List of Representers and Commenters in respect of the
Draft Lau Fau Shan and Tsim Bei Tsui Outline Zoning Plan No. S/YL-LFS/10

I.  List of Representers

Representations No.
TPB/R/S/YL-LFS/10-

Name of Representer

R1 Ron Sun
R2 (also C4) Mary Mulvihill
R3 Fung Kam Lam

I1. List of Commenters

Comment No.
(TPB/R/S/YL-LFS/10-)

Name of Commenter

C1

Ping Shan Rural Committee

C2 P S S HEER OV LENR)
C3 Hong Kong Bird Watching Society

C4 (also R2)

Mary Mulvihill
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List of Representers and Commenters in respect of the
Draft Tin Shui Wai Outline Zoning Plan No. S/TSW/15

. List of Representers

Representations No.

Name of Representer

TPB/R/S/TSW/15-

R1 YL Lau

R2 (also C4) Mary Mulvihill
R3 Fung Kam Lam

I1. List of Commenters

Comment No. Name of Commenter
TPB/R/S/ITSW/15-

C1 Ping Shan Rural Committee

C2 paEEs SOl Eaeil OV LENR)
C3 Hong Kong Bird Watching Society

C4 (also R2)

Mary Mulvihill
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Representation Relating to Draft Plan.
SBER | ccon
Reference Number: . 210617-1 72840"5 5033
IR <
Deadline for submission: 07/07/,2021
RXERREE 1 1798+
Date and time of submission: 17/06/2021 17:28:40
T ) 24 e R
Full Name of “Representer”: Mr. Ron Sun
TREEREA, 24
Full Name of "Authorized Agent" :
Eﬂﬁlﬂﬂiﬁﬁﬁﬁjﬁﬁ '
Draft plan to which the representation relates: S/'YL-I_’FS/IO
Cepitiy &E&EE’E
'| Naturé of and reasons for the representatmn
i ] TER . HH
Subject Matters " Nature _ Reason
| [tem A - : - |34 Support It is useful for response to the housing ne

eds of the society, I hope that some subsi
dized housing will be built on this Jand p
arcel.

| Item C1 - i Support [ hope that the land will be more suitable
- : for building public services complex to s
_ Jupport future residential development.

HEBHTERBET IERYEE)

Proposed Amendments to Draft Plan(if any):
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TPB/R/S/YL-LFS/10- J

tpbpd@plandgov.hk 2
BiFaE:

HFEAM: 202107 B07HE8= 2:08

W& tpbpd

EE: LAU FAU SHAN AND TSIM BEI TSUI OZP-NO. S/YL-LFS/9 - TIN SHUI WAI OZP NO. S/TSW/14

~ AMENDMENTS TO LAU FAU SHAN AND TSIM BEI TSUI OZP NO. S/YL-LFS/9

Iltem A — Rezoning of a site at the junction of Tin Wah Road and Man Tak Road from “Res (Group C)” and
“Green Belt” to “Res (Group A)" -

AMENDMENTS TO TIN SHUI WAI OZP NO. S/TSW/14

Item A — Rezoning of a site af the junction of Tin Wah Road and Tin Ying Road from “G/IC” and an area
shown as ‘Road’ to “Res (Group A)1"
5 Blocks PH / 3,990 Units / Kindergarten / Retail / Parking / GIC

Item B — Rezoning of a site at the junction of Tin Wing Road and Tin Yan Road from “Undetermined” ("U”)
to “Res (Group B)2" to reflect the existing private residential development of Central Park Towers which
was completed in 2010 '

ltem C1 — Rezoning of a strip of land to the north of Tin Yip Road from an area shown as ‘Road’ to
—"GNC”_Smallerthan C2

Item C2 — Rezoning of a strip of land to the south of Tin Yip Road from “G/IC” to an area shown as ‘Road'..
Dear TPB Members,

Once again the ordinary citizen is faced with time consuming challenges when it comes to evaluating thé
amendments. The file is too large for your average home computer, takes ages to download. In addition
with only one screen one is forced to scroll up and down to find related diagrams and plans.

-‘The Papers must be split into more digestible parts, otherwise the general public is denied the right to gain
a clear picture of the proposals.

As Site A is partially degraded and the intended use is public housing, there is no point in commenting on
the rezoning as it will go ahead regardless.

However there are issues that should be considered e .

3.1.16 Road traffic noise impacts are proposed to be mitigated by a combination of 2.5m, 5m and 6m-
vertical barriers at Tin Wah Road and application of low-noise road surfacing material for the section of Tin
Wah Road and the junction of Lau Fau Shan Road and Tin Wah Road, architectural fins and acoustic
windows for some residential blocks. With the mitigation measures in place, the predicted noise levels at all
the representative planned noise sensitive receivers within the site will comply with the relevant noise
criteria, -

So why are so many trees that provide a natural noise barrier aloeng Tin Wah and Ting Wing Roads io be
felled and replaced with single row ormamental varieties?

724 trees - 92 will be transplanted, 187 will be, retained, and 445 will be felled due to unavoidable
conflicts with the development. 179 PROVIDED OUTSIDE SITE Greenwash. Even if they are -
provided, and this is doubtful as there have been many similar promises that are demonstrably outright lies,
they will bring no benefit to the residents

The provision of landscape roof on top of multi-storey ancillary facilities/ carpark building, podium-level
greening. These facilities are nothing more than ornamental appendages and provide no outlets for active
recreation use. There will be over 10,000 intake so where is the basketball court and other facilities? 3



Phase 1 isolated O
Phase 1 will. effectively become an island and completely cut off from Phase 2 where the shared facilities
will be located. The new road looks very wide, will it carry heavy traffic? Will there be street level

crossings or will folk have to traipse up to chat looks Ilke a footbridge at the northern end? Why is the road
not underground?

-~ How do people get across the wide roads to Tin Shui Path? Is there safe access to the cycle path? There
‘are some bits on plan that could be tunnels but no information provided.

" Other social welfare facilities too vague

4.3 Although there is shortfall in social welfare facilities such as child care centre, community care services ...
facilities and residential care home for the elderly in both the TSW OZP and LFS OZP, this is a.long-term
goal and the actual provision would be-subject to the consideration of the Social Welfare Department
(SWD) in the planning and development process as approprlate

These facilities should be carefully planned/reviewed by relevant government departments/bureaux and
premises-based GIC facilities could be incorporated in future development/redevelopment when .
opportunities arise. Moreover, various social welfare facilities as requested by SWD would be considered
to incorporate in the proposed public housing development at the detailed design stage.

. So with no specific details provided, there is no obligation to provide facilities to meet the various shorifalls
and indeed the basic needs of the residents. In view of the rising number of elderly, this is less than
desirable. The community does not trust SWD. This dept conspired to have elderly and child care facilities -
removed_from HKPSG.in. 2008, a_decision that is_largely.responsible for the chronic shortage of facilities we now face-
as it allowed for the rezoning of many GIC sites on the pretext that there was no deficit in community services. Its
solution to the crisis in supply is to shove the services into odd leftover spaces instead of providing ‘the well planned
* and independent amenities with adequate outdoor recreational areas that would allow a better quality of life for

those with impaired moverment. :

For the LFS OZP based on a planned popufatlon of about 19,970 persons, mcludmg the estimated
_population of Phase.2 of the proposed public housing development (about 7,530 persons), most of the
GIC facilities do not meet the provision requirements under HKPSG. Nevertheless, while the planned
provision of GIC facilities in the LFS OZP such as secondary school, primary school, kindergarten, etc.
may not be adequate fo meet the need of the planned population, the planned provision of such GIC
facilities in the whole Yuen Long district as well as TSW New Town5 is generally adequate, some even
with a surplus, which could supplement the need of the planned population in the LFS OZP '

This statement is not acceptable. With an ageihg population and the high possibility of Covid like
outbreaks predicted every decade or so, community facilities should be a top priority and they should be
located close to residences in order to ensure that every district has adequate facilities to cope.

ltem B

Cannot find any reference to PR and BH. Will this be restricted to as built? If they are to be i lncrease then
STRONG OBJECTION

Items C

This appears to be a swap arrangement, but the larger GIC is exchanged for a much small Road, so as
with all these rezomngs the allocation for community facilities is diminished.

Wulwhlll
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file://pld-egis3-app/Online_ Comment/210512-1 60422—70477_Represent_S__YL-LFS_... 13/05/2021



L VUsrzz asissow | - Annex IVb of TPB Paper No. 10790

C ' , I IREIE S & S 81079088 M1 Vb
' , TPB/R/S/YL-LFS/10-

| o C1 |
RLUABEZEEST

. Ping Shan Heung Rural Committee
HRTHZEER 139-147 B8 4K 1/F,No. 139-147, On Ning Road, Yuen Long, N.T.H.K.
2 2477 3886 & 24762468

¥ PAREEE SRR

RESEH 2021 £7 H 16 BREREKRE -

CRRRU R AR E T RIAECEERSE S/YL-LFS/10) A
Rl BHSRAREETER - AgHE EREERHRE FI/M H(X
KES BB AT A B 4REE STSW/15)ERit A R1 R ARBIEET
HE  AEEERLA R ZEHEHEER - »

AER 2001 £ 5 7 BRIESEERAMBIREF - 8t CiE
EETEE RS R R AR RERESM TS B
ZROENRE - MESEUSAWETER ©

RUMHEERY 5

EN X 1 |
m=k EnEi
S— .

