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To the Secretariat of the Town Planning Board,

Enclosed, please found our representation letter submission. Thank you 

kind regards,

Benson

Masterplan Limited

Room 3516B, 35/F, China Merchants Tower, Shun Tak Centre,
200 Connaught Road Central, Hong Kong.

Direct: 2587 7238

Tel: 2418 2880

Fax; 2587 7068
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MASTERPLAN LIMITED

Planning and Development Advisors

THE BB H PR

Our Ref: MP/PLT/1

The Secretary, Dated: 9 Feb 2017
Town Planning Board,

15/F, North Point Government Offices, By Email and Fax (28770245)
333 Java Road, North Point, Total 21 pages
Hong Kong.

Dear Sir,

1.1

1.2

2.1

Representation Letter to the Draft Chuen Lung
and Ha Fa Shan OZP No. S/TW-CLHFS/1

Representer: Po Lam Tong

Introduction

The Po Lam Tong (PLT) (ZF#kiE), the Representer, has appointed Masterplan
Limited as its authorized agent to make this representation. PLT is the land owner
and management body of Sai Chuk Lam Zen Monastery (SCL) (782 #£#£5F) and Kei
Yuen Temple (KYT) G =F). :

This representation is related to the Draft Chuen Lung and Ha Fa Shan OZP No.
S/TW-CLHFS/1 (the OZP), in particular to the “Government, Institution and
Community (1)” [GIC(1)] zone and “Green Belt” (GB) zone that has separately
covered portions of the SCL land area. The land lots in GIC(1) that belong to SCL
include DD 358, Lot 47 (portion of), 72, 348 and 349. The land lots in Green Belt
that belong to SCL include DD 358 Lot 46, 47 (portion of), 48, 71, 351 and 352.
This is also related to the GB zone that has designated the temple area of KYT, and
involves the land lots DD358, Lot 345, 345 ext, 346 and 347. (Annex 1)

Object to the Draft OZP

The Representer would like to object to the Draft OZP in relation to:

(i)  Site 1, Area A (Figure 1): The designation ofland that forms part of the
religious functions, ancillary uses and built area of SCL as Green Belt;

(ii)  Site 1, Area B (Figure 1): The designation of land that forms part of the
religious functions, ancillary uses and built area of the SCL as Green
Belt; and

(iii)  Site 2 (Figure 1): The designation of land that forms the whole of the

religious functions, ancillary uses and built area of KYT as Green Belt,
and not including a small portion of the KYT land lot into the OZP;
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Figure 1:
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3. Proposed Amendments

(a) Proposed Amendment at Site 1, Area A:

e  Area A to be incorporated into GIC(1) zone to form a holistic planning land use of
religious building and ancillary facilities under the same management of SCL.
(Figure 2)

(b) Proposed Amendment at Site 1, Area B:
e  Area B to be incorporated into the GIC(1) zone to form a holistic plémning land use

of religibus building and ancillary facilities under the same management of SCL.
(Figure 2) Also to enable an upgrade of a meditation venue.
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Figure 2: Proposed Amendment at Site 1
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(c) Proposed Amendment at Site 2:

e  Site 2 to be amended to GIC(1) zone, and to amend the OZP boundary to extend to
include the GIC(1) zone on the land lot of KYT. (Figure 3)

Proposed OZP boundary
amendment for Site 2

Figure 3: Proposed Amendment at Site 2
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(a)

4.1

(b)

4.2

()
4.3

4.4

(d)

4.5

Planning Justifications

No public consultation or Contact by the Planning Department

During the preparation stage of the Draft OZP, neither Po Lam Tong, Sai Chuk Lam
Zen Monastery nor Kei Yuen Temple were contacted by the Planning Department
for consultation or comments. It is standard procedure for the PlanD to meet with
and solicit the views of the existing recognized communities (i.e. major
stakeholders), whenever there are new plans. This is unfair to the Representer
and misconduct by the PlanD in failing to carry out a thorough assessment or
consultation to understand the religious operations and needs of SCL and KYT,
before determining a land use zoning in Site 1 (Area A and B) and Site 2.

Long-established History and Ownership

The Sai Chuk Lam Zen Monastery was built in 1936 by a high monk #4574 (also
known as B #EF). The Kei Yuen Temple was built in 1934 by the same high
monk #7H% and another high monk 6. The two properties has since been
used for Buddhist religious activities, and have been passed down to their disciples
to manage and operate. The SCL and KYT are presently under the ownership and
management of the Po Lam Tong, which supervises both SCL and KYT.

Existing Religious Uses as Defined in Covering Notes, para. (3)

In the Covering Notes of the OZP, at para. (3), it is stated that: "No action is
required to make the use of any land or building which was in existence
immediately before the first publication in the Gazette of the notice of the draft
development permission area plan conform to this Plan, provided such use has
continued since it came into existence.” The SCL and KYT are existing religious
uses that has existed since the 1930s up to present day, and will continue to be
used for religious purposes in the future. Therefore, the Site 1 and 2 should reflect
the existing religious use as GIC(1).

In fact, KYT at Site 2 is registered as a temple under the Chinese Temple Ordinance
since 1979. (Annex 4) The documentation proves that its use is intended and has
always been for temple use, and in our case, related to Buddhist practices.
According to the Lands Department survey map, dated 1956, the Site 2 has been
designated as a “Temple”. (Annex 5)

Not Temporary Uses, but Long-term Religious Uses

The religious uses and structures at Site 1 (Area A and B) and Site 2 are not
“temporary use or development of any land or building not exceeding a period of
two months” as stated in the Covering Notes of the OZP, para. (10)(a). They are
long term.uses, with formed land and built-up structures, that are ancillary and
essential to the operation of the existing religious institution. Therefore, the
temporary use definition does not apply.
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4.6 AtSite 1, Area A, there are ancillary structures for the religious uses of SCL (Figure
4 and Photos 1 to 6) including:

P '\\.\\\ LEGEND
‘\\:\1‘:“’.4)::‘
\_ﬂ\"( g Item No.:

(1) Big Bell Tower built 2006

(2) Water tank to store water
built 1980

(3) Crematorium  structure
approved and gazetted in 1981

(4) Land diety shrine built in

_{ J 1936
el (5) kitchen built (about) 1993

(6) washroom built (about) 1998
(7) storage shed built (about)
1998 _

(8) Incense  paper incinerator
structure built (about) 1998

n'm,/"‘-——‘<
a

sie

Photo 1: Big Bell Tower, Item (1)

Photo 2: Incense paper incincerator structure
Item (8) and the Ancestral Hall (Yellow
building)
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. 1 “ f .. 3 - Ve s “
Photo 3: Crematorium only for Buddhist Photo 4: Concrete footpath leading up to
monks and nuns, Item (3) Crematorium, Item (3)

i
- -
Photo 6: Land Diety Shrine on concrete
surface, Iltem (4)

4.7 More photos would be shown at the hearing.

4.8 Site 1, Area B forms an important part of the religious activities of SCL, including
agricultural cultivation and a Zen meditation platform. (Figure 5 and Photo 7) The
agricultural culvitation activities has been part of the operation of the temple for
self-sustaining production of food, and at the same time, it forms an integral part of
their Zen meditation practice. This would be further elaborated at the hearing.

4.9 The quiet, tranquil and natural environment is most suitable for these activities.
There are two Living Quarters that are farther from the busy main temple, and
provide a more quiet and solitude setting. The Living Quarters are also used by
visiting guests of Buddhist monks. (Figure 5)
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Photo 7: The meditation platform, planned for Meditation Hall building.
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Zen Meditation Platform, |
planned for upgrade to
Meditation Hall (Approx.
Location)
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A: Ancestral Hall

B: (G/F) Kitchen, (1/F) Living
Quarters for Nuns and female lay
persons

C: Agricultural Cultivation

D: Dining Hall & Ceremonies

M: Main Temple Hall

O: (G/F) Office, Library & Storage,
(1/F) Living Quarters for Monks

K: Dining Room
Operational Area L: Lily pond
4 of- SCL ) Nt V: Living Quarters and Guest
- '_1)\\\&\/‘\'\/;: :\\/(r\-\ll{-—r ) ,/, Quarters
onepe Vel T OYN W\ (T s W: Washrooms

Figure 5: The Operational Area and Existing Religious Uses of SCL at Site 1
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(e) Operational Area of SCL forming a Holistic Planning Land Use

4,10 The Operational Area of SCL at Site 1 is made of up three related portions that
form a holistic planning land use, encompassing the relationships between the
buildings and outdoor area. It contains the current GIC(1) zone, with most of the
major buildings, Main Temple (Photo 8), courtyard (Photo 8), reception and
entrance gate (Photo 9); Area A that contains ancillary structures; and Area B, that
is used for meditation practices, living quarters and cultivation. SCL is a sum of all
three portions that enable the operation and running of religious activities.

4.11 According to the definition of terms of the Town Planning Board, “Religious
Institution”, includes the types of ancillary structures and buildings in Areas A and
B. Please see the table below:

Religious
Institution

Means any place or premises where in
accordance with the practice of religious
principles services are held or prayers
said by congregations loyal to a belief.

It includes mosque, chapel, Tsz Tong, church,
seminary, nunnery, monastery, temple, ancestral
hall, shrine, pavilion, convent and religious statue.
See also the Chinese Temples Ordinance (Cap.
153).

It includes ancillary office, car parks and/or
quarters that are essential to the operation of the
particular organization.

4.12 Therefore, Areas A and B should be incorporated into the GIC(1) zone, to reflect
the holistic planning land use of SCL.
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4,13 The same principle applies to Site 2, where the Operational Area of KYT is made of
the existing two buildings, the platform to carry out Buddhist ceremonies, and the
half-crescent lily pond. The three related portions form a holistic planning land
use for religious activities to function properly as a unit. (Figure 6)

Operational Area
of KYT

| 3
/

S ® [} i . ¥ ; LAY ",
' ! 3

Figure 6: The Operational Area and Existing Religious Uses of KYT at Site 2

() Non-commercial and Not-for-Profit Nature

4.14 Both SCL and KYT are intended to operate in a non-commercial and not-for-profit
nature. SCL does not contain any columbarium for commercial interest.

(g) Significant Contribution to the Buddhist Community and General Public

4.15 The SCL and KYT has contributed to the Buddhist community and general public
for decades. Provided a Zen meditation sanctuary that has helped individuals
rehabilitate from stress and trauma. In recent years, society is in political turmoil,
creating lots of anger and stress to individuals. Zen meditation is a way to alleviate
the stressfulness in our minds. Scientific evidence and studies has proved

Page 10 of 12
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this. Hong Kong currently lacks zen meditation venues. If the operation of the
temples are affected, it would be a loss to society.

(h) Need for Upgrading Temple Facilities at SCL

4,16 There are no plans to expand the operation of the SCL; but there are plans to
upgrade the facilities, such as the Zen meditation platform.

4,17 The SCL temple has always used Area B as an out-door meditation platform. The
platform has been formed for meditation and religious ceremonies. (Photo 7)

4.18 There are plans to upgrade the use of platform site with a “Zen Meditation Hall”
with dormitory and ancillary facilities. This would enable the location to be
conveniently used for both as an out-door and in-door, weather-proof venue.
(Figure 5)

4,19 There are no alternatives, as the Main Temple Hall is fully booked for ceremonies,
and the burning of incense, kitchen noise and odour, and visitors may cause
nuisance to meditation activities. The Dining Hall has been used for religious
activities and seminars when not used for eating.

4,20 The Meditation Hall would cover a foot print of 500 sq.m., about the size of the
existing platform, 2-storeys and make up a GFA of about 1,000 sq.m. [t would be
able to accommodate 30-50 people, which is the amount of people who is using the
area now, for meditation practices. There would be an ancillary dormitory for
about 20 people. This would help to alleviate the over-capacitated living quarters
and ancillary facilities at the Main Temple Hall portion. The new building design
would be compatible with the natural surroundings.

(i) No Adverse Impact

4.21 According to the OZP Explanatory notes, para. 9.2.6, SCL is within the GIC(1) sub-
zone. “Given its natural surroundings and remote location without vehicular
access, only selected GIC uses are permitted under this sub-zone to reflect the
existing religious institution use and ensure that development should be
compatible with the natural surroundings.” Visitors use public transport along
Route Twist, then get off and walk to the site.

4.22 The planned Meditation Hall would have quiet activities, so there would not be
noise nuisance to the environment. It’s design and scale would be compatible and
blend in with the religious context and surrounding natural environment. The
carrying capacity and remoteness of the site remains the same. The proposed
amendments and the planned Meditation Hall would not create any adverse
impact to the environment.
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0)

Land Use Incompatibility at Site 1 (Areas A and B) and Site 2

4.23 According to the OZP, the GB planning intention is: “for defining the limits of

urban and suburban development areas for natural features and to contain urban
sprawl as well as to provide passive recreational outlets. There is a general
presumption against development.” The intention is mainly to preserve the
natural environment; however, the existing conditions at Site 1 and 2 is for
religious uses. The GB designation would create a land use incompatibility.

4.24 In comparison, the GIC(1) planning intention is: “provision of GIC facilities serving

4.25

needs of local residents and/or wider district, region or territory. Provide land for
uses directly related to or in support of the work of Government, organizations
providing social services to meet community needs, and other institutional
establishments. GIC(1) zone is primarily for provision of religious institutional
uses.” The intention of this zone would aptly reflect the existing uses at Site 1
(Area A and B) and Site 2, which is for religious uses that serve the community
needs.

PLT and the generations of Buddhist monks and nuns at SCL and KYT has taken
stewardship of the temples and the surrounding natural environment. There is a
co-existence between the temples and natural environment. The GIC(1) zone
embodies the spirit of the Buddhist monks and nuns to preserve the natural
environment. The unreasonable GB designation would undermine the temple’s
stewardship and the right to religious uses.

B, ion

5.1 The Representer, Po Lam Tong, would sincerely wish for the Town Planning Board
to consider the proposed amendments favourably. This woud allay their fears of
the future operation of the temples, and also enable greater contribution to society
through their religious practices and facilities.

Yours faithfully,

N

Benson Poon
For and On Behalf of Masterplan Limited

CC.

Client (By Email)
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(4 pages) '

& JUN 1887

am,

Updating of information on Ghinese TPemples
I refer %o the proforma recently completed by you in rempect
of temple registration. The conbents have been noted and a copy of
———— the proforma is returned herevith for your retention..
I take this opportunity of reminding yeu to report any
further change in the partioulars so far reported 4o the Chinese
Temples Committee in writing, or by telephone at 5-452845,

Thank you for your co-opsration in this mattern,

Yours faithfully,

~‘é/£
-

(CHOY Ping-chung)
for Secretary,
Chinese Temples Commitiee
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FormNo. S6 %485 S 6%

R

.. ] : Refcrenci No. " TPB/R/ S/TW-CLEFS/1.3
For Official Use Only | TRScHes:

HOEB L Date Received
WEBHE

1. The rcprcscnihtmn should be made to the Town Planning Board (the Board) before the expiry of the specified plan exhibition period. The -
' completed form and supporting documents (if my) should be sent to the Secretary, Town Pla'mmg Board, 15/F,, North Pmm Govemnment Offices,

333 Java Road, North Point, Hong Kong.
BRLAVEEHEURTHRESHARTHEEERY (TH "SRy ) 4 ﬂy&&%ﬁi‘%ﬁﬂlfﬁﬁﬁmﬂ# (®5)

PARXERLATEE I RILATEAT SBRTRASROERY -

-} 2. Please resd the “Town Planning Board Guidelines on Submission and Publication of chrscn_tations. Comments on Representations and

Further Representations” before you fill in this form. The Guidelines can be obiained from the Secretariat of the Board (15/F,, North
Point Government Offices, 333 Java Road, North Point, Hong Kong - Tel.: 2231 4810 or 2231 4835) and the Planning Enquiry Counters
of the Planning Department (Hotline: 2231 5000) (17/F,, North Point Government Offices, 333 Java Rosd, North Point, Hong Kong and
14/F., Sha Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New Territories), or downloaded from the Board’s websife al
hitp://www.info.gov. hk/tpb/.

RRALFARA - MIHEBERIR TIRRETRBRPIR T RARRR - HORRREE-S SRR, OBHERERYSENES] -
SEMHESITTEEROEERE (FEILATERID BHEARNESE 151K - WES: 2231 481032231 4835) REFNSOEFREE
SUEE (#48° 2231 5000) (FREIL AN 33 BHLABITER 1T RRFT RS H LXK | RPHBESE U ll) T - Fa6
ZREINEE TR (184k: bup//www.info.gov.hk/tpb/) - .

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

HERURZRTOER TR * FURZRYESERSFERERE TR RN - i&fﬁ*i&ﬂk&:ﬁuﬁﬂlﬁ'ﬁﬁwmﬁﬂa
1% RRORH A PRIRM ﬁ%i&fﬁﬁﬁiﬁiﬁ FIERETHERMS AR ST LR -

-

| 1. Person Making This Representation (known as “Representer” hereafter)
Bt TP RHIAL (TR "BRAD

[Name P4 /2R (Mr/Mrs/MisyMs./Compay/Organization® @Jﬂ/m/ﬁmmm %)

B oW 2% L1 GThG . 2 IV E $ich

12. | Authorized Agent (if applicable) BB H KB A COA )
Name %2 /418 (MrJMrsJMiss/M'sJCompmy/Qrgmization‘ S IR A NE i / AE] 1Y)

3. Detailsof the Representation

HREMW
' Draﬁ\plm 1o which the representation relates . ' o
| BEERRAERReY SN ' Mﬁ% 1T ‘/:‘Q \}/‘ ;; (\ ff EJ _;l: L{ﬂ
S/Tw ~CLHF ¢ /5
** Delete as appropriate * METARE _ - }18

. Please fill “NA” for inapplicable item AT ABMEEME "THA,

Parts1.2and3 %1 ~EI B IxH



THE TOWN PLANNING ORDINANCE (CAP.131)
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Form Na. S6

£IES 6

REPRESENTATION RELATING TO
DRAFT PLAN UNDER SECTION 6(1) OF

RS (R HAMER) (5 131%)
= 6() B BB fF R R




3 Details of the Jresentanon (Continued) (use separate. sheet if necessar})

Eﬁmz;%f;( NCE-E X -8 ) |
Nature of and reasons for the representation 2=E 0 57 g it

Are you Supponing or
Subject matters® FRIEEIES | OPpPosing the subject matter? Reasons
4 fﬂ'iﬁz%ﬁﬁﬁm%?
rt 3cH
Pgiaibt o
4. L 2 Q/ - 7
~ B oppose X2} g A ?—‘ i
5,}(g@hir§‘f7¢( y\mﬂ .C')

3L L2 R
(T Tkds )

[] support ¥

[ oppose Fzt N~y b A4
;Z? vt 14

O support 328 -
(3 oppose K24

Any propoesed amcndments to the draft plan? If yes, please spcclfy the details
HERBESHEARMEET 7 HHENE - IR -

@ Please describe the particular matter in the plan lo Which Lhe representation relates. Where.the representation relates o an amendment
to a plan, please specify the amendment item number provided in the Schedule of Amendments.
B ERARR G R TS - 0 R EREETEMN - ‘!H%Eﬁ;’]’lﬁﬁmm’%’]ﬁ’ﬁﬁﬁﬁﬁ

Please fill “NA” for inapplicable item MZEXBEMEERY " F&H ,
Tv-; at the appropriate box BEAENMSREARLE Y R ’
: : ) Part 3 (Continued) ¥ 38N (M)



Form No. S6 EEES A
14. Plahs, Drawings énd Documents "H Bif R B3 ' _ ' o (\\‘ L
. . ¥

Please list location plans, sites plans, other relevant plans, drawings and other documents submitted with
the representation. For coloured drawings/plans or plans/drawings Iarger than A3 size, 90 copies each

should be provided. For other supplementary documents, €.g. reports on impact assessment, 90 copies
each should be submitted.

S5\ eRE R Sl — R R St AT - ELAAERERY - SR - AR ST
BRAIKN 010 - ENRAFTEN (B0 - BEFFERE) - RIR—900 -

esesassaccseransmrEeROTIsIbOIssTRL Y

----------------------------------------------------

--------------------------------------------------------------

5. Signature %% %

Signature - w * “Representer” /Authorized Agent*
=x

- T TERRA | IR AEA
J VB % ¢
e NV
Name in Block Letters % (LITEHNE) Position (if applicable) B (&)
Professional . .
Qualification(s) JMEH/IE Member § & / Fellow WiFRE * of
JBKIP [OBKIA [ HKIS [JHKIE [ HKILA
Others it
onbehalfof - -
*x :
Company/Organization Name and Chop (if applicable)
- . DE/SSERREE (M)
Date _ ; _ 2 9
BH / 7
tement ersonal Da 8]

The personal data submitted to the Board in this representation will be used by the Secrctary of the Board and Govemment departmcnts
for the following purposes:

{a) the processing of this representation which mcludes making avallab)e the name of the “represcnwr for public inspection whcn
making available this representation for public inspection; and

(b) facilitating communication between the “representer” snd the Sicreiary of the Board/Government departments
in accordance with the provisions of the Town Plmning Ordinance and the relevant Town Planming Board Guidelines. .
§lt&i!?*ﬁm!&ﬂﬁﬂﬁ)\iﬁt?&é§ltﬁi&&ﬁﬁiﬂ LIRS (kiR &ﬁﬂﬁ?ﬁﬁiﬁﬂfltm

§IB’J§.E1‘F TR

@ REEEed- ﬁ?ﬁ"’ﬁ:ﬁm'ﬁﬁﬁ*"ﬁfﬁ  BRLMHE TR MEEARARER: UE
) O TRRA, HERNESREIMMETHG -

The personal data provided by the “represmlcr" in lh}s representation may also be disclosed 1o other persons for the purposes mentioned
in paragraph 1 sbove.

- TERA ) RERPRRENEARSE - ﬁﬁ!r‘liﬁhkﬂ:&ﬁ CBELRE | BRRSAE -

A “representer” has a right of access and correction with respect to his/her personal data as provided under the Personal Data (Privacy)

Ordinmnce (Cap. 486). Request for personal data access and correction should be addressed to the Secretary of the Board at 15/F,, North
Point Government Offices, 333 Java Road, North Point, Hong Kong

R (BARS (BR) B (B4B6H) B9RE- T BEA ’EEEMKEIEK{EAﬁﬁ NAEMREIERBA
ot R Eﬁ§ﬁﬁﬁ_§&&iﬁﬂﬂ§3}2 Pt REEILANEE 333 RILABHSRE 1S % 4

* Delete as appropriate * HMETARE
Please fill “NA™ for inapplicable item WEXBANFEERR " XF&RB
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%f‘f:% L Andrew Chan (WWE-HK) [cmchan@wwf‘or:é,.hk]
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et tpbpd@pland.gov.hk

F5: Draft Chuen Lung and Ha Fa Shan OZP_S_TW-CLHFS_1_Feb2017

Bt Draft Chuen Lung and Ha Fa Shan OZP_S_TW-CLHFS_1_Feb2017.pdf
Dear Sir/Madam, |

Please find attached our submission on the captibned.

Thank you for your attention.

Yours faithfully,

Andrew Chan

Conservation Officer, Local Biodiversity
WWF-Hong Kong R EAESEEES S
“Tel: +852 2161 9667

E-mail: cmchan@wwf.org.hk

together possible . ¢

Find out mose and get involved at wwi.org.hk

Registered Name 5144 #8: World Wide Fund For Nature Hong Kong tH R B K(B ) E e (Incorporated in
Hong Kong with limited liability by guarantee P& &M IAIIEESRE AT
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HREARESS WWF-Hong Kong

BRSNS

EANTEEEER 8 BEE Tel: +852 2526 1011
2L VRLY: {4H Fax:852 2845 2764
15/F, Manhattan Centre wwi@wwi.org.hk

8 Kwai Cheong Road wwi.org.hk

Kwai Chung, N.T., Hong Kong

Our Ref.: SHK/LDD 7/17

8 Feb 2017
Chairman and members

Town Planning Board

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

By E-mail ONLY
Dear Sir/Madam,

Re: Draft Chuen Lung and Ha Fa Shan Outline Zoning Plan No. S/TW-CLHFS/1

WWF would like to express our concerns and provide our comments on the captioned Outline
Zoning Plan (OZP) as follow:

Natural streams & their riparians as “Conservation Area” (“CA”)

As per the ecological information from the Town Planning Board Paper No. 10205, freshwater
species of conservation importance were recorded by the Planning Department at the natural
streams of Chuen Lung and Ha Fa Shan, e.g. Big-headed turtle and Hong Kong newt which are
“Endangered” and “Near Threatened” species respectively under the [UCN Red List. Both species
are also statutory protected species in Hong Kong. During our site visit on 7 January 2014, a Hong
Kong newt is also observed in a natural stream near Chuen Lung Chun Ha (Fig. 1) and the endemic
freshwater crab Nanhaipotamon hongkongense is previously recorded'. Therefore, we opine that
the natural streams in the Plan area are of high ecological value and should be well protected by

“CA" zone against development.

Besides, we consider that the riparian zones of the natural streams, i.e. 30m on both sides of the
streams, should also be zoned as “CA". Under the current draft OZP, the riparian zones of the
natural streams are mainly zoned as “Agriculture” (*AGR") zone and “Green Belt” (“GB") zone.
However, Small Houses can still be developed through planning application and upon the approval
from the Town Planning Board. The approval rate of Small House application at “AGR” zone and

together possible.

‘A HENBTRETRRE AT SEVICRGHTHATAERAS  Paton: The Honourable CY Leung, GBM, GBS, JP Honorary Auditors: BDO Limited
RIRDLSE, GBM, GBS, JP AT - RETLNRMTERAT Chief Executive of the HKSAR Honorary Comparty Secrelary:
X W% CIRERE AR TFLFTHERT Chairman.  Mr Edward M. Ho McCabe Secretarial Services Limited
fTECBR . TR . AT BESRIRT CEQ: Mr Peter Comthwaite Honorary Solicitors: Mayer Brown JSM
HRTEEIE " Honorary Treasurer: HSBC
Registered Charity
(incomporated With Limited Liabifity)

HER2H Rogisterad Name: {H5RE #A(E 3% ) 1 & & World Wids Fund For Nature Hong Kong
(A B EE NIRRT 5] Incorporated in Hong Kong with imited abity by guarartee)



“GB" zone under s.16 of the Town Planning Ordinance are about 62% and 56% respectively which
is considerably high®. As such, we are of grave concern that developments on riparian zones will
cause the loss of natural habitats used by wildlife, in particular to the species of conservation
importance mentioned above..We opine that the riparian zones of the natural streams should also
be zoned as "CA”. Development should not be allowed on streams and the riparian zones to

prevent causing any disturbance to these species of conservation concerns.