# 2 ewe I

EEE %f’ 67:‘ |

gEs &E5nE I

it - AEBRRRERGIH) |
AIETHWE o o

22-JUL-2021 16:57 ' 97% P.001


kpswong
文字框
Annex IVb of TPB Paper No. 10790
城市規劃委員會文件第10790號附件IVb


(TAA) Fouuzs vus

RUSHSEZEAE
~ Ping Shan Heung Rural Commitfee S

#Jiﬁj'c aa-*ga&g 139 147 5% _#& 1/F,No. 139- 147, On Ning Road, Yuen Long, NTHK
® 2477 3886 S 2476 2468 -

- EBER
BEREE
T

AftGER:

K@P&mnﬁ4ﬁ95%ﬂﬁﬂ%'iﬁlkﬁﬁg BEER
TREMATISG @R BRErIRZAR e MEA M L - i
Mk FE—BRARS BISRARBEGR IREFNEAOT:

() ZESNEESINN ARG R RN ER ARG

' - RERKELH  ERKIRAHKRIRZ M - 50  BRAEE
B - EREXIEENT  BEnaEREMEN RASEEE - #
RIASNZEM - A @ BURNANECKER » E5RE - 550 Tt
NEREERSNI—ESAO &ﬁﬁuﬁﬁ ~

e %@mﬁilﬂﬁ%ﬁ@ﬁm&ﬂﬁl@%&ﬁ%ﬁﬂ&
HRH B BB+ |

cﬂﬁ%ﬁ%ﬁ%ﬁﬁ%ﬁﬁﬁ%%ﬁ%%—&ﬁﬁﬁ@l¥x<.
DR AR - HERBER R TS A AR R - T BL2efs
'R BRI R AIEE R - R BIRSYRSETTBE
T TSRS SRR + SNSRI ~
NEREEAGEAE LR RERERSY  EA3lER
SRS AT B LYIRRHEEA » TAARE R ERAEAR -
MRERASERTIE LR AREEEBC e S8

| ERTER IR AR » SRR M A -

.1

22-JUL-2021 _16:67 - 7% P.00Z



2021/ 07722 1057 bw ) . ‘ (FAX) P Uu3/ vuS

C

e (IR T BT
ERHTRERERINA T SRR AR S
BAREBE - SRR R ENETERN  SARIREAL S
L3 HRIEEBE  AARR -

() TR BB g SRR TS - E?E%RE%%%?JB’J&
F- %M?ﬁﬁﬁﬂ%@ﬁ"mﬁﬁ% |

OOﬁﬁiKIADE§_+EA B A R « 5 1B ERTE
- BE BRAEERSROECIOKEME - %%ﬁ@MtﬁAm
HESTEERERTL .

- O ZRENRENEEN N RRRBRRBNER N ERSAE
HT=EAERR  ZUERTREREENSNIRELREK
SR PIKIRKHEIRS ST BLEE » A H4E - S50 - %%"E’%
BYEN RIS AR -

(=) SRR » BT NN Y B 5 - iﬂﬁ%ﬁﬁﬁﬁ
- RIEE KR P RIERT TUAKEE ) B T EHFE W
BNERETERE %ﬁfﬂl"éﬁ :

( | () BURHIIREHRAE s 5 B R - StfERE—

BRBEFER BEARRES RERREIRESIEE
fﬁ%’lﬁ‘éﬁ% °

(O SRBEHTRERNARERE RSN AT BN R
WNWANSE - GRS —BRESAALEESR  RRA

L TSR SRR ARG LN TR
L EBERSENEK - BEEE - 0) ABEEERENEANS
I SRR  XERRESHE  WRREREE - 0) PR
| SAEBTATER SRR RN IR R

| AEFEESOT TSR « e TN RV -

- 22-JUL-2021 16:68 C o : o 9% . - P.003



UL USE 24 10:07 Uw . (FAR) P Uuss Uus

O FRBN AR R AT  ESASHMERSY — A
Hid TSN —TEATRER » /DM MG Rt FTER
ERREEE— BB - SEETAE A ARER -

e Zﬁ%%ﬁﬂ%&uﬁﬂtﬁﬁiﬂ—/ﬂﬁ EERFEGEIGRE
T-

(S) BERA B BERES R LA ER  TEE - -
e SNSRI - BN S RS N i P EBE N E
B SRUSNARIBENZY - ML AREERNSRTES

W » HELR ﬁéﬁﬂﬁﬂﬁ&?&ﬁ%‘ﬁﬂ’]ﬁ?ﬁ Eﬁﬁtﬁﬁf@$
5 -

iﬁﬂ%mﬂﬁlﬁﬁﬁklﬂﬁﬁ}l/v{*ﬁk » BURF S RIEETTRAREIS  STRA
B O SRR RSHEN TR RN B ERSR R g TR
IMEOANRAEFERR  RATTHE A Y RIFTREEE - SRR
LGRS  EFTRERSMEAREERRE BN REEESREA

.@%&t#?ﬁ%ﬁm??ﬁ:  MEFL SRR RR -

N L b i)%liﬁ&tiiﬁzﬂ » WEKEE DA RERE
K% - [ - AERDGATGER : (—) BHEBRNERU LT | 5
BRI MRORA LB S AR ABRZ A B
BRAVSHE MFEARFLE - (C) BRBIFIRSBEEHTE - flu
JCHAESEE IR T ER - DR 2R EAABRERIGT
AR B ERME mTﬁZﬁﬁmEHEﬁi#hukDiﬁ%%‘ﬂEB’Biﬁﬁ

e .
ﬁwwﬁﬂgéﬁﬁ %F%@
E OE:

| T

EEIER _ﬁﬁ\_ﬁ__ |
B I ﬂ"f
RS

Bl : SRBIB PR TR SR
| EATRERBRTENRE TESING) BEiks
RREE A THREERER SR, P
| -z(__m £5H78

. 22-JUL-2021  16:58 N . ' : 97% , »P.004



LUZ 1P I 2D 19§ UD B SERRSLMET B ( BTLUAL) - © (ERA)

B ETSNERNRE
 EBILmEWE3LG W
tABEREELS 8

R : 2877 0245 = "25‘22 8426

F.OUIFUUO

‘ TPB/R/S/YL-LFS/10-
|_

_20-JUL-2021 - 14:08

BMADIEBESRE

@Mmsmmeﬁﬁ&KﬁﬁEéﬂE%&ﬁ
ﬁ%ﬁ?&#ull%@“%%@%ﬁ

AMBENE BESEARAK: BER+48L6ERR
S5 U (12,000 A )T E BUS TR 69 0 B R SR 4 R
MEREBARBED IEER T UEWAERTECHEEE
ft - BREMFERE: HIE EWRERFBNREREA

EMEERAEEEEY EBNLEME 165 KGRABT

J@‘FBE BMAZNEEERKEESR ﬁ’ﬁﬂﬂﬂ’lﬁﬁﬁ?ﬁ%ﬁ@&ﬁ
2R ﬂ%KH%%E%LﬂE"E%E‘TI‘J

97% . ~  P.001




A I W s VW A HORIN KRR S RIT T SRR T AL ) .\t AN ! Fauvss wug

c

ANEREESNERESELEY - sune /B R

REEDIBEREAER #y REFEERE>

FTERTERBEEAR -ff REHACEAEW HUE
| BRI TR LA

BEA HBERANRE BEBSHE - o

ety

WITENE YT B & YT B A R

. — ,.m,ﬁaigfﬁg w?. - WM.Aggsﬁiﬂﬁ-- - ?;?%?ﬁ

H# : 2021 7H 20 H

20-JUL-2021 14:08 - ' 7% ~ P.002 -



- Frh B A HE

At g2 0|

TV CE T AR TN

R TN

- g\éfﬁ%@;%ﬁ%ﬁé WAz

¥ — |+ 71*'1" -_" - % * 3 v
> :" : I / - /’
K 1% } J%% |




e ‘ . ' TPB/R/S/YL-LFS/10-

C3 |

tpbpd@pland.gov.hk |
FiHFE: WONG, Suet Mei NN

BB 2021408 F04H 2= 11:16

Wei&: tpbpd

Bl : Chuan Woo

E3-H ' Comments on Representations in respect of the proposed amendments to the Notes of the draft

Lau Fau Shan and Tsim Bei Tsui Outline Zoning Plan No. S/YL-LFS/10, the draft Tin Shui Wai
Outline Zoning Plan No. S/TSW/15 and the draft Ping Shan QOutline Zoning
Fif : 20210806_LFS_TSW_PS_OZPamendments_HKBWS.pdf

Dear Sir/Madam,
The Hong Kong Bird Watching Society's comments on the Representations in respect of the proposed
amendments to the Notes of the draft Lau Fau Shan and Tsim Bei Tsui Outline Zoning Plan No. S/YL- -

LFS/10, the draft Tin Shui Wai Outline Zoning Plan No. S/TSW/15 and the draft Ping Shan Outline Zoning
Plan No. S/YL-PS/19 is attached.

Full name: Wong Suet Mei
The ID no.ﬁ ,

" Thank you.

Best Regards,

Wong Suet Mei | EE B

Conservation Officer | ffE F{F

Hong Kong Bird Watching Society | #EES

A: 7C, V Ga Building, 532 Castle Peak Road, Kowloon, Hong Kong
NG AETIE SR EERAT7THCE

T: +852 2377 4387 | F: +852 2314 3687
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Secretary, Town Planning Board

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

Bl A

ABRIE BRES

B}

e

By email only

4 August 2021
Dear Sir/Madam,

Comments on Representations in respect of the proposed amendments to
the Notes of the draft Lau Fau Shan and Tsim Bei Tsui Qutline Zoning Plan No. S/YL-
— LFS/10, the draft Tin Shui Wai Outline Zoning Plan No. S/TSW/15 and the draft Ping
Shan Outline Zoning Plan No. S/YL-PS/19

The proposed amendments involve the revision of the remarks of the notes for “Other
Specified Uses” (“OU”) annotated “Comprehensive Development and Wetland
Enhancement Area”, “Conservation Area”, “Coastal Protection Area” and “Site of
Special Scientific Interest” zones on filling of land/pond or excavation of land. After the
revision, the filling of land/pond or excavation of land that are associated with “public
works co-ordinated or implemented by Government, and maintenance, repair or
rebuilding works” on the above conservation zonings, will be exempted from
application of planning permission from the Town Planning Board (Board). The Hong
Kong Bird Watching Society (HKBWS) agrees with the Representation No. TPB/R/S/YL-
LFS/10-R3, TPB/R/S/TSW/15-R3, and objects to the above proposed amendments to
the Notes of the three draft plan based on the following reasons.

Not in line with the planning intention of the general planning intention and the related

conservation zonings

According to the explanatory statement of the Lau Fau Shan and Tsim Bei Tsui Outline
Zoning Plan No. S/YL-LFS/10, the planning intention of the Area is “to conserve the
ecological value of the fish ponds which form an integral part of the wetland ecosystem
in the Deep Bay Area”, while the planning intention of the area further away from the

1

& 8 B B ¥ Hong Kong Bird Watching Society . ,
‘o +85223774387  ®¥ims  info@hkbwsorghk EENABRARLESEEEABTC B“’d\-lfe
'No +8522314 3687  #13 Webote www.hkbws.org.hk “cdress 7C,V Ga Building, 532 Castle Peak Road, Lai Chi Kok, Kowloon, Hong Kong

PARTNER



fish ponds is “to protect the ecological integrity of the wetland ecosystem, and prevent
development that would have a negative off-site disturbance impact on the ecological
value of fish ponds”. v

The affected zonings in the three draft plans are:

i)  “Site of Special Scientific Interest (5SSI)”, where is intended “to conserve and
protect the features of special scientific interest such as rare or particular
species of fauna and flora and their habitats, corals, woodlands, marshes or
areas of geological, ecological or botanical/biological interest which are
designated as Site of Special Scientific Interest (SSSI)”,

i) “Coastal Protection Area” (CPA), where is intended “to conserve, protect and

retain the natural coastlines and the sensitive coastal natural environment,

—~including—attractive —geclogical—features, physical-lanadjorm -Gr- area-of high
landscape, scenic or ecological value”,

iiii) “Conservation Area” (CA), which is intended to “protect and retain the existing

" natural landscape, ecological or topographical features of the area for

conservation, educational and research purposes and to separate sensitive

natural environment such as Site of Special Scientific Interest or Country Park
from the adverse effects of development”,

"iv) Other Specifiéd Uses annotated “Comprehensive Development and Wetland
Enhancement Area” (OU(CDWEA)), which is intended ‘for conservation and
enhancement of ecological value and functions of the existing fish ponds or

wetland through consideration of application for development or
redevelopment under the “private-public partnership approach”.