Agricultural land as “GB(1)”

The active agricultural lands mainly concentrated at Chuen Lung Chun Ha. According to our site
visit on 9 January 2017, it is found that most agricultural lands are still active (Fig. 2) and we
consider that all these agricultural lands should be preserved because of their compatibility to the
surrounding natural environment. Besides, ramie Boehmeria nivea, the host plant of caterpillars of
rare butterfly Yellow Coster Acraea issoria issoria® which is recorded near Chuen Lung Chun Ha®,
can also be found near farmlands. Furthermore, Chuen Lung is regarded by AFCD one of the five
places where Yellow Coster distributes in Hong Kong. Hence, we view that the - zoning of at least
‘GB(1)” for these agricultural lands not only preserve the active agricultural activities but also
prevent any adverse impacts of developments to the important habitat of the rare butterfly species

Yellow Coster.

Potential Impacts of the Village Expansion Area 4

According to the site visit on 7 Jan 2014, it is noticed that restaurants are discharging the the grey

water to the drainage U-channels that very likely connected to the streams nearby. We are

concerned that the Chuen Lung Village Expansion Area (VEA) with the aim and action of

“...Selected commercial and community uses servicing the needs of the villagers and in support of
the village development are always permitted on the ground floor of a New Territories Exempted -

House.”

will cause adverse impact to the stream habitats in the area in a case that the ground floor
is used as a restaurant while wastewater effluents will discharge to the streams from the small

house, which is happening at the existing site. As such, we consider that the government authorities

! The Green Routes, issue 99. The Green Power

2 http://gia.info.gov.hik/general/201302/06/P201302060426 0426 106939.pdf

8 hitp://www. afcd.gov.hk/english/conservation/hkbiodiversity/database/popup record.asp?id=2712&lang=tc
* Refer to Figure 8 of the TPB paper No. 10205
¥ Sections 9.1 of the Explanatory Statement of Draft Chuen Lung & Ha Fa Shan OZP No. S/TW-CLHFS/C




should consider the environmental impacts from the VEA to the streams with effective conservation

measures to protect their ecological values.
We would be grateful if our comments can be considered by the Board.
Thank you for your attention.

Yours faithfully,

<7
s
// Lo
F4 / -

[

Andrew Chan
Conservation Officer, Local Biodiversity



Figure 1. Hong Kong newt (red arrow) found in a stream near Chuen Lung Chun
taken on 7 Jan 2014)

Figure 2. Active agricultural lands in Chuen Lung Chun Ha (Pho
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FHE: : KFBG EAP [eap@kfbg.org]

%’( R 07H02A20174E 21— 17:09

l‘& a. tpbpd

x5 ‘ KFBG's comments on Draft Chuen Lung and Ha Fa Shan Qutline Zoning Plan (S/TW-CLHFS/1)
B 170207 Draft Chuen Lung and Ha Fa Shan OZP 2.pdf

Dear Sir/ Madam,
Attached please see our comments regarding the captioned.
Best Regards,

Ecological Advisory Programme |
Kadoorie Farm and Botanic Garden
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K F B. G Kadoorie Farm & Botanic Garden Corporation

Kadoorie Farm & Botanic Garden
H iR AER WY R

The Secretary,

Town Planning Board,

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

Hong Kong.

(Email: tpbpd@pland.gov.hk)
7th February, 2017. | By email only

Dear Sir/ Madam,

Draft Chuen Lung and Ha Fa Shan Qutline Zoning Plan (S/TW-CLHFS/1)

1. We refer to the captioned.

2. We consider that the concerns as stated in our submission regarding the Development
Permission Area (DPA) Plan covering this area are still applicable to this draft Outline Zoning
Plan (OZP). Please refer to Appendix 1.

3. Essentially, we consider that the stream courses and their riparian zones are not being
protected properly under this draft OZP, and, we are also concerned about the potential adverse
impacts on the ecology of this area that would be caused by some of the suggested zonings. We
wish to strongly recommend that all streams (including their riparian zones) and the woodland
areas should be protected by being accorded Conservation Area (CA) zoning status.

4.  Thank you for your attention.

Ecological Advisory Programme

Kadoorie Farm and Botanic Garden

S B &R ORI AR 8RN B

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kibg.org
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The Secretary,

Town Planning Board,

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

Hong Kong.

(Email: tpbpd@pland.gov.hk)
20th February, 2014. By email only
Dear Sir/ Madam,

Draft Chuen Lung and Ha Fa Shan Development Permission Area Plan
(DPA/TW-CLHFS/1)

We would like to express our concerns and provide our recommendations regarding the
Draft Chuen Lung. and Ha Fa Shan Development Permission Area Plan No.
DPA/TW-CLHFS/1 (the draft Plan).

Protection of native species of conservation importance

Although village settlements and rural industrial/commercial activities have already been
established within the Chuen Lung and Ha Fan Shan Area (the Area), many native species of
conservation importance can still be found in the locality. Referring to Section 5.3 of the
Explanatory Notes of the draft Plan, “Various rare species of fauna with high ecological values
have been discovered in the Area, especially in or adjacent to the stream courses, including
Yellow Coster (Acraea issoria), Hong Kong Cascade Frog (Amolops hongkongensis), Hong
Kong Newt (Paramesotriton honkongensis), Predaceous chub (Parazacco spilurus) and Red

Muntjac (Muntiacus muntjak)”.

Indeed, during our on-site observations in January 2014, the Hong Kong Newt was
recorded in one of the streams in Chuen Lung (Figure 1). Furthermore, based on our records,
some native orchids (Liparis stricklandiana and L. viridiflora) can also be found in the upper
reaches of one of the streams flowing through the Area; even though the exact location of the
record is within the Tai Mo Shan Country Park, we consider that the lower sections of the
stream which is within the draft Plan are still potential habitats that are suitable for these orchid
species.

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kibg.org
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In addi'tion, according to Plan 4 of the Town Planning Board Paper No. 9506, the Red
Muntjac was found in the woodlands of Ha Fa Shan, which we consider is ecologically
connected to the woodland habitats in the Tai Lam Country Park. Therefore. we wish to

strongly recommend that all streams (including their riparian zones) and the woodland should

be protected by being accorded with CA zoning status.

The Potential Impacts of the Village-type Development zone

In the proposed Village-type development zone (V-zone) which is within the Village
Environ, there are already a few restaurants operating on the ground floor premises of the
village houses and we observed that cutlery, dishes and kitchen utensils were being washed
immediately next to the drainage U-channels (Figure 2), from which the grey water may in
turn discharge into nearby watercourses (e.g., the natural streams). Since “Eatlng Place” is
always permitted on the ground floor of village houses (i.e., New Territories Exempted Houses,
NTEHs) within the V-zone, we are concerned that if more NTEHs are allowed to be built in the
Area, the water quality of the streams may be adversely affected by the increase in volume of
wastewater effluent potentially discharged from the small houses, especially those which
house catering operation; thus, the ecologically sensitive stream habitats in the locality would
be greatly affected. Therefore, we consider that the Village Expansion Area, which is outside
the current village cluster, should not be included into the V-zone.

In addition, we would like to remind the Board that the Area is largely within the upper
and lower direct water gathering grounds. The water quallty of the streams should be
maintained to safeguard the health of the general public. We would like the Planning
Department (PlanD) and the Board to note the photographs shown in Figure 3; we have

observed on many occasions that, when village houses have been built next to a watercourse,

pipes would be built along the watercourse, discharging water/ grey water causing pollution
and threatening aquatic life.

On the other hand, the Director of Environmental Protection recently issued an EIA
Study Brief for the Drainage Services Department's Project on the Sewerage Works for Ha Fa
Shan, Kiu Tau Village, Wang Lung and Ma Tong which is expected to commence in 2018 and
to be completed in 2023'. This seems to be the solution to the water pollution problems in the
Area.

! http://www.epd.gov.hk/eia/english/alpha/aspd 669.html
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However, we would also like to draw the Board’s attention to Chapter 9 of the Report No.
55 of the Director of Audit prepared by the Audit Commission®. In Table 10 of the chapter, it
shows that the connection rate for village houses covered by public sewers was only 37%. The
Audit Commission recommends the relevant authorities to “fake measures to improve the
sewer connection rates”, “closely monitor the cases of non-compliance with the sewer
connection requirements” and “continue dialogue with villagers and conmsider taking
appropriate action to enable connection to public sewers in accordance with the Water
Pollution Control (Sewerage) Regulation”. 1t is clear that under the existing guidelines (i.e.,
using the Septic Tank System) and even with public sewers provided, the discharge of effluents
from domestic wastewaters could still be a significant environmental issue in the rural area.
Relevant authorities may respond that this-is an enforcement problem but not a planning issue,

thus, there is no need for the Board to consider it. However, we strongly feel that it is also the

responsibility of the Board (and relevant authorities) to designate a plan that is practical and

feasible, that at the same time effectively protects species of conservation importance, and

ensures the water quality within the water gathering grounds is free from foreseeable pollution

impacts and safe for human consumption.

Conclusion .

We appreciate the PlanD’s effort in drafting the DPA plan for the Area to prevent further
haphazard development, destruction and disturbance to the natural environment. However, we
felt that more thoughtful consideration could be given to improve the current situation in the
Area and the Board (together with the relevant authorities) should have a long-term

environmental vision when considering the protection and development of the Area.
We hope our comments and concerns, as set out above, will be adequately addressed in

future consultations and meetings.

Ecological Advisory Programme

Kadoorie Farm and Botanic Garden

2 hitp://www.aud.gov.hk/pdf e/e55ch09.pdf

Lam Kam Road, Tai Po, New Territories, Hong Kong
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Figure 1. Hong Kong Newt recorded in the stream in Chuen Lung (photograph taken in
January 2014)

BERERAARNENRSE SR
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kibg.org



SEE RSB E LD

v b
K F'B G Kadoorie Farm & Botanic Garden Corporation

nic Gorden
ki 5 I

c

T
{
Kadoorie Farm & Bot

=
&
=
b
&
1<

Figure 2. One of the dish washing facilities located immediately next to the drainage

U-channels in the Chuen Lung area (photograph taken in January 2014
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Figure 3. Pipes discharging wastewater/ grey water along watercourses next to village areas
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x5 HKBWS's comments on the draft Chuen Lung and Ha Fa Shan OZP (S/TW-CLHFES/1)
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Dear Sir/Madam,

The Hong Kong Bird Watching Society's comments on the captioned is attached.

Best Regards,

WOO Ming Chuan (Ms)

Conservation Officer

The Hong Kong Bird Watching Society

7C, V Ga Building, 532 Castle Peak Road, Lai Chi Kok, Kowloon, Hong Kong
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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)
By email only

9 February 2017
Dear Sir/Madam,

WATCHING
Comments on the draft Chuen Lung and Ha Fa Shan Outline Zoning Plan No. SOCIETY

S/TW-CLHFS/1 Since 1957 Mz

The Hong Kong Bird Watching Society (HKBWS) would like to raise our comments on the
draft Chuen Lung and Ha Fa Shan Outline Zoning Plan (OZP) No. S/TW-CLHFS/1.

Y3

The general planning intention of the draft Plan is to “protect the natural environment and BﬂrdL’f@
i

the rural landscape, with a view to complementing the overall natural environment and ~ INTERNATIONAL

the landscape characters of the surrounding Tai Lam Country Park and Tai Mo Shan

Country Park” and “Active farmland is retained in view of their good potential for
agricultural use. Development which would cause adverse impacts on the water quality
and water resources of the water gathering ground is not encouraged”*. We support such

planning intention of the draft Plan and we urge the Town Planning Board (the Board) that
boundaries of conservation zonings in the draft Plan should be delineated to reflect these

planning intentions.

1. Ecological value of the Plan Area

Chuen Lung and Ha Fa Shan support a population of birds that is typical of secondary

woodland habitats in Hong Kong (Figure 1). Bird species of Local Concern?, Ashy

Drongo (Dicrurus leucophaeus), Rufous-capped Babbler (Stachyris ruficeps) and
Orange-headed Thrush (Geokichla citrina) were found at Chuen Lung. Raptor species
of conservation importance recorded include Crested Serpent Eagle (Spilornis cheela),
Black Kite (Milvus migrans), Eastern Buzzard (Buteo japonicus) and Amur Falcon
(Falco amurensis). All raptor species are listed under Class Il protection in China and
Crested Serpent Eagle is considered to be “vulnerable” in the China Red Data Book.
Other woodland bird species such as Pygmy Wren Babbler (Pnoepyga pusﬂla),
Streak-breasted Scimitar Babbler (Pomatorhinus ruficollis), Chinese Hwamei (Garrulax

! Sections 8.1 and 8.2 of the Explanatory Statement for the draft Plan No. S/TW-CLHFS/1
2 Fellowes et al. 2002.

oyt FEARRANLUNSRERAMTIECE  WE Tel.No.: 2377 4387
Address: 7C, V Ga Building, 532 Castle Peak Road, {8 Fax.No.:2314 3687 FREMRBLEELES MR REERRARDE
Lai Chi Kok, Kowloon, Hong Kong @WE E-mail.: hkbws@hkbws.org.hk A charitable organization incorporated in Hong Kong with limited liability by guaraniee



canorus), Greater Necklaced Laughihgthrush (Garrulax pectoralis) and Mountain
Tailorbird (Phyllergates cucullatus) were also recorded. All of the above demonstrate
that the habitat conditions of Chuen Lung and Ha Fa Shan are intact and similar to the

woodlands in the surrounding Tai Mo Shan and Tai Lam Country Park, and thus should
be adequately protected.