The proposed exemption from planning application of the land/pond filling and
excavation co-ordinated or implemented by the gove}nment within the above
conservation zonings would undermine the planning control over incompatible land
uses and potentially lead to adverse environmental impacts. This contravdicts with the
above mentioned planning intentions of the outline zoning plans and also the

corresponding zonings to conserve/protect the natural environment. We therefore
' urge the Board to reject these proposed amendments.



Potential impacts on sensitive wetland ecosystem and natural scenery .
The SSSI, CPA, CA and OU(CDWEA) zonings in the Lau Fau Shan and Tsim Bei Tsui
Outline Zoning Plan and Tin Shui Wai Outline Zoning Plan are mostly next to or even

fall within the internationally recognized sites of ecological importance. They are the
“Mai Po Inner Deep Bay Ramsar Site”, which is designated under the Ramsar
Convention (Convention on Wetlands) for the conservation and wise use of wetlands
and their resources?, and the “Inner Deep Bay and Shenzhen River catchment”
Important Bird Area (IBA), which is recognized by the BirdLife International (Figure 1)2.

The habitats including the intertidal mudflats, fishponds and streams are conSidered
as part of the wetland ecosystem in Deep Bay area. They are providing suitable habitats
" for both residents and migratory birds, including the “Endangered” species classified

madagascariensis)* _and Great Knot (Calidris tenuirostris)®, the “Vulnerable” Collared
Crow (Corvus pectoralis)®and the “Near threatened” Eurasian Curlew (Numenius
arquata)’. Three egretries, which are the breeding colonies of ardeids of conservation
interest particularly at their nesting and roosting sites, were found within CPA zone in

Deep Bay area. The potential adverse impacts on migratory birds, residents,
breeding ardeids and their habitats cannot be overlooked.

Set an undesirable precedent to the other outline zoning plans

The statutory planning control mechanism is necessary to prevent the environment
from destruction and pollution due to any undesirable developments, including the
land/pond filling and excavation co-ordinated or implemented by the government.
However, the current proposed exemp.tion within conservation zonings wouid weaken
to prevent the environment from destruction and pollution, and also hinder the

thttps://www.afcd.gov.hk/english/conservation/con_wet/con_wet_look/con_wet_look_man/files/RS
MPIIESEng.pdf .

2 http://datazone.birdlife.org/site/factsheet/inner-deep-bay-and-shenzhen-river-catchment-area-iba-
hong-kong-(china) ' ‘

3 https://www.iucnredlist.org/species/22697568/119347801

4 https://www.iucnredlist.org/species/22693199/118601473

5 https://www.iucnredlist.org/species/22693359/155482913

5 https://www.iucnredlist.org/species/22706049/131735892

7 https://www.iucnredlist.org/species/22693190/117917038

in—the-tUEN-Red-List-such-as Black-faced-Spoonbil}FarEastern-Curlew-{Numenius-



monitoring by the public. We are highly concerned the approval of these amendments
would set an undesirable precedent to the other outline zoning plans located within
ecological sensitive areas, and thus nullifying the statutory planning control
mechanism. \ '

Justifications for the decision and comments made by Government departments and
the Board

According to the Hong Kong Planning Standards and Guidelines (HKPSG), Chapter 10, .
Section 2.1 (ii), the Board has the responsibility to, “restrict uses within conservation

zones to those which sustain particular landscapes, ecological and geological -
attributes and heritage features”, and (iii), the Board has the responsibility to “control

adjoining uses to_minimise adverse impacts on conservation zones and optimise their

- e@ﬁsefvafionfva'lue%Wénet—etvhatwa{'!fe%h'erTGevem—meﬁtfbrufearuxf,’éeparr—tvm entsare——
also bound to the HKPSG, and the Agricuiture, Fisheries and Conservation Department
(AFCD) and the Planning Department (PlanD) have the responsibility to advise the
Board on the ecological® and planning aspects in particular. Given AFCD’s mission to
conserve natural environment and safeguard the ecological integrity?, and the
proposed development is not in line with the planning intention of the statutory zoning,
HKBWS would also expect AFCD and PlanD to object to these proposed amendments.
Should AFCD, PlanD or the Board feels otherwise, we urge that the appropriate
justifications are provided.

The HKBWS respectfully requests the Board to take our comments into consideration
and reject the amendments regarding the revision of the remarks of the notes for the
above mentioned conservation zonings, so as to safeguard the ecologically important
wetlands from undesirable developments. Thank you for your kind attention.

8 AFCD Role of Department. Available at:
http://www.afcd.gov.hk/english/aboutus/abt_role/abt_role.html

9 AFCD Vision and Mission. Available at:
http://www.afcd.gov.hk/english/aboutus/vision_mission/abt_vision_mission.html



Yours faithfully,

e

Wong Suet Mei
Conservation Officer
The Hong Kong Bird Watching Society

cc.
The Conservancy Association
Designing Hong Kong

Kadoorie-Farm-and-Betanie-Garden—

WWF - Hong Kong
TraiIWatch



Figure 1. The affected zonings (i.e. SSSI, CPA, CA and OU(CDWEA)) under the Lau Fau Shan énd Tsim Bei
Tsui Outline Zoning Plan and Tin Shui Wai Outline Zoning Plan are mostly next to or even fall within the

internationally recognized sites of ecological importance, namely “Inner Deep Bay and Shenzhen River
catchment” Important Bird Area (Upper) and Mai Po Inner Deep Bay Ramsar Site (Bottom).
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[J urgent [ Return receipt (O sign [ Encrypt [ Mark Subject Restricted O Expand personal&public groups

Re LAU FAU SHAN AND TSlM BEI TSUI OZP NO S/YL-LFS/9 - TIN SHUI WAI
OZP NO. S/TSW/14
06/08/2021 22:40

To: tpbpd <tpbpd@pland.gov.hk>
FileRef:

Dear TPB Members,
Again the poor response to the plans is a cause for concem.

Having attended numerous OZP meetings over the year, | have never failed to gain
much knowledge of a district from the views expressed by local residents.

In addition the erudition and common sense of local residents has always impressed -
me and, at least some, of the members. This has been borne out by the questlons
they elicited from members.

Steps should be taken to encourage wider partlc1pa’uon so that valuable insights that

would-erncourage better-developiments;-and-help-avoid negative-is Su@b'trlal‘bOU!d
have been overlooked are part of the process.

Mary Mulvihill

From: "mm1947"

To: "tpbpd" <tpbpd@pland.gov.hk>

Sent: Wednesday, July 7, 2021 2:07:37 AM

Subject: LAU FAU SHAN AND TSIM BEI TSUI OZP NO S/YL-LFS/9 TIN SHUI
WAI OZP NO. S/TSW/14

AMENDMENTS TO LAU FAU SHAN AND TSIM BEI TSUI OZP NO. SIYL-LFS/9

Iltem A — Rezoning of a site at the junction of Tin Wah Road and Man Tak Road
. from “Res (Group.C)” and “Green Belt” to “Res (Group A)”

AMENDMENTS TO TIN SHUI WAI OZP NO. SITSW/14 '
" ltem A — Rezoning of a site at the junction of Tin Wah Road and Tin Ying Road from .

“G/IC” and an area shown as ‘Road’ to “Res (Group A)1”
5 Blocks PH / 3,990 Units / Kindergarten / Retail / Parking / GIC

Item B — Rezoning of a site at the junction-of Tin Wing Road and Tin Yan Road from
“Undetermined” (“U”) to “Res (Group B)2” to reflect the existing private residential
development of Central Park Towers which was completed in 2010 '

_ Item C1 — Rezoning of a strip of land to the north of Tin Yip Road from an area
shown as ‘Road’ to “G/IC”.- Smaller than C2

Item C2 — Rezoning of a strip of land to the south of Tin Yip Road from “G/IC” to an
area shown as ‘Road. .

Dear TPB Members,

Once again the ordinary citizen is faced with time consuming challenges when it
comes to evaluating the amendments. The file is too large for your average home



These facilities should be carefully planned/reviewed by relévant government
departments/bureaux and premises-based GIC facilities could be incorporated in

~ future development/redevelopment when opportunities arise. Moreover, various
social welfare facilities as requested by SWD would be considered to incorporate in
the proposed public housing development at the detailed design stage

So with no specific details provided, there is no obllgatlon to provnde facilities to meet -
the various shortfalls and indeed the basic needs of the residents. In view of the
rising number of elderly, this is less than desirable. The community does not trust
SWD. This dept conspired to have elderly and child care facilities removed from
HKPSG in 2008, a decision that is largely responsible for the chronic shortage of -
facilities we now face as it allowed for the rezoning -of many GIC sites on the pretext
that there was no deficit in community services. lts solution to the crisis in supply is
to shove the services into odd leftover spaces instead of providing the well planned
and independent amenities with adequate outdoor recreational areas that would

allow a better quality of life for those with impaired movement.

For the LFS OZP based on a planned population of vabout 19,970 persons, including

the estimated_population of Phase 2 of the proposed public housing development
(about 7,530 persons), most of the GIC facilities do not meet the provision
requirements under HKPSG. Nevertheless, while the planned provision of GIC
facilities in the LFS OZP such as secondary school, primary school, kindergarten,
etc. may not be adequate to meet the need of the planned population, the planned

- provision of such GIC facilities in the whole Yuen Long district as well as TSW New
Town5 is generally adequate, some even with a surplus, which could supplement
the need of the planned population in the LFS OZP :

This statement is not acceptable. With an ageing population and the high possibility
of Covid like outbreaks predicted every decade or so, community facilities should be
a top priority and they should be located close to residences in order to ensure that

every district has adequate facilities to cope. '

Item B

Cannot find any reference to PR and BH. Will this be restricted to as built? If they
are to be increase then STRONG OBJECTION

Items C

This appears to be a swap arrangement, but the larger GIC is exchanged for a much
~~small Road, so as with-all these rezonings the allocation for communlty facilities is
diminished.

Mary Mulvihill
[
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Date and time of submission:

210707-224528-43335
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07/07/2021 22:45:28
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-Full Name of “Representer”:

"EIEREA | 24
Full Name of "Authorized Agent" :

BRI

| Draft plan to which the representation relates:

R AT B

Nature of and reasons for the representation: -
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C | TPB/R/S/TSW/15-

yabpd@pland.ggv;hk

BiE:

BB 20214E07307THEH= 2:08

Wik tpbpd

=S LAU FAU SHAN AND TSIM BEI TSUI OZP NO. S/YL-LFS/3 - TIN SHUI WAI OZP NO. S/TSW/14

AMENDMENTS TO LAU FAU SHAN AND TSIM BEI TSUI OZP NO. S/YL-LFS/9

Iltem A — Rezoning of a site at the junction of Tin Wah Road and Man Tak Road from “Res {Group C)" and
“Green Belt’ to “Res (Group A)"

AMENDMENTS TO TIN SHUI WAI OZP NO. S/TSW/14

Item A - Rezoning of a site at the junction of Tin Wah Road and Tin Ying Road from “G/IC” and an area
shown as ‘Road’ to “Res (Group A)1”
S Blocks PH / 3,980 Units / Kindergarten / Retail / Parking / GIC

Item B — Rezoning of a site at the junction of Tin Wing Road and Tin Yan Road from “Undetermined” (“U”)
to “Res (Group B)2" to reflect the emstmg private residential development of Central Park Towers which
was completed in 2010

Item C1 — Rezoning of a strip of land to the north of Tin Ylp Road from an area shown as ‘Road’ to
“G/IC". Smaller than C2
Item C2 - Rezoning of a strip of land to the south of Tin Yip Road from “G/IC" to an area shown as ‘Road’.

Dear TPB Members,

Once again the ordinary citizen is faced with time consuming challenges when it comes to evaluating the
amendments. The file is too large for your average home computer, takes ages to download. In addition
with only one screen one is forced to scroll up and down to find related diagrams and plans.

The Papers must be split into more digestible parts otherwise the general pubhc is denied the right to gain
a clear picture of the proposals.

As Site A is partially degraded and the intended use is public housing, there is no point in commenting on
the rezoning as it will go ahead regardless.

However there are issues that should be considered

3.1.16 Road traffic noise impacts are proposed to be mitigated by a combination of 2.5m, 5m and 6m-
vertical barriers at Tin Wah Road and application of low-noise road surfacing material for the section of Tin
Wah Road and the junction of Lau Fau Shan Road and Tin Wah Road, architectural fins and acoustic
windows for some residential blocks. With the mitigation measures in place, the predicted noise levels at all

~ the representative planned noise sensitive receivers within the site will comply with the relevant noise
criteria.

So why are so many trees that provide a natural noise barrier along Tin Wah and Ting Wing Roads to be
felled and replaced with single row ornamental varieties?

724 trees - 92 will be transplanted, 187 will be, retained, and 445 will be felled due to unavoidable
conflicts with the development. 179 PROVIDED OUTSIDE SITE Greenwash. Even if they are
provided, and this is doubtful as there have been many similar promises that are demonstrably outright lies,
they will bring no benefit to the residents

The provision of landscape roof on top of multi-storey ancillary facilities/ carpark building, podium-level
greening. These facilities are nothing more than ornamental appendages and provide no outlets for active
recreation use. There will be over 10,000 intake so where is the basketball court and other facilities? 3



Phase 1 isolated : '
Phase 1 will effectively become an island and completely cut off from Phase 2 where the shared facilities
will be located. The new road looks very wide, will it carry heavy traffic? Will there be street level

crossings or will folk have to traipse up to chat looks like a footbridge at the northern end? Why is the road
not underground?

“How do people get across the wide roads to Tin Shui Path7? Is there safe access to the cycle path‘? There
are some bits on plan that could be tunnels but no information provided.

- Other social welfare facilities too vague .

4.3 Although there is shorifall in social welfare facilities such as child care centre commumty care services
facilities and residential care home for the elderly in both the TSW OZP and LFS OZP, this is a long-term
goal and the actual provision would be subject to the consideration of the Social Welfare Department
(SWD) in the planning and development process as appropriate.

These facilities should be carefully planned/reviewed by relevant government departments/bureaux and
premises-based GIC faciliies could be incorporated in future development/redevelopment when
opportunities arise. Moreover, various social welfare facilities as requested by SWD would be considered
- to incorporate in the proposed public housing development at the detailed design stage.

So with no specific details provided, there is no obligation to provide facilities to meet the various shortfalls
and indeed the basic needs of the residents. In view of the rising number of elderly, this is less than
desirable. The community does not trust SWD. This dept conspired to have elderly and child care facilities
removed from HKPSG in 2008, a decision that is largely responsible for the chronic shortage of facilities we now face

- asit allowed for the rezoning of many GIC sites on the pretext that there was no deficit in community services. Its

solution to the crisis in supply is to shove the services into odd leftover spaces mstead of provndmg the well planned
and independent amenities with adequate outdoor recreational areas that would allow a better quality of life for
those with |mpa|red movement

For the LFS OZP based on a planned population of about 19,970 persons, lncludlng the estimated
population of Phase 2 of the proposed public housing development (about 7,530 persons), most of the
GIC facilities do not meet the provision requirements under HKPSG. Nevertheless, while the planned
provision of GIC facilities in the LFS OZP such as secondary school, primary school, kindergarten, etc.
may not be adequate to meet the need of the planned population, the planned provision of such GIC
facilities in the whole Yuen Long district as well as TSW New Town5 is generally adequate, some even
with a surplus, which could supplement the need of the planned population in the LFS OZP

This statement is not acceptable. With an ageing population and the high possibility of Covid like

outbreaks predicted every decade or so, community facilities should be a top priority and they should be
located close to residences in order to ensure that every district has adequate facilities to cope.

" ltem B

“Cannot find any reference to PR and BH. Wil this be restncted to as built? If they are to be increase then
STRONG OBJECTION ,

items C -

This appears to be a swap arrangement, but the larger GIC is exchanged for a much small Road, so es
with all these rezonings the allocation for community facilities is diminished.

Mari Mulvihill
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tpbpd@pland.gov.hk 3 , |
5iE: v WONG, Suet Mei NG

HIFES: 202108 F04HEH= 1116

WetrE: tpbpd

Bl Chuan Woo

FE: Comments on Representations in respect of the proposed amendments to the Notes of the draft

Lau Fau Shan and Tsim Bei Tsui Outline Zoning Plan No. S/YL-LFS/10, the draft Tin Shui Wai
Outline Zoning Plan No. S/TSW/15 and the draft Ping Shan Outline Zonlng
T - 20210806_LFS_TSW_PS_OZPamendments_HKBWS pdf

Dear Sir/Madam,
The Hong Kong Bird Watching Society's comments on the Representations in respect of the proposed
amendments to the Notes of the draft Lau Fau Shan and Tsim Bei Tsui Outline Zoning Plan No. S/YL-

LFS/10, the draft Tin Shui Wai Outline Zoning Plan No. S/TSW/15 and the draft Ping Shan Outline Zoning
Plan No. S/YL-PS/19 is attached.

Full name: Wong Suet Mei
The ID no.ﬁ

Thank you.

Best Regards,

Wong Suet Mei | EE1R
Conservation Officer | f & F(E

Hong Kong Bird Watching Society | Zi%@ =R
A: 7C, V Ga Building, 532 Castle Peak Road, Kowloon, Hong Kong
EENEGHAETIESRBEARFTHECE

~T:+852 2377 4387 | F: +852 2314 3687




‘ HKBWS | sabd
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RS

Secretary, Town Planning Board
15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong

(E-mail: tpbpd@pland.gov.hk)

By email only

4 August 2021
Dear Sir/Madam,

Comments on Representations in respect of the proposed amendments to
the Notes of the draft Lau Fau Shan and Tsim Bei Tsui Qutline Zoning Plan No. S/YL-
-LFS/10; the draft Tin Shui Wai Qutline Zoning Plan No. S/TSW/15 and the d r’a’ft”Pihg
Shan Outline Zoning Plan No. S/YL-PS/19 '

The proposed amendments involve the revision of the remarks of the notes for “Other
Specified Uses” (“OU”) annotated “Comprehensive Development and Wetland
Enhancement Area”, “Conservation Area”, “Coastal Protection Area” and “Site of
Special Scientific Interest” zones on filling of land/pond or excavation of land. After the
revision, the filling of land/pond or excavation of land that are associated with “public
works co-ordinated or implemented by Government, and maintenance, repair or
rebuilding works” on the above conservation zonings, will be exempted from
application of planning permission from the Town Planning Board (Board). The Hong
Kong Bird Watching Society (HKBWS) agrees with the Representation No. TPB/R/S/YL-
LFS/10-R3, TPB/R/S/TSW/15-R3, and objects to the above proposed amendments to
the Notes of the three draft plan based on the following reasons.

Not in line with the planning intention of the general planning intention and the related
conservation zonings

According to the explanatory statement of the Lau Fau Shan and Tsim Bei Tsui Outline
Zoning Plan No. S/YL-LFS/10, the planning intention of the Area is “to conserve the
ecological value of the fish ponds which form an integral part of the wetland ecosystem
in the Deep Bay Area”, while the planning intention of the area further away from the

1

& /8 B B ¥ Hong Kong Bird Watching Society —
No +85223774387 MHima  info@hkbwsorghk EENAMBRAELESREEABIC BirdLife
@@ FanNo +852 2314 3687 #65 Web st www.hkbws.org.hk Aodress 7C, V Ga Building, 532 Castle Peak Road, Lai Chi Kok, Kowloon, Hong Kong
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fish ponds is “to protect the ecological integrity of the wetland ecosystem, and prevent
development that would have a negative off-site disturbance impact on the ecological
value of fish ponds”.

The affected zonings in the three draft plans are:

i) “Site of Special Scientific Interest (SSSI}”, where is intended “to conserve and
protect the features of special scientific interest such as rare or particular
species of fauna and flora and their habitats, corals, woodlands, marshes or
areas of geological, ecological or botanical/biological interest which are

. designated as Site bf Special Scientific Interest (5551)”, R
i) “Coastal Protection Area” (CPA), where is intended “to conserve, protect and

retain the natural coastlines and the sensitive coastal natural environment,

--~including -attractive *-geologlcal--featuresjf'phys,'calflandformwerwareafajﬁnign" T

landscape, scenic or ecological value”,
iii) “Conservation Area” (CA), which is intended to “protect and retain the existing
natural landscape, ecological or topographical features of the area for

conservation, educational and_research purposes and to separate sensitive

natural environment such as Site of Special Scientific Interest or Country Park
from the adverse effects of development”,

“iv) ~ Other Specified Uses annotated “Comprehensive Development and Wetland
Enhancement Area” (OU(CDWEA)), which is intended ‘for conservation and

enhancement of ecological value and functions of the existing fish ponds or

wetland through consideration of application for development or
redevelopment under the “private-public partnership approach”.