2. Inadequacy of the current agriculture and conservation zoning
For the past 10 years or so, the approval rate of small house applications in
“agriculture” (AGR) and “Green Belt” (GB) zones were over 60% and 55%

respectively3. As such, AGR and GB zones are vulnerable to small house development.

In order to accurately reflect the planning intention of the current OZP, we consider
that restrictive conservation zonings without small house development, such as GB(1)
and “Conservation Area” (CA) which the redevelopment of houses is in Column 2 of
the Notes, should be used to protect the agricultural lands (Figure 2) and natural

habitats in the Plan Area while the development right of the villagers are respected.

Our recommendations _

3.1. The HKBWS considers that an “Ecosystem Approach”, which is the primary framework
for action under the Convention on Biological Diversity*, should be adopted to protect
the various sensitive habitats in the Plan Area. We consider that all natural streams
including their tributaries should be protected by GB(1) or CA zone of 30 metres along
both sides of the banks (Figure 3). This buffer zone with conservation zoning is a
practical distance that would protect the riparian vegetation and would prevent
undesirable pollution from developments. '

3.2. All woodlands, including both secondary woodland and Fung Shui woodland, should
be protected by GB(1)/CA zone, instead of the current GB zone. On the other hand,

active agricultural land should not be included in the V zones.

Thank you for your kind attention and we hope that the Town Planning Board would take

our comments into consideration.

Yours faithfully,

3 Annex of LegCo Question 17 (6 Feb 2013) - Land reserved for building New Territories small houses.
Retrieved from http://gia.info.gov.hk/general/201302/06/P201302060426_0426_106939.pdf
4 https://www.chd.int/ecosystem/



Woo Ming Chuan
Conservation Officer
The Hong Kong Bird Watching Society
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Figure 2. Active farmlands (top) and watercress fields (bottom) in the Chuen Lung area.




Figure 3. Streams in the Chuen Lung and Ha Fa Shan area.
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‘The personal deta submitted to the Board in this representation wxll be used by the Secretary of the Board and Government depunments
for the following purposes:

(3) the processing of this representation which includes fnaking available the name of the ’?cpréscnlcf" for public inspection when
making available this representation for public inspection; and

(b) facilitating communication between the “representer” and the S.ecreiary of the Board/Government departments
in accordance with the provisions of the Town Plmning Ordinance and the relevant Town Plaming Board Guidelines.
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The personal data provided by the “representer™ in this representation may also be disclosed 10 other persons for the purposes mentioned
in paragraph | above.
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A “‘representer” has a right of access and correction with respect to his/her personal data as provided under the Personal Data (Privacy')

Ordinmnce (Cap. 486). Request for personal data aceess and correction should be addressed to the Secretary of the Board at 15/F., North
Point Government Offices, 333 Java Road, North Point, Hong Kong

A CEARH (L) &) (E486%) BRE THEA ﬁﬁﬁﬂﬂ&lﬁ!&ﬂkiﬁ nAEBREIERA
R MAZRYREEERER - Ut RERILAREE 333 Kihﬁ&ﬁ‘“! 1548 -

* Delete as appropriate * MMETARS .
Please fill “NA™ for inapplicable item METABOHTERE "TARH,
T'¥ | at the appropriate box v WERESSRAnETs R Paris 4 and 5

g



TPB/R/S/TW-CLHFS/1-252

UPJET LIMITED

Attn: Secretary, Town Planning Board,
15/F, North Point Government Offices
333 Java Road, North Point, HK

Dear Sir,
Re: Draft Chuen Lung and Ha Fa Shan

Outline Zoning Plan No. S/TW-CLHFS/1

We, the owners of DD 360 lot 119, 122, 124, 126, 127, 128, 129, 130, 131 & 133 as

indicated in the attached Lot Index Plan, which location is also marked hatched black

on the attached draft zoning plan.

We herewith file an objection to the proposed change of zoning of aforesaid lots to

Green Belt for the following reasons:- _ '

1. Green Belt zoning will infringe the right to develop of a private lot under the
protection of Articles 6 & 105 of the Basic Law.

2. The government is actively looking for residential development sites. This
includes changing selected Green Belt zoning site into residential use. It doesn’ t
make sense to zone the above mentioned area as Green Belt which is fit for low
rise residential development.

3. There are existing squatter structures which represent “tolerate structures” on
the mentioned lots. Most of the structures are residential use and thus the

“current tolerate use” of the mentioned lots is “‘residential use”. These being

the case, it is thus logical to "maintain" the mentioned sites for "residential use".

Also, it won’ t automatically turn into green area even it is zoned to be.
4. There are existing ingress and exit on Route Twisk to the mentioned lots which is
fit for low rise residential development.

5. Thus, the area above mentioned shall be zoned as Residential instead.

Should further representation be required on the draft, please don't hesitate to

contact our Mr. Aron Kwan at—

Yours Sincerely
For and on behalf of
1S

13
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TPB/R/S/TW-CLHFS/1-253

TOCO PLANNING CONSULTANTS LTD.

- TOWN PLANNING., ENVIRGNMENT & DEVELOPMENT CONSULTANCY
2A Lippo Leighion Tower,

103 Leighion Road. Causeway Bay.

Hong Kong.

The Secretary, Tel: 2895 0168 e

Town Planning Board , Fax: 2577 2862 N\
) 15“‘ Floor E-mail: tocoplanning@chotmail.com &

. . Website: hiip:/7wwaw.tocoplanning.cor =

North Point Government Offices vebsite Mipafwnvlocopianning.com &

333 Java Road

North Point

Hong Kong

Dear Sir, 8 February, 2017

Representation on Amendment of Zoning
of Various Lots and Adjoining Government Land in D.D. 433
on the Draft Chuen Lung and Ha Fa Shan OZP No. S/TW-CLHFS/1

We submit herein, on behalf of Fortune Houses Development Limited, a
Representation on the amendment of zoning of the captioned private property and
government land. The subject site was within area zoned “Unspecified Use” on the
Approved Chuen Lung and Ha Fa Shan Development Permission Area Plan No.
DPA/TW-CLHFS/2. It has been amended to “Green Belt” (“GB”) on the Draft Chuen Lung
and Ha Fa Shan Outline Zoning Plan No. S/TW-CLHFS/1 gazetted on 9.12.2016. The
Representer considers that the new zoning will seriously restrict the development potential

of the private land.

The Representer proposes to rezone the site from “GB” to “Residential (Group C)”
("R(C)’) so as to allow low-density residential development at the site. The proposed

amendment is based on the following justifications:-

(a) the new “GB” zoning will seriously jeopardize the planned residential development

at the site-and will undermine the development potential of the site:

(b) the draft plan has reserved about 200ha of land for “GB” and the plan has not
taken into account the Government's search for developable land over various

parts of the Special Region in recent years;

(c) the site is accessible from public road and is physically suitable for low-density

residential uses;
(d) the proposed development will be compatible with its adjoining land uses; and

(e) the proposed development will not have any significant environmental, traffic,

sewerage and visual impacts on the local land uses. ’ 158
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TED T. C. CHAN

AMPEA, MITRIP RPP



r("‘OCO PLANNING CONSULTANTS LTD.

JWN PLANNING, ENVIRONMENT & DEVELOPMENT CONSULTANCY

In view of the feasibility of the development proposal and the planning justifications
presented in the Planning Objection Statement, the Representer proposes that the site could

be rezoned to “R(C)” zone.

Please find enclosed 90 copies of the Planning Objection Statement and a copy of

Form No.S6 for your attention.

Yours faithfully,
Toco Planning Consultants Ltd.

y d N
i
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Te¥ Chan
Managing Director

TED T.C. CHAN

MRAPIL. MHKIP
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Reference No.
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FHE B Date Received
IKEIBEH

1. The representation should be made to the Town Planning Board (the Board) before the expiry of the specified plan exhibition period. The
completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board, 15/F., North Point Government Ofﬁces=
333 Java Road, North Point, Hong Kong.
|t LANEE N E R RESTIRTRAEEE (THE T289 ) 21 - BEiRERIHEHERaE: (lE)

RAGEREFERICAEIEE B ARG SE S BRTHAEEgNEIL -

2. Please read the “Town Planning Board Guidelines on Submission and Publication of Representations, Comments on Representations and

Further Representations” before you fill in this form. The Guidelines can be obtained from the Secretariat of the Board (15/F., North
Point Government Offices, 333 Java Road, North Point, Hong Kong - Tel.: 2231 4810 or 2231 4835) and the Planning Enquiry Counters
of the Planning Department (Hotline: 2231 5000) (17/F., North Point Government Offices, 333 Java Road, North Point, Hong Kong and
14/F., Sha Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New Territories), or downloaded from the Board’s website at
http://www info.gov.hk/tpb/.
ARSI AT - FFCAREER T ERRTHAGARZRATEL - HENERERE S8l IR EEHENES -
EBREIITAEEGWER (FRILAEEE 333 RILABUFEE 1548 - B35 2231 4810802231 4835) RFSIENREIER &
M (B4R 2231 5000) (FEILAREE 333 MALABGAE 17T BREFDH EREK | BUBRESE 14 48) BN - rai
EZEEMEETE (84 hitp://www.info.gov. hk/tpb/)

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

RHEOELRFRHG AL (THE "Bl AD

Name #4 /278 (MrAvrsAissAMs:/Company/Crganization™ 5:4 /R A //NE /224 14D } t;("
RE( UTV ED

Fortune Houses Development Limited

2. Authorized Agent (if applicable) ¥ & fE{C B A (@038

Name I&%/,’&ﬁé @drAvdresAMissAMds./Company/Oseenization™ %E/?&)\//J\ﬁﬂ/ﬁ:t//\j/%% *)
Toco Plannmg Consultants Limited

3. Details of the Representation
5t 5

Draft plan to which the representation relates | Draft Chuen Lung and Ha Fa Shan Outline Zoning Plan
R AR No. S/TW-CLHFS/M
* Delete as-appropriate * ERETEEE

Please fill “NA™ for inapplicable item FERNEHMEEES "T#A

Parts1,2and3 551 - FE2 K 339



Form No. S6
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REPRESENTATION RELATING TO
DRAFT PLAN UNDER SECTION 6(1) OF
THE TOWN PLANNING ORDINANCE (CAP.131)
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3. Details of the Representation (Continued) (use separate sheet if necessary)

FHRFERF BWEFTE - FZERID

Nature of and reasons for the representation FA3fift {8 K

Subject matters? HRIEIHC

Are you supporting or
opposing the subject matter?

FFERNHAREER?

Reasons ¥

Zoning the following
private lots and the
adjoining government
land to "Green Belt":

Lots no. 385, 386 RP,
387, 388, 389, 392,
394, 395, 396, 400
and 404 (part)

in D.D. 433

[ ] support %4
M oppose 5%

Please see attached Planning Objection Statement.

L] support S74%
[} oppose 5

[ support %#%
L] oppose &3¢

Any proposed amendments to the draft plan? If yes, please specify the details.
HEERDHLARREET ? WHE0EE - S -
Please see attached Planning Objection Statement.

to a plan, please specify the amendment item number provided in the Schedule of Amendments.

AR B R Y S RSB E E R - LR @RISR R - RS TEE R RS i EE S -

Please fill “NA” for inapplicable item

Tv | at the appropriate box

HETWANEEEE "TREA
WEREHBANLE "V 8%

Please describe the particular matter in the plan to which the representation relates. Where the representation relates to an amendment

Part 3 (Continued) ¥ 3 #5> (FE)



Form No. S6 EH#HES .

4. Plans, Drawings and Documents H B kX E

Please list location plans, sites plans, other relevant plans, drawings and other documents submitted with
the representation. For coloured drawings/plans or plans/drawings larger than A3 size, 90 copies each
should be provided. For other supplementary documents, e.g. reports on impact assessment, 90 copies
each should be submitted.

=551 FER SRR AN B - AR EE - HAERIEIR - Al R HM M - BRI ASE S EE
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Please see attached Planning Objection Statement.

5. Signature % &

Signature W “Representer” /Authorized Agent*
BE ' CEEl A BEREAEA

Chan Tat Chol .. ] Managing Director ..
Name in Block Letters #% ( LAEHSIESE ) Position (if applicable) §&{7 (A& )
Professional
Qualification(s) EE&E Member & 8 /Fellow TIEEE * of
M HKIP [] HKIA [J HKIS [J HKIE [ HKILA
others &4y, MPIAandRPP
behalf of '
BE e Toco Planning, Consultants Limited
Company/Organization Name and Chop (if applicable)
NE] IEHBAEREE (WEA)D
Date

Statement on Personal Data B AEHIEEFEH

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

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

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

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

£ EERESEAMEEGBAASHEREEEGWE REUFEHRIT » SRS CRITHENERSD) RAARRTR TR EIZ & & RElHE
By EMELL T M- \

() BEEZGHl - OEAWEREMEARER  AEAA THMlA  HAREARER: LR
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2. The personal data provided by the “representer” in this representation may also be disclosed to other persons for the purposes mentioned
in paragraph 1 above.