The proposed exemption from planning application of the land/pond filling and
excavation co-brdinated or implemented by the gove;'nment within the above
conservation zonings would undermine the planning control over incompatible land
uses and potentially lead to adverse environmental impacts. This contradicts with the
above mentioned planning intentions of the outline zoning plans and also the

corresponding zonings to conserve/protect'_the natural environment. We therefore
- urge the Board to reject these proposed amendments.



Potential impacts on sensitive wetland ecosystem and -natural scenery _
The SSSI, CPA, CA and OU{CDWEA) zonings in the Lau Fau Shan and Tsim Bei Tsui
Outline Zoning Plan and Tin Shui Wai Outline Zoning Plan are mostly next to-or even

fall within the internationally recognized sites of ecological importance. They are the
“Mai Po Inner Deep Bay Ramsar Site”, which is designated under the Ramsar
Convention (Convention on Wetlands) for the conservation and wise use of wetlands
and their resources?!, and the “Inner Deep Bay and Shenzhen River catchment”
Important Bird Area (IBA), which is recognized by the BirdLife International (Figure 1)2.

The habitats including the intertidal mudflats, fishponds and streams are considered
as part of the wetland ecosystem in Deep Bay area. They are providing suitable habitats
for both residents and migratory birds, including the “Endangered” species classified

—in-thetUEN-Red-tist—such-as—Black-faced-Spoonbil’—Far-Eastern-Curlew-tNumenits-
madagascariensis)* and Great Knot (Calidris tenuirostris)®, the “Vulnerable” Collared

Crow (Corvus pectoralis)®and the “Near threatened” Eurasian Curlew (Numenius
arquata)’. Three egretries, which are the breeding colonies of ardeids of conservation
interest particularly at their nesting and roosting sites, were found within CPA zone in

Deep Bay area. The potential adverse impacts on migratory birds, residents,
breeding ardeids and their habitats cannot be overlooked.

Set an undesirable precedent to the other outline zoning plans

The statutory planning control mechanism is necessary to prevent the environment
from destruction and pollution due to any undesirable developments, including the
land/pond filling and excavation co-ordinated or implemented by the government.
However, the current proposed exembtion within conservation zonings would weaken
to prevent the environment from destruction and pollution, and also hinder the

*https://www.afcd.gov.hk/english/conservation/con_wet/con_wet_look/con_wet_look_man/files/RS
MPIIESENng.pdf

2 http://datazone.birdlife.org/site/factsheet/inner-deep-bay-and-shenzhen-river-catchment-area-iba-
hong-kong-(china) ’ '
3 https://www.iucnredlist.org/species/22697568/119347801
4 https://www.iucnredlist.org/species/22693199/118601473
5> https://www.iucnredlist.org/species/22693359/155482913
® https://www.iucnredlist.org/species/22706049/131735892
7 https://www.iucnredlist.org/species/22693190/117917038



monitoring by the public. We are highly concerned the approval of these amendments
would set an 'undesi.rable precedent to the other outline zoning plans located within
ecological sensitive areas, and thus nullifying  the statutory planning control
mechahism. ' |

Justifications for the decision and comments made by Government departments and
the Board '

According to the Hong Kong Planning Standards and Guidelines (HKPSG), Chapter 10,
Section 2.1 (ii), the Board has the responsibility to, “restrict uses within conservation

zones to those which sustain particular landscapes, ecological and geological
attributes and heritage features”, and (iii), the Board has the responsibility to “control

adjoining uses to_minimise adverse impacts on conservation zones and optimise their

also bound to the HKPSG, and the Agriculture, Fisheries and Conservation Debartment
(AFCD) and the Planning Department (PIahD) have the responsibility to advise the
Board on the ecological® and planning aspects in particular. Given AFCD’s mission to
conserve natural ehvironment and safeguard the ecological integrity®, and the
proposed development is not in line with the planning intention of the statutory zoning,
HKBWS would also expect AFCD and PlanD to object to these proposed amendments.
Should AFCD, PlanD or the Board feels otherwise, we urge that the appropriate
justifications are provided.

The HKBWS respectfully requests the Board to take our comments into consideration
and reject the amendments regarding the revision of the remarks of the notes for the
above mentioned conservation zonings, so as to safeguard the ecologically important

wetlands from undesirable developments. Thank you for your kind attention.

8 AFCD Role of Department. Available at:
http://www.afcd.gov.hk/english/aboutus/abt_role/abt_role.html

9 AFCD Vision and Mission. Available at:
http://www.afcd.gov.hk/english/aboutus/vision_mission/abt_vision_mission.html

conservation-value’=We-note-that=all-other-Government-bureaux/departments-are————==—==-=



Yours faithfully,

anig

Wong Suet Mei
Conservation Officer
The Hong Kong Bird Watching Society

cc.
The Conservancy Association
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Figure 1. The affected zonings (i.e. SSSI, CPA, CA and OU(CDWEA)) under the Lau Fau Shan and Tsim Bei
Tsui Outline Zoning Plan and Tin Shui Wai Outline Zoning Plan are mostly next to or even fall within the

internationally recognized sites of ecological importance, namely “Inner Deep Bay and Shenzhen River
catchment” Important Bird Area (Upper) and Mai Po Inner Deep Bay Ramsar Site (Bottom).
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[J Urgent [:l Return recelpt D Sign - D Encrypt () mark Subject Restricted E] Expand personal&pubhc groups

;’,% ’ Re: LAU FAU SHAN AND TSIM BEI TSUI OZP NO. S/YL-LFS/9 - TIN SHUI WAI
' y’ OZP NO. S/TSW/14 .

e 06/08/2021 22:40
To: tpbpd <tpbpd@pland.gov.hk> .
F]IeRef' R . . - e T e

- Dear TPB Members, :

Agam the poor response to the plans is a cause for concern.

Having attended numerous OZP meetings over the year, | have never failed to gain
much knowledge of a district from the views expressed by local residents.

~ In addition the erudition and.common sense of local residents has always |mpressed
me and, at least some, of the members. ThIS has been borne out by the questions
they elicited from members.

Steps should be taken to encourage wider partlmpatlon so that valuable insights that
would encourage better developments, and help avoid negative issues that cou!d

have-been-overlooked-are-part-of the-process
Mary- Mulvihill '

From: "mm1947"
To: "tpbpd" <tpbpd@pland.gov.hk>
Sent: Wednesday, July 7, 2021 2:07:37 AM

Subject: LAU FAU SHAN AND TSIM BEI TSUI OZP NO. S/YL LFS/9 - TIN SHUI

WAI OZP NO. S/TSW/14

AMENDMENTS TO LAU FAU SHAN AND TSIM BEI TSUI OZP NO. SIYL-LFSIQ
Item A — Rezoning of a site at the jrunctlon of Tin Wah Road and Man Tak Road
from “Res (Group C)" and “Green Belt” to “Res (Group A)"

~ AMENDMENTS TO TIN SHUI WAI OZP.-NO. SITSW/14 '
Item A — Rezoning of a site at the junction of Tin Wah Road and Tin Ying Road from
“G/IC” and an area shown as ‘Road’ to “Res (Group A)1”

5 Blocks PH / 3,990 Units / Kindergarten / Retail / Parking / GIC

Item B — Rezoning of a site at the junction of Tin Wing Road and Tin Yan Road from
“Undetermined” (“U”) to “Res (Group B)2” -to reflect the existing private residential -
development of Central Park Towers which was completed in 2010

Item C1 — Rezoning of a strip of land to the north of Tin Yip Road from an areé
‘'shown as ‘Road’ to “G/IC”. Smaller than C2
Item C2 — Rezoning of a strip of land to the south of Tin Yip Road from “G/IC” fo an

- area shown as ‘Road.
Dear TPB Members,

Once again the ordinary citizen is faced with time consuming challenges when it
comes to evaluating the amendments. The file is too large for your average home



computer, takes ages to download. In addition with only one screen one is forced to
scroll up and down to find related dlagrams and plans. :

~The Papers must-be split into more digestible parts otherwise the general public is
denied the right to gain a clear picture of the proposals. .

As Site A is partially degraded and the intended use is public housing, there is no
point in commenting on the rezoning as i‘g will go ahead regardless.

However there areﬂiséues that should be con‘side'r‘e'd"

3.1.16 Road traffic noise impacts are proposed to'be mitigated by a combination of
2.5m, 5m and 6m-vertical barriers at Tin Wah Road and application of low-noise '
road surfacing material for the section of Tin Wah Road and the junction of Lau Fau
Shan Road and Tin Wah Road, architectural fins and acoustic windows for some
residential blocks. With the mltlgatlon measures in place, the predicted noise levels
"at all the representative planned noise sensitive receivers within the site will comply
with the relevant noise criteria.

So why are so many trees that provide a natural noise barrier along Tin Wah and

Ting-Wing-Reoads-fo-be-felled-and-re replaced with S!D"'° FOML: nmamLenfql varieties?

724 trees 92 will be transplanted, 187 w1|l be, retained, and 445 will be felled due
to unavoidable conflicts with the development. 179 PROVIDED OUTSIDE SITE
Greenwash. Even if they are provided, and this is doubtful as there have been
‘many similar promises that are demonstrably outrlght lies, they will bnng no benefit
to the residents :

The provision of landscape roof on top of multi-storey ancillary facilities/ carpark
building, podium-level greening. These facilities are nothing more than ornamental
appendages and provide no outlets for active recreation use. There will be over
10,000 intake so where is the basketball court and other facilities?

Phase 1 isolated

Phase 1 will effectively become an island and completely cut off from Phase 2 where
the shared facilities will be located. The new road looks very wide, will it carry heavy
traffic? Will there be street level crossings or will folk have to traipse up to chat
looks llke a footbridge at the northern end? Why is the road not underground’?

How do people get across the wide roads to Tin Shui Path? s there safe access to
the cycle path? There are some bits on plan that could be tunnels but no '

information provided.
Other social welfare facilities too vague

4.3 Although there is shortfall in social welfare facilities such as child care centre, .
community care services facilities and residential care home for the elderly in both
the TSW OZP and LFS OZP, this is a long-term goal and the actual provision would
be subject to the consideration of the Social Welfare Department (SWD) in the
planning and development process as appropriate.