CEIEA ) BEFRERIREAEATR - SURE @A LS - DUE LIS | RERIAZE -

3. A “representer” has a right of access and correction with respect to his/her personal data as provided under the Personal Data (Privacy)
Ordinance (Cap. 486). Request for personal data access and correction should be addressed to the Secretary of the Board at 15/F,, North
Point Government Offices, 333 Java Road, North Point, Hong Kong.
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* Delete as appropriate * HMETEAE
Please fill “NA” for inapplicable item HETHAMERES "T#H,

Tv  at the appropriate box HEREMARAME " L% . Parts 4 anci 5 55 A REB 55
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Representation on Amendment of Zoning at Various Lots in D.D. 433 and Adjoining Government Land
on the Draft Chuen Lung and Ha Fa Shan Outline Zoning Plan No. S/TW-CLHFS/1

Executive Summary

This Representation is submitted by Toco Planning Consultants Ltd. on behalf of Fortune Houses
Development Ltd.. It objects the new “Green Belt” zone covering various private lots in D.D. 433
and some adjoining government land on the Draft Chuen Lung and Ha Fa Shan Outline Zoning
Plan No. S/TW-CLHFS/1 gazetted on 9.12.2016. The Representer also proposes to rezone the
site to “Residential (Group C)” (“R(C)") zone for low-density residential development.

The subject site was designated as “Unspecified Use” on the Approved Chuen Lung and Ha Fa
Shan DPA Plan No. DPA/TW-CLHFS/2. A section 16 planning application for a proposed
low-density residential development was submitted by the Representer to the Board on
15.9.2016 (Application No. A/IDPA/TW-CLHFS/5). Subsequently on 9.12.2016, the Board has
rezoned the site to “GB” zone. The new zoning will seriously jeopardize their plan for residential
development and will restrict the development potential of the site. It will undermine the
development right of the landowner.

The subject site is suitable for residential development as it is accessible from Route Twisk and
is located near to several existing and planned developments, i.e. Chuen Lung Village and
recreational club building and a golf driving range. The proposed residential scheme has been
carefully designed to match with the surrounding area and will improve the visual and landscape
quality of the area. Planning and technical assessments have shown that the small scale
development will not result in any significant impacts on the land use, traffic, environmental,
sewerage, drainage, geotechnical, visual, landscape, ecological and risk management aspects
of the locality. The proposed “R(C)” zone will not set an undesirable precedent for similar
applications in view of its background, unique location and scale.

&N
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Representation on Amendment of Zoning at Various Lots in D.D. 433 and Adjoining Government Land
on the Draft Chuen Lung and Ha Fa Shan Outline Zoning Plan No. S/TW-CLHFS/1

1. INTRODUCTION

This Representation is submitted to the Town Planning Board (the TPB / Board) by
Toco Planning Consultants Ltd. (Toco) on behalf of Fortune Houses Development Lid.
(the landowner/ the Representer). It objects to the new “Green Belt” (“GB”) zone
covering lots no. 385, 386 RP, 387, 388, 389, 392, 394, 395, 396, 400 and 404 (part) in
D.D. 433 and some adjoining government land on the Draft Chuen Lung and Ha Fa
Shan Outline Zoning Plan (OZP) No. S/TW-CLHFS/1 gazetted on 9.12.2016 (see Plan
A). The Representer has a strong intention to develop the subject site into low-density
residential use which is already at the planning application stage.

The subject site was designated as “Unspecified Use” on the Approved Chuen Lung
and Ha Fa Shan Development Permission Area (DPA) Plan No. DPA/TW-CLHFS/2. A
section 16 (s.16) planning application for proposed 11 three-storey houses with a plot
ratio of 0.4 and a site coverage of about 20% was submitted to the Board on 15.9.2016
(Application No. A/IDPA/TW-CLHFS/5) (hereafter “the submitted residential scheme”).
Subsequently on 9.12.2016, the Board has rezoned the site to “GB” on the Draft Chuen
Lung and Ha Fa Shan OZP No. S/TW-CLHFS/1. The Representer would like to raise a
planning objection to the Draft Chuen Lung and Ha Fa Shan OZP because the new
zoning will seriously jeopardize their plan for residential development and will restrict
the development potential of the site. The Representer also proposes to rezone the site
to “Residential (Group C)” (“R(C)") zone for low-density residential development.

This Planning Objection Statement is intended to provide planning justifications in
support of the proposed “R(C)” zoning. A summary of the development proposal and
technical assessments of the submitted residential scheme will be presented in this
report. Planning assessments by Toco have shown that the Representation is well
justified based on the following reasons:

(a) the new “GB” zone will seriously jeopardize the planned residential development
for the site;

(b) it will undermine the development right of the landowner and development
potential of the site;

(c) the draft plan has not taken into account the Government's difficulty in search for
developable land all over the Special Region;

(d) the subject site is suitable for low-density residential development in terms of
location and land use compatibility;

(e) the proposed residential scheme has been carefully designed to match with the
surrounding area and will improve the visual and landscape quality of the area;

(f) the small scale development will not result in any significant impacts on traffic,
environmental, drainage, sewerage, visual, landscape, ecological, geotechnical
and risk management aspects of the locality;

(g) the proposed development is in line with the Government's plan making
mechanism; and

(h) the proposed “R(C)’ zone will not set an undesirable precedent for similar
applications in view of its background, unique location and scale.

Toco Planning Consultants Ltd. Page 1 February 2017
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Representation on Amendment of Zoning at Various Lots in D.D. 433 and Adjoining Government Land
on the Draft Chuen Lung and Ha Fa Shan Outline Zoning Plan No. S/TW-CLHFS/1

2.1

2.2

2.3

PLANNING BACKGROUND

Site and zoning backgrounds and land status of the subject site will be presented in this
section.

Site Background (Plan B)

The subject site is located at the outskirt of Tsuen Wan New Town and is in close
proximity to Chuen Lung Village. It is accessible from Route Twisk which is a dual-lane
road connecting Tsuen Wan and Kam Tin areas. The site is bounded by the stream
course to the north and west, slope with mature trees and some temporary structures
to the east, and Route Twisk to the south. It is about 3,997.2m? in area and is
predominately occupied by land in derelict condition.

Land Status (Plan C)

The subject site covers private lots no. 385, 386 RP, 387, 388, 389, 392, 394, 395, 396,
400 and 404 (part) in D.D. 433 and some adjoining government land. The private lots
(about 3,180m?) are entirely owned by the Representer - Fortune Houses Development
Ltd.. After the s.16 planning application for residential development (Application No.
A/DPA/TW-CLHFS/5) or the proposed “R(C)” zoning in this Representation is approved
by the Board, the landowner will submit an application to Lands Department (LandsD)
to surrender the adjoining private land, including lots no. 404, 406 and 407 in D.D. 433
(about 820m?), for exchanging the government land adjacent to lot 400 in D.D. 433 and
a new lease to develop a low-density residential development at the site.

Planning and Zoning Backgrounds(Plan D)

Planning and zoning backgrounds in relation to the subject site are summarized as
follows:-

(a) Draft Chuen Lung and Ha Fa Shan DPA Plan No. DPA/TW-CLHFS/1

The first Chuen Lung and Ha Fa Shan DPA Plan No. DPA/TW-CLHFS/1 was
gazetted by the Board on 20.12.2013. The subject site was designated as
“Unspecified Use” on the draft DPA Plan. During the two months exhibition period,
Toco had submitted, on behalf of the landowner of the subject site, a planning
objection to the draft DPA plan (Representation Nos. R13 and R14). The main
reason of the objection was that the draft DPA plan would restrict the
development potential of the private lots. The subject site has the potential to be
zoned to (“R(C)") with a plot ratio ranging from 0.4 to 0.75.

After the Representation hearing on 6.6.2014, the Board decided not to uphold
the Representations due to the reason that detailed land use assessments for the
area taking account of various aspects will be undertaken during the OZP

Toco Planning Consultants Ltd. Page 2 February 2017
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Photo 2: Southern part of the site.
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Site Photos: Existing Site Condition
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Representation on Amendment of Zoning at Various Lots in D.D. 433 and Adjoining Government Land
on the Draft Chuen Lung and Ha Fa Shan Outline Zoning Plan No. S/TW-CLHFS/1

preparation. Therefore, it is not appropriate at this stage to consider designating
“‘R(C)” zone on the draft DPA Plan. Moreover, the TPB Paper No. 9641, which
was prepared by Planning Department (PlanD) for the Representation hearing of
the draft DPA Plan, stated that the proposed “R(C)” zone may or may not be
permitted depending on the assessment of the possible effect on water pollution
or soil erosion. One of the assessment’s criteria is that there should be no
material increase in the risk of pollution to the water gathering ground.

(b) Approved Chuen Lung and Ha Fa Shan DPA Plan No. DPA/TW-CLHFS/2

On 3.10.2014, the Approved Chuen Lung and Ha Fa Shan DPA Plan No.
DPA/TW-CLHFS/2 was gazetted by the Board and the subject site was retained
as “Unspecified Use” on the plan. According to the Notes of the DPA Plan as
described in Table 2.1, for area designated as “Unspecified Use’, any new
development other than agricultural use shall require the permission from the
Board under s.16 of the Town Planning Ordinance. A s.16 planning application for
proposed 12 three-storey houses with a plot ratio of 0.46 was submitted to the
Board on 18.2.2015 (Applicaton No. A/DPA/TW-CLHFS/1). Technical
assessments such as Sewage Impact Assessment and Ecological Impact
Assessment were prepared to support the application. The application was
withdrawn on 14.7.2015 due to departmental concerns mainly on design of the
development and technical issues.

(c) Draft Chuen Lung and Ha Fa Shan OZP No. S/TW-CLHFS/1

After taking into account views of the relevant government departments on the
previous application and the relevant TPB documents, a s.16 planning application
for proposed 11 three-storey houses with a plot ratio of 0.4 was submitted to the
Board on 15.9.2016 (Application No. A/DPA/TW-CLHFS/5). However on
9.12.2016, the Board has rezoned the site to “GB” on the Draft Chuen Lung and
Ha Fa Shan OZP No. S/TW-CLHFS/1 (see Plan D). The Representer would like
to raise a planning objection to the Draft Chuen Lung and Ha Fa Shan OZP
because the new zoning will seriously jeopardize their plan for residential
development and will restrict the development potential of the site. The schedule
of uses for “GB” zone on the Draft Chuen Lung and Ha Fa Shan OZP is listed on
Table 2.2.
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Representation on Amendment of Zoning at Various Lots in D.D. 433 and Adjoining Government Land
on the Draft Chuen Lung and Ha Fa Shan Outline Zoning Plan No. S/TW-CLHFS/1

Table 2.1 Schedule of Use for Area Designated as “Unspecified Use”

Use always permitted in an “Unspecified Use” area
(Being an area not zoned or set apart under
Section 4(1) of the Town Planning Ordinance)

Agricultural Use

Remarks

(a) Any use or development, other than the always permitted use as specified above or the
uses or developments always permitted under the covering Notes, requires planning
permission from the Town Planning Board under section 16 of the Town Planning
Ordinance.

(b) Any diversion of streams, filling of land/pond or excavation of land, including that to
effect a change of use to the always permitted use as specified above or the uses or
developments always permitted under the covering Notes (except public works
co-ordinated or implemented by the Government), shall not be undertaken or continued
on or after the date of the first publication in the Gazette of the notice of the draft
development permission area plan without the permission from the Town Planning Board
under section 16 of the Town Planning Ordinance.
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Representation on Amendment of Zoning at Various Lots in D.D. 433 and Adjoining Government Land
on the Draft Chuen Lung and Ha Fa Shan Outline Zoning Plan No. S/TW-CLHFS/1

Table 2.2 Schedule of Use for “GB” Zone

GREEN BELT

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Agricultural Use
Barbecue Spot
Country Park *

Government Use (Police Reporting Centre
only)
Nature Reserve

Nature Trail

On-farm Domestic Structure
Picnic Area

Public Convenience

Tent Camping Ground

Wild Animals Protection Area

Animal Boarding Establishment
Broadcasting, Television and/or Film Studio
Burial Ground

Cable Car Route and Terminal Building

Columbarium (within a Religious Institution or
extension of existing Columbarium only)

Crematorium (within a Religious Institution or
extension of existing Crematorium only)

Field Study/Education/Visitor Centre

Firing Range

Flat

Golf Course

Government Refuse Collection Point
Government Use (not elsewhere specified)
Helicopter LLanding Pad

Holiday Camp

House (other than rebuilding of New Territories
Exempted House or replacement of existing
domestic building by New Territories Exempted
House permitted under the covering Notes)

Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than
Entrances

Petrol Filling Station

Place of Recreation, Sports or Culture

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container vehicle)

Radar, Telecommunications Electronic Microwave
Repeater, Television and/or Radio Transmitter
Installation

Religious Institution

Residential Institution

(Please see next page)
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Representation on Amendment of Zoning at Various Lots in D.D. 433 and Adjoining Government Land
on the Draft Chuen Lung and Ha Fa Shan Outline Zoning Plan No. S/TW-CLHFS/1

GREEN BELT (Cont’d)

Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Rural Committee/Village Office
School

Service Reservoir

Social Welfare Facility

Utility Installation for Private Project
Zoo

*

Country Park means a country park or special area as designated under the Country Parks
Ordinance (Cap. 208). All uses and developments require consent from the Country and
Marine Parks Authority and approval from the Town Planning Board is not required.

Planning Intention

The planning intention of this zone is primarily for defining the limits of urban and sub-urban
development areas by natural features and to contain urban sprawl as well as to provide
passive recreational outlets. This is a general presumption against development within this
zone.

Remarks

Any filling of land/pond, excavation of land or diversion of stream, including that to effect a
change of use to any of those specified in Columns 1 and 2 above or the uses or developments
always permitted under the covering Notes (except public works co-ordinated or implemented
by Government, and maintenance, repair or rebuilding works), shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the draft
development permission area plan without the permission from the Town Planning Board under
section 16 of the Town Planning Ordinance.
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Representation on Amendment of Zoning at Various Lots in D.D. 433 and Adjoining Government Land
on the Draft Chuen Lung and Ha Fa Shan Outline Zoning Plan No. S/TW-CLHFS/1

3.1

PLANNING OBJECTION AND PROPOSAL

Reasons for objection to the new “GB” zone on the draft OZP, summary of the
development proposal of the submitted residential scheme and proposed amendment
to the draft plan will be presented in this section.

Objection to the New Zoning on the Draft Chuen Lung and Ha Fa Shan OZP

The private lots under the subject site were bought by the Representer in the1960s and
1970s. In 2000, the site was selected for the re-provision of Sung Dynasty Village,
which had been demolished together with the Lai Chi Kok Amusement Park in 1997.
However, the redevelopment scheme was later shelved due to the lack of transport and
other supporting facilities.

The subject site has been left vacant for a long time, with no agricultural activities being
carried out. Since the site is situated in close proximity to Route Twisk and workshops,
ilegal dumping of building debris had occurred frequently at the site. The Representer
had cleared the debris several times but could not stop the dumping activities.
Eventually, the Representer had to report to the Police and to put up perimeter chain
fence to protect the site.

While the Representer had been vigilant in cleaning up the dumps and fencing off the
land to protect the environment, developing the land for appropriate use is considered
as the most effective means to deter further landfilling activities. In view of the acute
demand for housing in the society, and the subject site is easily accessible from Route
Twisk and is located adjacent to several existing developments, the Representer had
submitted a s.16 planning application for a low-density residential scheme to the Board
on 18.2.2015 (Application No. A/DPA/TW-CLHFS/1). Subsequently, the application was
withdrawn due to departmental concerns mainly on design of the development and
technical issues.

After taking into account views of the relevant government departments on the previous
application and the relevant TPB documents, a s.16 planning application with a revised
scheme and detailed technical assessment was submitted to the Board on 15.9.2016
(Application No. A/DPA/TW-CLHFS/5). However on 9.12.2016, the Board has rezoned
the site to “GB” on the Draft Chuen Lung and Ha Fa Shan OZP No. S/TW-CLHFS/1.
The Representer now submits a planning objection to the Draft Chuen Lung and Ha Fa
Shan OZP because the new “GB" will seriously jeopardize their plan for residential
development and will restrict the development potential of the site. Planning
justifications in support of the planning objection will be given in detail in Section 4.
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Representation on Amendment of Zoning at Various Lots in D.D. 433 and Adjoining Government Land
on the Draft Chuen Lung and Ha Fa Shan Outline Zoning Plan No. S/TW-CLHFS/1

3.2 Development Proposal for the Submitted Residential Scheme

A s.16 planning application for proposed 11 three-storey houses with a plot ratio of 0.4
was submitted to the Board on 15.9.2016 (Application No. A/DPA/TW-CLHFS/5). A
Planning Statement with development proposal and detailed technical assessments
was also submitted to support the application. During the public inspection period,
comments from the public and relevant government departments had been received by
the Representer. A Further Information (1), which contains a schedule of responses to
departmental comments, a summary of responses to public comments, a set of revised
architectural and landscape drawings and detailed technical assessments, has been
submitted to the Board on 26.1.2017.

Perspective Drawing, Master Layout Plan and Landscape Master Plan of the latest
scheme are attached in Plan E to Plan G. Other architectural and landscape drawings
are attached in Appendix |. The submitted residential scheme comprises 11 two-storey
houses over one-storey of carport and a guard house. The design of the proposed
development is described as follows:-

(a) Main Objective (Plan E)
* The proposed development is intended to make use of a piece of abandoned
agricultural land to meet the current shortfall in high class housing supply in
Hong Kong. In order to blend in with the local environment, the development
intensity of the proposed development has been restricted to a plot ratio of
about 0.4, a site coverage of about 19% and a building height of 3 storeys.

* The design objective of the proposed scheme aims at maximizing the
greenery and landscaping at the site. It is also aims at minimizing the
disturbance to the natural environment of the site. Over 46% of the site will
be used for landscaped area. A continuous green buffer has been provided
along the western side of the site to avoid direct impact on landscape
resources in particular existing trees adjacent to the site.

* In order to respect the natural topography of the site, terraced development
platforms and terraced design for the development have been adopted to
reduce site formation. On the west terrace platforms facing the river, mature
trees will be planted along these platforms so as to keep a green looking
view from the western side of the river.

* Natural coloured material has been adopted for the external wall and
elevation of the houses. Earth tone colour stones with natural appearance
are used. Beige colour pavement tiles are used for the driveway. New
species of shrub and trees are also planted at the side of the driveway as
well as garden area.
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Representation on Amendment of Zoning at Various Lots in D.D. 433 and Adjoining Government Land
on the Draft Chuen Lung and Ha Fa Shan Outline Zoning Plan No. S/TW-CLHFS/1

(b) Master Layout of the Proposed Development (Plan F)
The 11 residential blocks are connected by an internal access road with 6m width.
Each house has been separated with reasonable distance to enhance visual and
air permeability. All the individual houses are East-West oriented, with the
majority of the houses facing the river. Acoustic windows (top-hung type) have
been proposed as direct noise mitigation measures for road traffic noise impact
assessment. The access road ends with a landscaped roundabout at the
northern side of the site, with a standard suitable for Emergency Vehicle Access
(EVA). A gateway has been proposed at the landscaped roundabout for the
re-provision of access road to the adjacent stakeholders.

The development layout has been carefully designed to minimize visual and
environmental impacts of the locality. Not only those footprints of the proposed
low-rise houses have been set back from the stream course as much as possible,
tree buffer zone has also been incorporated to delineate the residential
component of the proposed development from the stream course. In order to
respect the natural topography of the site, terraced development platforms and
terraced design for the development have been adopted to reduce site formation.

Sewer from the development will be designed to discharge to the public sewers.
Peripheral channels will be provided within the site boundary to collect runoff and
convey it to the main stream course at the west of the site. All drainage and
sewage facilities will be implemented and maintained by the project proponent.

(c) Landscape Proposal (Plan G)
The landscape proposal has been designed to maximize the greenery and to
complement the existing landscape character and visual context of the area. It
has been revised by taking into account the latest comments from the relevant
government departments. The landscape proposal comprises:-

* the elongated stepping planters are designated along the western boundary,
and provide columnar trees to increase the extent of the greening, and
provide buffering from the surrounding area;

* all transplanted trees will be relocated to the north-west and south-east of the
site to provide screening of the subject site;

* road side trees will be planted along the driveway; turf will be provided for all
private garden areas; a landscape green wall feature will also be provided at
the southern entrance to ensure a significant quantity of greening in the
development; and

* the original clubhouses has been deleted in this scheme, and in replace of
outdoor exercise area, jogging path, outdoor children play area and leisure
sitting out area.
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All landscape areas will be designed and detailed according to the current version
of Building Department’s Design Manual - Barrier Free Access. The requirement
of soil depth is directly related to the planting design. Since all planting areas are
on open-slab planter, therefore, the general soil depth of about 1200mm depth
shall be sufficient for all planting. The soil quality will applied the organic material,
which eliminate the soil erosion pollution to the surrounding area.

A tree survey within the subject site was conducted in January 2016 and 29 trees
were surveyed (Appendix | of the Planning Statement submitted to the Board on
15.9.2016 refers). Two of them will be retained and 2 of them will be transplanted
due to the conflict with the development, while 25 of them are proposed to be
felled due to the conflicted with the proposed level and their poor form and low
amenity value. Whilst, there are 82 compensatory trees proposed in the submitted
residential scheme. The quantity compensation ratio and DBH compensatory
ratio are 1:3.28 and 1:2 respectively.

(d) Access Arrangement and Parking Provision
The proposal will provide a vehicular ingress/egress access point at the south
side of the site leading to Route Twisk. The internal access road connects north
of the site with roundabout for smooth manoeuvring of emergency vehicles and
servicing vehicles within the site. The design of the internal access arrangement
would be in accordance to the Transport Planning and design Manual.

Each house would be provided with individual access for the designated parking
spaces. Car parking provision for the proposed development is in accordance
with the Hong Kong Planning Standards and Guidelines (HKPSG). There are 18
private car parking spaces for the 11 residential houses and 1 motorcycle parking
space for the proposed development. Also, a loading/unloading bay for goods
vehicle would be provided to fulfill the requirement of HKPSG.

(e) Development Schedule

The indicative development parameters of the proposed scheme are shown in
Table 3.1 below. The proposed development generally follows the development
restrictions stipulated in “R(C)" or “GB” zones on rural OZPs. With a site area of
about 3,997.2m? and a total countable GFA of about 1,596.54m?, the proposed
plot ratio is only 0.399 which is relatively low. The proposed site coverage of
19.2% is also very low because most part of the site will be devoted to
landscaped area, access road and pedestrian spaces. The proposed
development is low-density and low-rise in nature and has been carefully
designed to match with the adjacent land uses and local environment.

(f) Implementation Programme
The proposed development is anticipated to be completed by 2020, taking into
account the timing for fulfilment of planning approval conditions, building plan
submission stage, lease modification stage and construction stage, etc.
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on the Draft Chuen Lung and Ha Fa Shan Outline Zoning Plan No. S/TW-CLHFS/1

Table 3.1: Development Schedule of the Proposed Development
Subject Site
Site Area (m?) about 3,997.2m?
Plot Ratio 0.399 (approximate)
Proposed Domestic GFA m? about 1,590.54m?
Guard House GFA (m?) about 6m?
Total GFA Countable (m?) Not exceeding 1,596.54m?
(Proposed Domestic GFA + Guard House GFA) (1590.54m? + 6m? = 1,596.54m?)
No. of Block(s) (m?) 11 Houses plus 1 Guard House
Maximum No. of Storey(s) 2 (over 1 storey of carport)
Maximum Building Height 9.625m
Site Coverage 19.2% (approximate)
(G/F Domestic Units + Guard House) ((763.07m? + 6m?) / 3997.2m? x 100% = 19.2%)
Landscaped Area (m?) Total 1,870m? (about 46.78%)
Garden 1,075m?
Planter 795m?
Number of Unit(s) 11 Units
Average Unit Size about 144.596m?
Estimated No. of Resident(sy™" about 32
No. of Car Parking Space(s) 18
No. of Motorcycle Space 1 (inside House 11 only)
Loading/Unloading Bay(s) 1 for goods vehicle

Remarks:
(1) Estimation based on the average domestic household size of 2.9 from Census and Statistics Department (2016)

Table 3.2: Development Parameters of the Proposed Blocks
Building(s) Block(s) No. of Storey(s) Maximum Building Height
From Ground Level m.P.D.
Domestic Blocks 11 2 (over 1 storey of carport) 9.625m 297.51m
Guard House 1 1 2.5m 289.11m

Table 3.3: Breakdown of GFA Concession

Building(s) Floor Portion Area
Domestic Blocks | G/F E&M Room, Car Park Bays 524.01m?
1/F N/A -
2/F N/A -
R/F N/A -
Total GFA concession 524.01m?
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3.3 Proposed Amendment to the Draft Plan

As explained in Section 3.1, the “GB” zoning has jeopardized the proposed residential
development at the subject site. Therefore, another zoning is proposed to the draft plan
to accommodate the submitted residential scheme which will be compatible with the
adjacent land use. The rezoning proposal involves two proposed amendments to the
Draft Chuen Lung and Ha Fa Shan OZP No. S/TW-CLHFS/1:-

i) Amendment Item 1 (Plan H)
to rezone the subject site from “GB” to “R(C)” zone, so as to facilitate a
low-density residential development; and

ii) Amendment Item 2 (Table 3.4)
to specify the plot ratio, site coverage and building height’'s restriction on the
“Notes” of the proposed “R(C)” zoning so as to ensure better planning control of
the proposed development. The schedule of notes for the “R(C)” zoning is shown
in Table 3.4.