These facilities should be carefully planned/reviewed by relevant government
. departments/bureaux and premises-based GIC facilities could be incorporated in

- future development/redevelopment when opportunities arise. Morecver, various
social welfare facilities as requested by SWD would be considered to incorporate in
the proposed publlc housmg development at the detailed design stage.

So with no specuflc details provided, there is no obllgatlon to provide facilities to meet

. the various shorifalls and indeed the basic needs of the residents. In view of the
rising number of elderly, this is less than desirable. The community does not trust
SWD. This dept conspired'to have elderly and child care facilities removed from
HKPSG in 2008, a decision that is largely responsible for the chronic shortage of
facilities we now face as it allowed for the rezoning of many GIC sites on the pretext
that there was no deficit in community services. lis solution to the crisis in supply is
to shove the services into odd leftover spaces instead of providing the well planned
and independent amenities with adequate outdoor recreational areas that would
allow a better quality of life for those with impaired movement.

| For the LFS OZP based on a planned populatlon of about 19,970 persons, including
the estimated population of Phase 2 of the proposed public housing development

(aboe —e%@—pe:scns —mostofthe-GlCtfacilities-do-notm neet-the- F"i@"i\. oh
requirements under HKPSG. Nevertheless, while the planned provision of GIC
facilities in the LFS OZP such as secondary school, primary school, kindeljgarten,
etc. may not be adequate to meet the need of the planned population, the planned
- provision of such GIC facilities in the whole Yuen Long district as well as TSW New
Townb is generally adequate, some even with a surplus, which could supplement
. .the need of the planned population in the LFS OZP

This statement i |s not acceptable. With an ageing population and the high possibility
of Covid like outbreaks predicted every decade or so, community facilities should be
a top priority and they should be located close to residences in order to ensure that
every district has adequate facilities to cope

Item B

Cannot find any reference to PR and BH. ‘Will this be restricted to as buili? If they
aretobe i increase then STRONG OBJECTION

Items C

This appears to be a swap arrangement, but the larger GIC is exchanged for a much
small Road, so as with all these rezonings the allocation for communlty faC|I|t|es is
diminished. '

Mary Mulvihill
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Agenda Item 30

[Open Meeting]

Proposed Amendments to the Approved Lau Fau Shan & Tsim Bei Tsui Outline Zoning Plan
No. S/YL-LFS/9 and the Approved Tin Shui Wai Outline Zoning Plan No. S/TSW/14
(RNTPC Paper No. 4/21)

112. The Secretary reported that the proposed amendments involved a site in Tin Shui
Wai for public housing development to be developed by the Hong Kong Housing Authority
(HKHA) which was supported by the Engineering Feasibility Study (the Study) conducted by
the Civil Engineering and Development Department (CEDD) where Black & Veatch Hong
Kong Limited (B&V) was one of the consultants of the Study. The following Members had

declared interests on the item:

Mr Gavin C.T. Tse - being a representative of the Director of

(as Chief Engineer Home Affairs who was a member of the

(Works), Home Affairs Strategic ~ Planning ~ Committee  and

Department) Subsidised Housing Committee of the
HKHA;

Mr K.K. Cheung - his firm having current business dealings

with HKHA and B&V;

Mr Y.S. Wong - being a member of Fund Management
Sub-committee of the HKHA,;

Dr Conrad T.C. Wong - having current business dealings with
HKHA;

Dr C.H. Hau - currently conducting contract research
project with CEDD;

Mr L.T. Kwok - his employing organization was operating

social service teams supported by HKHA
(including an unit at Tin Ching Estate) and
openly bid funding from HKHA; and

Mr Ricky W.Y. Yu - his firm having a project in Ping Shan
(immediate south of Tin Shui Wai)
scheduled for the Committee’s consideration.
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113. The Committee noted that Dr C.H. Hau had tendered an apology for being unable
to attend the meeting. The Committee noted that according to the procedure and practice
adopted by the Town Planning Board, as the proposed amendments, including those for
public housing development, were the subject of amendments to the OZP proposed by the
Planning Department (PlanD), the interests of Members in relation to HKHA on the item
would only need to be recorded. As the interest of Mr Ricky W.Y. Yu was indirect and Mr
K.K. Cheung had no involvement in relation to the Study, the Committee agreed that they
could stay in the meeting.

Presentation and Question Sessions

114. The following government representatives and the consultant were invited to the
meeting at this point:

PlanD
Mr Kepler S.Y. Yuen

District Planning Officer/Tuen Mun and Yuen
Long West (DPO/TMYLW)

Ms Bonnie K.C. Lee

Senior Town Planner/Tuen Mun and Yuen Long
West (STP/TMYLW)

CEDD
Mr John C.L. Chan - Senior Engineer 2/ Housing Project 2 (SE2/HP2)

The Consultant

Mr Edwin C.H. Lo - Binnies Hong Kong Limited
[formerly Black & Veatch Hong Kong Limited
(B&V)]
115. With the aid of a PowerPoint presentation, Ms Bonnie K.C. Lee, STP/TMYLW,

presented the proposed amendments as detailed in the Paper and covered the following main

points:

Background

(@) The site at Tin Wah Road was jointly identified by PlanD and other
relevant government departments to meet the policy objective for ten-year
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housing supply target announced in the 2015 Policy Address. The
proposed public housing development at the site would be implemented in
two phases, with phase 1 mainly in an area covered by the Approved Tin
Shui Wai Outline Zoning Plan (TSW OZP) and phase 2 mainly in an area
covered by the Approved Lau Fau Shan and Tsim Bei Tsui Outline Zoning
Plan (LFS OZP);

Proposed Amendments to Matters shown on the OZPs, the Notes and Explanatory

Statements (ESs)

LFS OZP

(b)

Item A: rezoning of an area (about 2.82ha) near the junction of Tin Wah
Road and Man Tak Road from “Residential (Group C)” (“R(C)”) and
“Green Belt” to “Residential (Group A)” (“R(A)”) for the phase 2 public
housing development with stipulation of a maximum plot ratio (PR) of 6.9
and maximum building height (BH) of 165mPD;

TSW OZP

(©)

(d)

(€)

(M

Item A: rezoning of an area (about 1.13ha) near the junction of Tin Wah
Road and Tin Ying Road from “Government, Institution or Community”
(“G/IC”) and an area shown as ‘Road’ to “R(A)1” for the phase 1 public
housing development with stipulation of a maximum PR of 6.9 and
maximum BH of 165mPD;

Item B: rezoning of an area at the junction of Tin Wing Road and Tin Yan
Road in the centre of Tin Shui Wai (TSW) New Town from
“Undetermined” to “Residential (Group B)2” to reflect the existing private

residential development of Central Park Towers completed in 2010;

Items C1 and C2: rezoning of a strip of land to the north of Tin Yip Road
from an area shown as ‘Road’ to “G/IC” and rezoning of a strip of land to
the south of Tin Yip Road from “G/IC” to an area shown as ‘Road’ to

reflect the existing alignment of Tin Yip Road;

corresponding revisions to the Notes and ESs to take into account the
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proposed amendments. A clause was proposed for the “R(A)” and
“R(A)1” zones to disregard the floor space for public vehicle parks, public
transport facilities and Government, institution and community facilities as
required by the Government from PR calculation. Amendments were also
made to the Notes of various zones to accord with the latest Master
Schedule of Notes to Statutory Plans promulgated by the Board;

Technical Assessments

(9)

the Study with technical assessments had been conducted by CEDD for the
proposed public housing development on traffic, environment, water supply,
drainage, sewerage, landscape, visual, air ventilation and other aspects.
The Study concluded that there was no insurmountable technical problem
for the proposed development;

Departmental Comments

(h)

relevant government bureaux and departments had no objection to or no

adverse comment on the proposed OZP amendments;

Consultation

(i)

)

the Housing, Town Planning and Development Committee of Yuen Long
District Council (HTPDC of YLDC) had been consulted on the proposed
amendments on 17.3.2021. The HTPDC members had some reservations
on the proposed development mainly due to the concerns on compensation
and rehousing, traffic impact on road network, provision of public transport
and cycle track as well as provision of market, retail facilities and social

welfare facilities; and

the Ping Shan Rural Committee (PSRC) had been consulted on the
proposed amendments on 9.4.2021. The PSRC strongly objected to the
proposed public housing development and raised concerns mainly on fung

shui, loss of place for holding religious activities, land use compatibility
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with Sha Kong Wai Tsuen, air ventilation and traffic impact on road
network. The PSRC counter-proposed to develop the Fung Lok Wai
(FLW) area for public housing.

116. As the presentation by PlanD’s representative had been completed, the Chairman

invited questions from Members.

117. The Chairman, Vice-Chairman and some Members raised the following

questions:

(a)

(b)

(©)

(d)

(€)

the details of the proposed junction improvement works at Tin Wah
Road/Ping Ha Road/Lau Fau Shan Road;

the feasibility of the counter-proposal of the PSRC to develop the FLW area

for public housing development;

whether the development intensity of the proposed public housing
development had reached the upper limit of those in the area and its

compatibility with the surroundings;

the reason for proposing a roundabout at the south-western part of the Tin
Wah Road site;

whether the 5% of gross floor area (GFA) for social welfare facilities as
mentioned in the 2020 Policy Address would be provided in the proposed

public housing development; and

() the concern of the PSRC on loss of place for holding religious activities.
118. In response, Mr Kepler S.Y. Yuen, DPO/TMYLW, made the following main
points:

(@) the preliminary Traffic and Transport Impact Assessment had indicated that

all the key road junctions/links were operating within capacities except for



(b)

(©)
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the junction at Tin Wah Road/Ping Ha Road/Lau Fau Shan Road. The
recommended improvement works mainly included converting that junction
from a priority junction to a roundabout and widening a section of Tin Wah
Road;

the FLW area mainly comprising privately-owned fish ponds was located
within the Deep Bay Wetland Conservation Area and zoned “Other
Specified Use” annotated “Comprehensive Development and Wetland
Enhancement Area” on the LFS OZP. A section 16 application covering
the major part of the FLW area was approved by the Committee for a
low-density residential development, but the case was currently subject to a
judicial review. The planning intention for FLW was to retain the fish
ponds and to allow very low density residential development at areas
without fish ponds. Given the site context and planning intention for the
FLW area, it was considered not suitable for high-density public housing

development;

the development intensity of the proposed public housing development at
Tin Wah Road was comparable to that proposed at Ping Shan North, with
the same domestic PR of 6.5. The non-domestic PR of Tin Wah Road
development was slightly higher at 0.4 due to the need for provision of
retail facilities and kindergarten(s) uses on a comparatively smaller site.
The proposed total PR of 6.9 and BH of 165mPD were compatible with the
developments at the Hung Shui Kiu/Ha Tsuen New Development Area
(NDA) to the immediate south (for example, a “R(A)3” site with maximum
PR of 5.5 and maximum BH of 140mPD) and the adjacent TSW New Town
(for example, the Central Park Towers with existing PR of about 5.1 and
BH of about 160mPD and Tin Wah Estate with existing PR of about 6.1
and BH of about 120mPD). Also, each site had different site context and
limitations, and there were examples of existing developments in TSW
New Town with PR of about 7.0 and proposed developments in Hung Shui
Kiu/Ha Tsuen NDA with maximum BH of 200mPD. The Study also
concluded that there were no insurmountable technical problems for the

proposed public housing development;