The proposed “R(C)” zoning will allow the relevant government departments to control
the development intensity, facilities provision, layout of the proposed scheme in the
lease modification stage and the building plan submission stage.
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Table 3.4 Proposed Schedule of Use for “R(C)” Zone

RESIDENTIAL (GROUP C)

Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Flat Government Refuse Collection Point
Government Use (Police Reporting Centre Government Use (not elsewhere specified)
only) Place of Recreation, Sports or Culture
House Public Convenience

Utility Installation for Private Project Public Utility Installation

Public Vehicle Park (excluding container vehicle)
Religious Institution

Residential Institution

Rural Committee/Village Office

School

Social Welfare Facility

Planning Intention

This zone is intended primarily for low-rise, low-density residential developments where
commercial uses serving the residential neighbourhood may be permitted on application to the
Town Planning Board.

(a)

(b)

(c)

Remarks

No new development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in a total development and/or redevelopment in excess of
a maximum plot ratio of 0.4, a maximum site coverage of 20% and a maximum building
height of 3 storeys (9.625m) of the existing building, whichever is the greater.

In determining the maximum plot ratio/site coverage for the purposes of paragraph (a)
above, any floor space that is constructed or intended for use solely as car park,
loading/unloading bay, plant room, caretaker’'s office, or caretaker's quarters and
recreational facilities for the use and benefit of all the owners or occupiers of the
domestic building or domestic part of the building, provided such uses and facilities are
ancillary and directly related to the development or redevelopment, may be disregarded.

Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the plot ratio/site coverage/building height restrictions stated in paragraph (a)
above may be considered by the Town Planning Board on application under section 16
of the Town Planning Ordinance.
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4.1

4.2

PLANNING JUSTIFICATION
The Representation is strongly justified based on the following planning assessment:-
Jeopardize the Planned Residential Development at the Site

The subject site was designated as “Unspecified Use” on the Approved Chuen Lung
and Ha Fa Shan Development Permission Area (DPA) Plan No. DPA/TW-CLHFS/2. In
view of the acute demand for housing in the society and site suitability for low-density
residential use, a s.16 planning application for proposed 11 three-storey houses with a
plot ratio of 0.4 and a site coverage of about 20% was submitted by the landowner to
the Board on 15.9.2016 (Application No. A/DPA/TW-CLHFS/5). Subsequently on
9.12.2016, the Board has rezoned the site to “GB” on the Draft Chuen Lung and Ha Fa
Shan OZP No. S/TW-CLHFS/1.

The planning intention of the “GB” zone is primarily for defining the limits of urban and
sub-urban development areas by natural features and to contain urban sprawl as well
as to provide passive recreational outlets. According to the TPB Guidelines for
development within the “GB” zone, there is a general presumption against development
within the “GB” zone. In general, the Board will only be prepared to approve applications
for development in the context of request to rezone to an appropriate use. Therefore,
the s.16 planning application for a proposed residential development at the subject site
would greatly affect the development potential of the site.

Undermining the Development Right of the Landowner

The subject site is currently under active planning application for a proposed
low-density residential development. The new “GB” zone at the site will undermine the
development right of the landowner.

When preparing the draft OZP and forming a planning framework for the future
development of the area, an appropriate balance should be taken between the social
benefits and the encroachment of property rights, particularly when it would place a
harsh burden on the property owners. The TPB should balance the social benefits
against the landowners’ possible hardship. The TPB should also satisfy itself that the
proposed controls are not evidently without justifiable ground. It should not simply
zoned “GB” because those private lands within “GB” zone primarily demised for
agricultural purpose under the Block Government Lease.

Zoning the subject site to “GB” would undermine the development right of the landowner
and affect the development potential of the site. It should be noted that Tsuen Wan
District Council, Tsuen Wan Rural Committee and village representatives raised strong
objections to the draft Chuen Lung and Ha Fa Shan OZP that all private and Government
licensed land should not be zoned “GB” because their right of development should be
respected and the zoning of them as “GB” without compensation is unreasonable.
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4.3

Zoning Plan Undermining the Development Potential of the Area

On 20.12.2013, the Draft Chuen Lung and Ha Fa Shan DPA Plan No.
DPA/TW-CLHFS/1 was exhibited for public inspection. After giving consideration to the
representations and comments on 6.6.2014, the Board decided not to propose any
amendment to the draft DPA Plan to meet the representations. It was agreed that the
land use zonings for the area would be comprehensively reviewed during the
preparation of the OZP, with a more detailed analysis on the land use patterns,
infrastructural provisions, ecological value, protection of the water gathering grounds,
local needs, etc., in consultation with relevant stakeholders.

The Draft Chuen Lung and Ha Fa Shan OZP No. S/TW-CLHFS/1 was gazetted on
9.12.2016. However, the draft OZP mainly indicates the broad land-use zonings for the
area so that the existing developments within the area can be put under statutory
planning control. According to the land use pattern under the draft OZP in Table 4.1,
“GB” zone in Chuen Lung area covers about 89% (186.75 hectares), which is higher
percentage than the “GB” zone in many other OZPs in N.T.. Although majority of the
area is covered by natural topography and water gathering ground, there are some
parts of the area that may have the potential for other uses. For example, some flat
lands which are served by Route Twisk and public sewer might be a potential site for
low-density residential development. Therefore, the relevant government departments
should strike a balance between the local needs and planning consideration.
Examination on the future land use of the Chuen Lung area should be carried out to
explore development potential for appropriate uses.

Table 4.1: Land Use Zonings in the Draft Chuen Lung and Ha Fa Shan OZP

3.13 1.49
Government, Institution or Community 1.21 0.58
Open Space 0.06 0.03
Recreation 1.89 0.9
Other Specified Uses (Rural Use) 1.55 0.74
Other Specified Uses 3.47 1.65
(Sports and Recreation Club)
Agriculture 8.69 4.14
Green Belt 186.75 88.95
Road 3.21 1.52
Total 209.95 100

According to the Policy Address, the Government has stated its determination to
continue to increase land supply for residential developments, and one of the short
term approaches is to identify and rezone for residential use sites in “GB” areas which
are devegetated, deserted or formed. The Chief Executive also raised the idea of
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building flats in some country parks with low ecological and landscape value. In view of
the subject site is cleared with a few vegetation, the proposed “R(C)” zone under this
Representation is generally in line with the Government policy for enhancing housing
land supply.

4.4 Site Suitable for Low-Density Residential Development

Planning assessment has shown that the subject site is suitable to zone “R(C)” for
low-density residential development based on the following reasons:-

(a) Compatible with the Adjacent Land Uses

Low-density residential development is highly compatible with the surrounding
land uses. The subject site is situated in the outskirt of Tsuen Wan New Town and
the subject site enjoys commanding views towards Ha Fa Shan as well as being
set against the natural backdrop of Tai Lam Country Park. It is abutting Route
Twisk and is surrounded by a number of existing and planned residential,
commercial and recreational developments. To the further east of the site is a
recreational club building with a golf driving range, which is the subject of a
planning application for low-density residential development (Application No.
A/DPA/TW-CLHFS/3). To the further southeast of the site across Route Twisk is
the Chuen Lung Village, which comprises a number of village houses and
restaurants. To the further south across Route Twisk is the Chuen Lung BBQ Site.
Low-density and low-rise residential development at the subject site would form a
natural extension and linkage of the adjacent developments without resulting in
any adverse visual and land use incompatibility impacts. Existing buildings and
developments in the vicinity of the site is shown in Plan I.

It is noted that Tai Lam Country Park is situated further west of the site across the
stream course. Given the subject site is segregated by the stream course and it is
within a close proximity to a number of existing and planned residential,
commercial and recreational developments, the subject site is appropriate to be
zoned as “R(C)".

(b) Well-developed Infrastructures and Public Transport Facilities

The subject site is ideal for residential development in terms of accessibility. It is
located at a convenient location with about 10 minutes drive from Tsuen Wan
New Town. The site is also served by various modes of public transport including
franchised buses and mini-buses running along Route Twisk. In terms of
vehicular linkage, the site is facing Route Twisk, which is a dual-lane vehicular
road with pedestrian footpath connecting Tsuen Wan and Kam Tin areas. The
well developed infrastructures and public transport system around have created a
strong connection to the rest of the Chuen Lung area.
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4.5

(c) Acceptability in Traffic, Infrastructural and Environmental Aspects

Detailed assessments in support of the submitted residential scheme have been
conducted to investigate the traffic, drainage, sewerage, environmental,
ecological, geo-technical, visual, landscape and risk impacts of the proposed
residential development. All concludes that there would be no insurmountable
problems in implementation of the proposed residential development taken into
account the mitigation and improvement measures proposed. Summary of the
technical assessments will be presented in Section 4.6.

Improvement to the Ecological Environment

The subject site has been left vacant for a long time, with no agricultural activities being
carried out. Since the site is situated in close proximity to Route Twisk and workshops,
illegal dumping of building debris had occurred frequently at the site. The Representer
had cleared the debris several times but could not stop the dumping activities.
Eventually, the Representer had to report to the Police and to put up perimeter chain
fence to protect the site.

Although the draft Chuen Lung and Ha Fa Shan OZP is gazetted to allow the relevant
government departments to take enforcement actions against the unauthorized
development, however it could not effectively stop the dumping activities caused by the
outsiders. The continuous abandonment and dumping at the site would only create
planning blight and gradual degradation of the local natural environment. The proposed
“‘R(C)” zone with a low-density residential development could better utilize the obsolete
site for more desirable alternative uses that are compatible with the surrounding area.
The development proposal, which comprises 11 2-storeys houses over a storey of
carport with well-designed landscape treatment, could bring substantial environmental
improvement for the locality. In environmental terms, the proposed development will
serve as a catalyst in upgrading the amenity of the site and by introducing a
well-planned development scheme.

Besides, the proposed development would bring significant improvements and design
merits over the existing site condition. The following paragraphs sum up the major
improvements of the proposed scheme:-

(a) Visual Improvement to the Neighbourhood

The subject site is currently occupied by grass and shrubs. The proposed
development will allow a low-density residential development for thoughtfully
designed and carefully positioned buildings with complementary landscape
scheme at the subject site as stated in Section 3.2. Each house has been
separated with reasonable distance to enhance visual and air permeability.
Natural colour material has been adopted for the external walls and elevations of
the houses to reduce the visual impact of the building bulk. New species of shrub
and trees are also planted at the side of the driveways as well as garden area to
blend in with the local environment. A photomontage has been preparedin Plan J.
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(b) Ecological Improvement

The Representer fully respects the ecological value and natural setting of the
area especially the Tai Lam Country Park and the adjoining stream course. Not
only those footprints of the proposed low-rise houses have been set back from
the stream course as much as possible, tree buffer zone has also been
incorporated to delineate the residential component of the proposed development
from the stream course. Terraced development platforms and terraced design
have been adopted in the proposed scheme in order to reduce site formation
works and to respect the natural topography of the site.

A sewerage connection will be properly connected to the existing sewer in the
vicinity of the site to ensure that there would be no material increase in the risk of
poliution to the water gathering ground. The Representer will fully comply with the
mitigated measures as recommended in the Environmental Assessment and
Ecological Impact Assessment enclosed in Appendix Il and Appendix IV of the
Further Information (1) submitted to Board on 26.1.2017.

(c) Low Development Intensity

In order to respect the context of the site and its surrounding area, a plot ratio of
0.399, a site coverage of 19.2% and a building height of 2 storeys over a storey
of carport have been adopted for the proposed scheme. The plot ratio and
building height of the proposed scheme are in line with the usual development
restrictions in “R(C)” or “GB” zones on rural OZPs, i.e. a plot ratio of 0.4 - 0.6, a
site coverage of 19% and a building height of 3 storeys including car park. The
proposed development reflects a low-rise and low-density scheme with intention
to maintain the existing land use character and landscaping features.

(d) Minimum Landscape Impact

Atree survey was carried out in 2016 and there are 29 nos. of existing trees within
the site. Most of the existing trees near the stream course to the western part of
the site are in conflicted with the development because the proposed formation
level on this side is different from the existing level. Since these trees are small in
size and with poor form and low amenity, they are recommended to be felled.
Two trees (Celtis sinensis TO1 & T04) near the entrance of the site are in good
condition, and they are proposed to be retained in-situ. Moreover, two trees (Celtis
sinensis T28 & T29) near the northern edge are considered as "transplantable"
trees that have a very good chance of recovering to its normal form. Therefore,
they are recommended to be transplanted to adjacent proposed planter location.

In order to compensate the loss of landscape resources caused by illegal
dumping by the outsiders as far as possible and to enhance the landscape value
of the site, a landscape scheme with 65 nos. of compensatory (heavy standard)
trees is proposed in the submitted residential scheme. The proposal has the
following improvements:
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» Extensive garden area with tree and shrub planting in the northern part of the
site to create a pleasant and relaxing environment for informal recreation;

* The proposed landscape green wall feature near the site entrance will
ensure a significant quantity of greening in the development;

» Decorative paving and ornamental tree and shrub planting along the footpath
to create an attractive outdoor recreational space for residents;

* Tree buffer zone has been incorporated along the western side of the site to
delineate the proposed residential development from the stream course; and

* Private gardens with turf to create a personalized amenity area.

In this proposal, a total of 1,336.1m?” planting area will be provided within the site
and the greening ratio of this project is about 46%. With the adoption of the
landscape proposal and mitigated measures, the proposed development will not
have significant landscape impact on the locality.

Based on the proposed scheme, perspectives drawings have been prepared to
demonstrate the compatibility of the proposed development in the existing
environment as shown in Plan K. It demonstrates that the proposed development
would not only be visually compatible with the surrounding residential area, but
would also enhance the street environment through introduction of abundant
landscape features.