(d)

(€)

(M
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to allow vehicular access to the proposed non-domestic block at the
south-western portion of the Tin Wah Road public housing site, a
roundabout was proposed to connect to Tin Wah Road via the existing Man
Tak Road. The proposed non-domestic block and roundabout were
subject to further assessments and comments of concerned government

departments in the detailed design stage;

according to the 2020 Policy Address, the HKHA, together with the
Development Bureau, would explore to set aside about 5% of GFA of
future public housing projects for the provision of social welfare facilities,
as far as practicable. A remark was proposed in the draft Notes of the
OZzPs for the “R(A)”/"R(A)1” zones that floor spaces for Government,
institution and community facilities as required by the Government might
be disregarded from PR calculation. The preliminary assessment of
CEDD and Housing Department (HD) was that such additional GFA could
be accommodated within the proposed maximum BH of 165mPD. HD
would further ascertain with the Social Welfare Department on the type of
facilities to be incorporated in the detailed design stage and these could be
set out in the planning brief for the proposed public housing development;

and

the public housing site would involve some Tso Tong land owned by
villagers of Sha Kong Wai Tsuen. The Tso Tong land affected by the
development was currently zoned “R(C)” on the LFS OZP. The PSRC
considered that some religious activities, for example the six-yearly ‘Da

Jiu’, which would be held on the Tso Tong land might be affected.

[Mr Y.S. Wong left the meeting at this point.]

119.

After deliberation, the Committee decided to:

(a)

agree to the proposed amendments to the approved Lau Fau Shan and Tsim
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Bei Tsui OZP No. S/YL-LFS/9 as shown on the draft Lau Fau Shan and
Tsim Bei Tsui OZP No. S/YL-LFS/9A at Attachment 11 of the Paper (to be
renumbered as S/YL-LFS/10 upon exhibition) and its Notes at Attachment
[l of the Paper were suitable for exhibition under section 5 of the Town
Planning Ordinance (the Ordinance);

(b) adopt the revised ES at Attachment 1V of the Paper for the draft Lau Fau
Shan and Tsim Bei Tsui OZP No. S/YL-LFS/9A (to be renumbered as
S/YL-LFS/10) as an expression of the planning intentions and objectives of
the Board for various land use zonings on the OZP and agree that the
revised ES was suitable for exhibition together with the OZP;

(c) agree to the proposed amendments to the approved Tin Shui Wai OZP
No. S/TSW/14 as shown on the draft Tin Shui Wai OZP No. S/ITSW/14A at
Attachment VI of the Paper (to be renumbered as S/TSW/15 upon
exhibition) and its Notes at Attachment VII of the Paper were suitable for

exhibition under section 5 of the Ordinance; and

(d) adopt the revised ES at Attachment V111 of the Paper for the draft Tin Shui
Wai OZP No. S/ITSW/14A (to be renumbered as S/TSW/15) as an
expression of the planning intentions and objectives of the Board for
various land use zonings on the OZP and agree that the revised ES was
suitable for exhibition together with the OZP.

120. Members noted that, as a general practice, the Secretariat of the Board would
undertake detailed checking and refinement of the draft OZPs including the Notes and ESs, if
appropriate, before their publication under the Ordinance. Any major revisions would be

submitted for the Board’s consideration.

[The Chairman thanked the government representatives and the consultant for their

attendance to answer Members’ enquiries. They left the meeting at this point.]
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4. Proposed amendments to the approved Ping Shan Outline Zoning Plan no. S/YL-PS/18
(HTP&DC Paper No. 16/2021)

5. Proposed amendments to the approved Lau Fau Shan and Tsim Bei Tsui Outline Zoning
Plan no. S/YL-LFS/9 and the approved Tin Shui Wai Outline Zoning Plan no. S/TSW/14
(HTP&DC Paper No. 17/2021)

18. The Chairman welcomed the following representatives of departments to the meeting and
discuss with Members:

Mr. YUEN
Shing-yip, Kepler
Ms. LEE Kai-chuk,
Bonnie

Mr. CHAN Wai-kit,
Thomas

Mr. SIT Fung-sing

Mr. CHAN
Chuen-lung, John
Miss LEUNG
Shuk-fong, Iris
Ms. CHAN
Man-ying

Mr. Lo Chi-hang,
Edwin

Mr. Ho Wai-luek,
Lgor

Ms. LEE Sin-yee,
Cindy

Mr. LAI Yau-choi,
Ray

District Planning Officer/Tuen Mun & Yuen Long West, Planning
Department
Senior. Town Planner/Yuen Long West 2

Chief Engineer / Housing Projects 2, Civil
Development Department

Chief Engineer / Housing Projects 3, Civil
Development Department

Senior Engineer 2, Housing Project 2, Civil Engineer and Development
Department

Senior Engineer/1, Housing Project 2, Civil Engineer and Development
Department

Senior Engineer /2 Housing Project 2, Civil Engineer and Development
Department

Technical Director, Binnies Hong Kong Limited

Engineering and

Engineering and

Project Director, AECOM Asia Company Limited

Senior Planning Officer/1, Housing Department

Senior Engineer/North West, Transport Department

19. The Vice-Chairman invited representatives of departments to give a brief introduction to the

Papers.

19
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20. Views raised by Members were extracted as follows:

1)

(@)

(3)

(4)

()

(6)

)

asked about the development timetables and the details: when the registration of
remaining public housing developments in Wang Chau would be frozen; details of
applications for approval of TPB, arrangements of land resumption and compensation
of these 3 developments; pointed out that after the Government announced
development of Wang Chau, there was a rather significant change in local population
and environment and opined that registration should be frozen as soon as possible;

asked why brownfield sites near Wang Chau were not included in the developments and
their future use and whether operators of the were consulted; suggested replacing the
greening belt currently occupied by squatters with open storage sites at the north of the
industrial estate and using the currently vacant industrial estate site and bus depot site
for expansion of the industrial estate;

asked about the information on numbers of structures and population within the areas of
the remaining public housing developments in Wang Chau;

asked whether other public housing developments in Wang Chau would construct
cycling tracks to connect existing ones;

concern about environmental factors, such as plot ratio of the developments, distance
between developments and permitted burial ground sites, as well as design of the
viewing gallery; worried that nearby residents would be affected; suggested marking
reference to the practice of Wang Chau Reservoir to enhance compatibility of the
developments with the environment;

enquiries on the livelihood facilities and development parameters of the developments:
establishment of public market and its future management and operation modes; shop
planning; number of storeys and flats; number of parking spaces and proportion of
parking spaces for electric private cars;

concern on road traffic: asked about the details of Sha Kong Wai roundabout; asked
about the expected traffic flow at Tin Wah Road; also pointed out that illegal parking
was always found along Long Ping Road which caused traffic congestion and opined
that traffic flow in Wang Chau was huge. Merely widening Fuk Hi Street was not
sufficient to cope with future development and worried that increase in heavy vehicles
increased danger for other road users;

20



(8)

(9)

concern on transport ancillary facilities: pointed out that public transport resources in
Tin Shui Wai were scarce and concerned about the planning of bus routes; concerned
about the location of PTI in Tin Tsz Road Public Housing Development; suggested
providing more ancillary facilities near Tin Tsz Road Bus Depot to benefit the residents;
asked about the cancellation of Tin Ying Road and the related planning and opined that
such cancellation would severely affect nearby traffic;

how the departments would integrate Tin Wah Road Public Housing Development and
Hung Shui Kiu Development; and asked about the actual boundaries of the
developments; and

(10) opined that DC should be consulted earlier on the rezoning.

21. The responses of Mr Kepler YUEN, PD were summarised below:

(1)

(@)

(3)

(4)

()

said that currently the Amended OZP was only at the preliminary stage. The
Government would timely freeze registration and arrange compensation after
completion of local consultation and obtaining TPB consent. Currently, there was no
confirmed timetable; noted Members' hope to freeze registration as soon as possible;

pointed out that the rezoning had excluded many sites with residential structures;

said that the Departments were looking into the possibility of using the site at the west
of Yuen Long Industrial Estate (currently zoned "Open Storage” and "Green Belt" in
OZP) for its expansion. Vacant sites of the industrial estate and bus depot site were also
reserved for use by the industrial estate; also pointed out the difference between the
sites of Yuen Long Industrial Estate and Tung Tau Industrial Area;

said that the ancillary facilities of Yuen Long District and the 3 developments would be
planned altogether in accordance with the Hong Kong Planning Standards and
Guidelines (Guidelines); also pointed out that the Development Bureau and HA would
reserve 5% of floor area for social and welfare facilities in the public housing
developments as far as feasible;

said that the developments were at preliminary design stage during which non-domestic

floor area was reserved in the feasibility study. The actual number and types would be
considered during the detailed design stage;

21



(6)

(7)

(8)

©)

(10)

(11)

pointed out that the bus depot site in Tin Tsz Road zoned "Other Specified Uses" for a
bus depot which could not be used to construct ancillary facilities of the developments
at this stage;

pointed out that the proposed development area had considered the locations of
permitted burial ground sites and nearby natural environment;

pointed out that Hung Shui Kiu / Ha Tsuen New Development Area had secured
sufficient land for government, institutional and community facilities;

opined that according to current planning and assessments, the plot ratios of the
remaining public housing developments in Wang Chau were suitable;

said that impact on nearby scenery and environment were considered in the
technological assessment and the currently proposed preliminary development planning

would not cause unacceptable impacts; and

clarified the differences between Amended OZP and drawings of different works.

22. The responses of Ms Cindy LEE, HD were summarised below:

(1)

(@)

(3)

said that floor area for non-domestic facilities including retail facilities was reserved in
technological assessment. Further consideration would be made based on population of
the developments and nearby retail facilities at the detailed design stage;

said that department's view would be solicited in determining the number of parking
spaces to cope with local needs, in accordance with the Guidelines; and

said that there was no plan to sell shop facilities of the public housing developments at
this stage.

23. The responses of Mr SIT Fung-sing, CEDD were summarised below:

(1)

said that preliminary estimation showed that there were about 100 structures within the
area of the remaining public housing developments in Wang Chau. As the development
area were mainly private sites, the Department could not enter to gather accurate figures.
Further assessment would be conducted at the next stage;
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(2)

3)

(4)

()

said that preliminary scenic and visual impact assessment had been conducted on the 3
developments to ensure maximum compatibility between the buildings and the
surrounding. Building heights and density were restricted and buildings were distant
from each other to reduce wall effect and maintain an open view. Moreover, greening
measures would be carried out along roadside and within public housing to improve the
environment and street view and mitigate visual impact;

said that according to the preliminary traffic and transport impact assessment on the
remaining public housing developments in Wang Chau, they would not cause
unacceptable adverse traffic impacts after implementing various road improvement
measures; would discuss and review the results with relevant departments at the
detailed design stage;

said that the Government would closely monitor the local traffic of Yuen Long District
and timely formulate appropriate traffic management measures to improve local traffic
and meet the demand; and

said that cycling tracks of TD had extended to Long Ping Road / Fuk Hi Street junction,
the southern end of the developments. Residents could ride their cycles to the
southernmost exit, use the pedestrian crossing facilities at Long Ping Road / Fuk Hi
Street junction and then Long Ping Station via the existing network of cycling paths.
Therefore, it was not planned to provide additional cycling tracks in these
developments; would review the results at the next stage.

24. The responses of Mr Thomas CHAN, CEDD were summarised below:

(1)

suggested conversion of Tin Wah Road / Lau Fau Shan Road / Ping Ha Road junction
into Roundabout to cope with the development of Hung Shui Kiu / Ha Tsuen New
Development Area and widening of Tin Wah Road into 2-lane, 2-way traffic roads to
accommodate the traffic flow brought by the developments; and added that the
proposed road improvement works complied with the road planning and design
standards of TD;
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(2)

3)

(4)

said that Tin Wah Road Public Housing Development and Hung Shui Kiu / Ha Tsuen
New Development Area were at rather preliminary stage. The Department would
discuss details of works during regular meetings; also said that the Department would
ensure compatibility between the developments and the surrounding during the detailed
design stage;

said that Tin Tsz Road Public Housing Development would not affect the current
footbridge and more details could be provided if necessary; said that the Department
had consulted TD on the location of the proposed PTI at Tin Tsz Road Public Housing
Development. Further details would be confirmed at the detailed design stage, subject
to final decision based on actual circumstances during works implementation; and

said that the traffic impact assessment of Tin Wah Road Public Housing Development
had considered both cancellation and reservation of Tin Ying Road. Results showed that
traffic would be acceptable no matter which option was chosen.

25. The Vice-chairman concluded that Members had reservations on the developments because of
the concern on traffic load. He asked the Department to note the local needs for markets and carparks
and consult DC on the detailed design.

[The Chairman started to chair the meeting.]

—termHQuestions Tarsed by iviermieTs

1. Mr LEE Wai-fung, Deco, Mr MAK Ip-sing, Ms NG Yuk-ying and Mr NG

proposed to discuss “Objection to the conversion of Harbour Plaza Resort Ci

Wai into a 5 000-unit residential development”
(HTP&DC Paper No. 13/2021)

in Tin Shui

26. The Chairman welcomed the following departipe

representatives to the meeting:

Mr. YUEN DistriggPlanning Officer/Tuen Mun & Yuen Long West, Planning

Shing-yip, Kepler
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Annex VIIIa of
TPB Paper No. 10790

Provision of Major GIC Facilities and Open Space in Lau Fau Shan & Tsim Bei Tsui OZP

Provision
Hong Kong HK_PSG Existing Planned Surplus/
s Planning Standards Requirement | p.yision | Provision | Shortfall
Type of Facilities S (based on (against
and Guidelines lanned lanned
(HKPSG) i (including | P#1%
population) Existing provision)
Provision)
District Open Space 10 ha per 100,000 1.96 ha 0 ha 2 ha +0.04 ha
persons”
Local Open Space 10 ha per 100,000 1.96 ha 0.56 ha 4.75 ha +2.79 ha
persons”
Secondary School 1 whole-day 21 0 0 -21
classroom for 40 classrooms classroom | classroom | classrooms
persons aged 12-17
Primary School 1 whole-day 30 0 0 -30
classroom for 25.5 classrooms classroom | classroom | classrooms
persons aged 6-11
Kindergarten/ Nursery 34 classrooms for 17 0 8 -9
1,000 children classrooms classroom | classrooms | classrooms
aged 3 to 6
District Police Station 1 per 200,000 to 0 0 0 0
500,000 persons
Divisional Police Station | 1 per 100,000 to 0 0 0 0
200,000 persons
Hospital 5.5 beds per 1,000 110 beds 0 bed 0 bed -110 beds
persons™
Clinic/Health Centre 1 per 100,000 0 0 0 0
persons
Magistracy 1 per 660,000 0 0 0 0
(with 8 courtrooms) persons
Child Care Centre 100 aided places per 78 places 0 place 0 place -78 places
25,000 persons”®
Integrated Children and 1 for 12,000 persons 0 0 0 0
Youth Services Centre aged 6-24"




Provision
Hong Kong HK_PSG Existing Planned Surplus/
s Planning Standards Requirement | p.yision | Provision | Shortfall
Type of Facilities S (based on (against
and Guidelines lanned lanned
(HKPSG) i (including | Pann
population) Existing provision)
Provision)
Integrated Family 1 for 100,000 to 0 0 0 0
Services Centre 150,000 persons”
District Elderly One in each new N.A. 0 0 N.A.
Community Centres development area
with a population of
around 170,000 or
above”
Neighbourhood Elderly One in a cluster of N.A. 0 0 N.A.
Centres new and redeveloped
housing areas with a
population of 15,000
to 20,000 persons,
including both public
and private housing”
Community Care 17.2 subsidised places 64 places 4 places 4 places -60 places
Services (CCS) per 1,000 elderly
Facilities persons aged 65 or
above”®@
Residential Care Homes | 21.3 subsidised beds 80 beds 0 bed 0 bed -80 beds
for the Elderly per 1,000 elderly
persons aged 65 or
above”®
Library 1 district library for 0 0 0 0
every 200,000
persons™
Sports Centre 1 per 50,000 to 0 0 0 0
65,000 persons”
Sports Ground/ 1 per 200,000 to 0 0 0 0
Sport Complex 250,000 persons”
Swimming Pool 1 complex per 0 0 0 0
Complex — standard 287,000 persons”




Note:

The planned resident population in Lau Fau Shan & Tsim Bei Tsui is about 19,620. If including transients, the overall planned
population is about 19,970.

# The requirements exclude planned population of transients.

~ The provision of hospital beds is to be assessed by the Hospital Authority on a regional basis.

* Consisting of 40% centre-based CCS and 60% home-based CCS.

@ This is a long-term goal and the actual provision would be subject to the consideration of the Social Welfare Department in the
planning and development process as appropriate.

7 Small libraries are counted towards meeting the HKPSG requirement.
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Annex VIIIb of
TPB Paper No. 10790

Provision of Major GIC Facilities and Open Space in Tin Shui Wai OZP

Provision
Hong K.ong HKPSG Existing Planned Surplus/
Planning Requirement Provision | Provision Shortfall
Type of Facilities Standards and (based on (against
Guidelines planned (including planned
(HKPSG) population) Existing provision)
Provision)
District Open Space 10 ha per 100,000 29.01 ha 22.79 ha 30.2 ha +1.19 ha
persons”
Local Open Space 10 ha per 100,000 29.01 ha 66.99 ha 69.38 ha +40.37 ha
persons”
Secondary School 1 whole-day 378 608 608 +230
classroom for 40 classrooms classrooms | classrooms | classrooms
persons aged 12-17
Primary School 1 whole-day 488 785 785 +297
classroom for 25.5 classrooms classrooms | classrooms | classrooms
persons aged 6-11
Kindergarten/ Nursery 34 classrooms for 158 263 269 +111
1,000 children classrooms classrooms | classrooms | classrooms
aged 3to 6
District Police Station 1 per 200,000 to 0 0 0 0
500,000 persons
Divisional Police Station | 1 per 100,000 to 1 1 2 +1
200,000 persons
Hospital 5.5 beds per 1,000 1,643 300 1,100 -543
persons” beds beds beds beds
Clinic/Health Centre 1 per 100,000 2 2 2 0
persons
Magistracy 1 per 660,000 0 0 0 0
(with 8 courtrooms) persons
Child Care Centre 100 aided places per 1,160 287 375 -785
25,000 persons”@ places places places places
Integrated Children and 1 for 12,000 persons 3 8 8 +5
Youth Services Centre aged 6-24"




Provision
Hong Kong HKPSG Existing Planned Surplus/
Planning Requirement Provision | Provision Shortfall
Type of Facilities Standards and (based on (against
Guidelines planned (including planned
(HKPSG) population) Existing provision)
Provision)
Integrated Family 1 for 100,000 to 1 3 3 +2
Services Centre 150,000 persons”
District Elderly One in each new N.A. 0 0 N.A.
Community Centres development area
with a population of
around 170,000 or
above”
Neighbourhood Elderly One in a cluster of N.A. 5 5 N.A.
Centres new and redeveloped
housing areas with a
population of 15,000
to 20,000 persons,
including both public
and private housing”
Community Care 17.2 subsidised 1,682 places | 303 places | 303 places | -1,379 places
Services (CCS) places per 1,000
Facilities elderly persons aged
65 or above” @
Residential Care Homes 21.3 subsidised beds 2,083 beds 271 beds 271 beds | -1,812 beds
for the Elderly per 1,000 elderly
persons aged 65 or
above @
Library 1 district library for 1 1 1 0
every 200,000
persons™
Sports Centre 1 per 50,000 to 4 3 4 0
65,000 persons”
Sports Ground/ 1 per 200,000 to 1 1 1 0
Sport Complex 250,000 persons”
Swimming Pool 1 complex per 1 0 1 0
Complex — standard 287,000 persons”




Note:

The planned resident population in Tin Shui Wai is about 290,130. If including transients, the overall planned population is about
298,600.

# The requirements exclude planned population of transients.

~ The provision of hospital beds is to be assessed by the Hospital Authority on a regional basis.

* Consisting of 40% centre-based CCS and 60% home-based CCS.

@ This is a long-term goal and the actual provision would be subject to the consideration of the Social Welfare Department in the
planning and development process as appropriate.

n Small libraries are counted towards meeting the HKPSG requirement.
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