(d) Minimum Visual Impact
The subject site is topographically located in a secluded area. It is mainly
surrounded by mature trees, access road, slopes and stream course, and is not
easily visible from outside. The proposed development of 11 two-storey houses
each over one storey carport with a maximum building height of 9.625m at the
subject site is small scale in nature. From a visual point of view, by virtue of scale
of the development, significant visual impact is unlikely.

In view of the bus/mini-bus stops are located near the Chuen Lung Village, it is
expected that the visual sensitive receivers are mainly hikers and users of the
public facilities, i.e. BBQ site and park. With reference to the TPB Guidelines No.
41 — Submission of Visual Impact Assessment for Planning Applications to the
TPB, 7 public viewing points (PVP) have been selected as shown in Plan L to
assess the likely visual impact that may be generated by the proposed
development on its surrounding area. The locations of the selected PVP are
mainly:-

1) government land;

2) easily accessible to the public;

3) popular areas used by the public or tourists for outdoor activities;

4) within 200m from the centre point of the site; and

5) viewing points are set at human eye level for a realistic presentation of views.
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Visual analysis at the selected PVP

PVP 1 - This photo has been taken from Chuen Lung BBQ Site No. 1 further

(Photo 6) south of the site. It clearly shows that the site is visually obstructed
by slopes and mature trees surrounding the site.

PVP 2 - The location of PVP2 is a popular gathering point for hiking activities

(Photo 7)  because it is adjoining to the bus/ mini-bus stops and the famous
Chinese restaurant named “Choi Lung Restaurant’. Photo 7
demonstrates that the potential visual impact of the proposed
development from this point is negligible.

PVP3 - PVP3 is situated in Chuen Lung Family Viewing Point (Photo 12).

(Photo 8) Photo 8 shows that the site is visually blocked by mature trees from
this point.

PVP 4 - This photo shows that public will not be able to see the proposed

(Photo 9)  development from this point in view of the visual obstructions such
as mature trees and slope north of the site.

PVP5 - This photo shows that public may be able to see the frontage of the

(Photo 10) site from the pavement of Route Twisk south of the site. In this
proposal, the house nearest to Route Twisk has been strategically
set back 8m from the subject site boundary. The proposed
landscape wall, together with the retention of existing mature trees
(Nos. TO1 and T04), have provided an effective visual buffer
between the proposed house and Route Twisk. The photomontage
in Plan L clearly demonstrates the positive effect on the area.
Hence, no adverse visual impact due to the proposed scheme is
anticipated.

PVP6 - This PVP is located along the popular hiking trail in the area. Photo
(Photo 11) 11 shows that this viewing point is totally blocked by mature trees.

PVP7 - According to the hiking maps from several hiking organisations, the
location of PVP 7 is not a popular hiking trail in the area. This may
due to poor condition of the access road as indicated in Photo 13.
The consultant has tried to access to this point but unsuccessful.
Nevertheless, Photo 14 shows that the footpath further northwest of
the site is totally covered by dense vegetation. Thus, similar to PVP
3 and PVP 6, it is anticipated that hikers are unlikely able to see the
site from PVP 7.

Given the small scale of the development with complementary landscape scheme,
and the secluded location surrounded by slopes and mature trees, local concerns
regarding visual impacts associated with the proposed development would not be
anticipated.
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4.6

Sustainable in Traffic, Environmental and Engineering Terms

The proposed low-density residential development is sustainable in traffic,
environmental and engineering terms. Detail technical assessments on submitted

residential

scheme have been conducted and no significant adverse traffic,

environmental, ecological, drainage, geo-technical and potential risk impacts are
envisaged as a result of the proposed development. Key findings of the technical
assessments have been summarized as follows:-

(a) Minimum Traffic Impact

A Traffic Impact Assessment (TIA) has been prepared in support of the submitted
residential scheme. Transport Department has no objection to the application and
they only commented that the PM peak trip attraction should be 3 pcus/hour. The
Representer had revised the TIA with the following conclusions:

ii)

v)

The Applicant intends to apply for a planning permission to develop the
subject site at various lots in D.D. 433 located at Chuen Lung into a
residential development with 11 no. of houses.

In order to appraise the existing traffic conditions, classified turning
movement count surveys have been carried out at the key junctions of the
study area on 15 June 2016 from 7:00am to 9:00am in the morning and
from 5:00pm to 7:00pm in the evening. The morning and evening peak
hours of the road network have been identified as 7:00am to 8:00am and
5:00pm to 6:00pm, respectively.

Year 2023 is used as the design year of the TIA. Based on the historical
data, an annual growth rate of 3.5% was adopted for this study. This growth
factor has been applied to the observed traffic flows in 2016 to determine
the 2023 anticipated traffic flows.

The capacity of all the key junctions would be performing satisfactorily
during the peak periods for both the Reference and Design Scenarios.

The provisions of parking and loading/unloading have been justified.

The findings of the TIA has indicated that the proposed development would not
generate unacceptable traffic impact to the surrounding road network and
therefore considered acceptable in the traffic point of view. The latest TIA is
attached in Appendix Il of the Further Information (I) submitted to Board on
26.1.2017.
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(b) Minimum Environmental Impact

An Environmental Assessment (EA), which consists of air quality impact
assessment, noise impact assessment, sewerage impact assessment (SIA) and
construction phase water quality impact assessment, has been carried out in
support of the submitted residential scheme. Environmental Protection Department
(EPD) and Water Supplies Department mainly concerned on the proposed:
development may have potential impact to water gathering ground (WGG). In this
regards, the Representer has provided detailed clarifications and more mitigation
measures to protect the WGG, The EA has been revised and summarized as
follows:

i) It is identified that the buffer distances between the proposed residential
development and kerb side of Route Twisk is about 12m, which can comply
with the recommended buffer distance of 5m for rural road as stipulated in
Chapter 9 (Table 3.1) of the HKPSG. Taking into account the above
considerations, it is not anticipated that air quality impact arising from
vehicular emission on the proposed residential development would exceed
the Air Quality Objectives.

ii) An auto body works is found to the east 300m from the subject site. As a hill
(+333mPD) which erects between the subject site and the shop that can
provide shielding, there is no line of sight from the proposed development
to the potential industrial uses as the existing hill has blocked the view.
Therefore it is anticipated the future residents would not be subject to
unacceptable industrial noise impact.

i) Acoustic window (top-hung type) have been proposed as direct noise
mitigation measures for road traffic noise impact assessment, the predicted
traffic noise compliance level is 100%, which fulfils the relevant traffic noise
criteria stipulated in the HKPSG.

iv) The potential sewerage impact due to the proposed development has been
quantitatively addressed. The sewage flow generated from the proposed
development is estimated to be approximately 25.1m%day for average
condition and 2.3litre/sec for peak flow. The capacity of the concerned sewer
network will be capable to collect sewage from the proposed development
under the worst case scenario. With sufficient mitigation measures introduced,
the water quality impact by the proposed development is minimised.

The EA confirms the acceptability of the proposed development layout from
environmental point of view. The latest EA is enclosed in Appendix Ill of the
Further Information (1) submitted to Board on 26.1.2017.
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(c) Minimum Ecological Impact
An Ecological Impact Assessment (EcolA) has been conducted in support of the
submitted residential scheme. In response to the comments from Agriculture,
Fisheries and Conservation Department on the potential ecological impacts of the
scheme, a dry season ecological survey and more mitigation measures has been
incorporated into the EcolA. The revised report has the following conclusion:

i) A literature review has been conducted to characterize the existing
conditions within the study area and to identify habitats and species of
potential importance in the area. Ecological surveys, which covered
mapping of habitats, and field surveys of flora, aquatic fauna, and terrestrial
fauna, were also conducted in April, August and November 2016 to cover
wet and dry seasons.

i) The ecological importance of the habitats and wildlife identified within the
study area during the surveys are evaluated in accordance with the
Environmental Impact Assessment Ordinance and the associated Technical
Memorandum Annex 8 criteria. The ecological value of watercourse is
ranked as moderate while the ecological values of secondary woodland,
plantation woodland are of low to moderate ecological values. Agricultural
land, shrubland/grassland and developed area are of low ecological value.

iii) The subject site is composed mainly of developed area and agricultural
land with few flora and fauna species recorded. Although three species of
conservation importance were recorded within the subject site, the site is
not a preferred habitat for Emerald Cascader, which was considered flying
through the site when recorded. Cibotium barometz was recorded at the
fringe the wasteland where disused vehicles were abandoned along
roadside and encroaching the plant. Thus, the overall ecological value is
still considered low.

iv) The proposed development would result in loss of 0.19 hectare of
developed area, 0.19 hectare of agricultural land and 0.02 hectare of
plantation woodland. The potential ecological habitat due to habitat loss is
ranked as minor. One plant species of conservation importance, Cibotium
barometz would be directly impacted by the proposed development, and
transplantation is proposed. Potential indirect impacts are ranked as
moderate to watercourse and low to moderate to fauna of conservation
importance. Mitigation measures including further increase of the width of
buffer zone during detailed design stage, application of sheet piling at the
outer limit of the slope works area, transplantation of planting species of
conservation importance, good environmental monitoring, good site
practice and best management practice are proposed.
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With the proposed measures implemented, the EcolA confirms that no
insurmountable potential ecological impact is anticipated. The latest EcolA is
attached in Appendix V of the Further Information (I) submitted to Board on
26.1.2017.

(d) Minimum Drainage Impact

A Drainage Impact Assessment (DIA) has been carried out in support of the
submitted residential scheme. Drainage Services Department mainly commented
on the potential impact to the existing drainage system. The Representer has
revised the report and made clarifications on the Further Information (1) submitted
to the Board on 26.1.2017. The revised DIA concluded that the proposed
low-density residential development will not generated significant adverse
drainage impact to the locality based on the following reasons:

i) There are no existing drainage systems within the subject site, with runoff
currently discharging overland towards the stream course.

ii) There will be small increases in the amount of runoff from the site as a
result of the proposed development. However, these increases are
insignificant when compared to the overall catchment runoff and the
capacity of the stream course.

iii) It is concluded that peripheral channels around the site boundary and a
new drainage connection to the stream would provide a proper drainage
collection and conveyance system for the proposed development and avoid
any adverse drainage impacts to surrounding areas. The details of these
facilities will be developed further in later stages of project implementation.
All facilities will be implemented and maintained by the project proponent.

iv) The proposed development will be provided with properly planned drainage
facilities and no adverse impact on the flood risk of surrounding areas is
anticipated.

The latest DIA is attached in Appendix Vi of the Further Information (1) submitted
to Board on 26.1.2017.
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(e) Minimum Geo-technical Impact
A Geotechnical Planning Review Report (GPRR) has been carried out in support
of the submitted residential scheme. The assessment is attached in Appendix VII
of the Planning Statement submitted to Board on 15.9.2016 and has the following
conclusions:

Development Site

i) From the preliminary geotechnical assessment, it is considered that the
proposed development is geotechnical feasible. Significant geotechnical
constraint that may adversely affect the future development is not evident
from the available geotechnical data. In general, the development site will
be formed into residential platforms by minor cutting and filling between 1 to
3m within the majority of the site area. A series of retaining wall structures
are proposed along the north-western boundary to support the residential
platforms, where relatively higher level difference is anticipated. However, in
order to cater for the detailed site formation and foundation designs, a
comprehensive site-specific ground investigation (Gl) is necessary to
determine the sub-surface material profiles and the associated engineering
properties, as well as the groundwater conditions.

Geotechnical Features

i) From the assessment of the existing geotechnical features, including
6SE-B/C166, 6SEB/ C305 and a non-registered feature, which is based on
the existing available information, it is concluded that all these features
(except sub-division 5 of 6SE-B/C305) possess adequate factor of safety.
However under the future development layout plan, 6SE-B/C305 and the
non-registered feature are expected be removed or substantially modified.
The new / substantially modified geotechnical features should therefore be
designed with sufficient site-specific Gl data as part of the future site
formation designs. For feature no. 6SE-B/C166, only the north-eastern end
portion is located within or close to the development boundary, where new
development is not envisaged. Hence no further action is required on
feature No. 6SE-B/C166.

Natural Terrain

iy From the preliminary natural terrain hazard review study, it is concluded
that the development site is potentially affected by the upslope natural
hillside directly to its northwest. The potential of natural terrain hazards
including open hill slope failure and boulder / rock fall hazard exists. Further
detailed natural terrain hazard assessment including ground investigation,
field mapping and boulder survey shall be carried out in order to define the
scale and impact of the hazards as well as formulate mitigation measures.

Geotechnical Engineering Office of Civil Engineering and Development
Department has no geo-technical comment on the application.
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(f) Minimum Potential Risk Impact

In support of the submitted residential scheme, a Quantitative Risk Assessment
(QRA) study has been conducted to assess if the risks posed by the high
pressure town gas pipeline (HPTGP) running along Route Twisk and Chuen Lung
West Pigging Station (CLWPS) in the vicinity of the proposed development during
both construction and operational phases. The assessment is attached in
Appendix VIII of the Planning Statement submitted to Board on 15.9.2016 and
has the following conclusions:

i) A Quantitative Risk Assessment study has been conducted to assess if the
risks posed by the high pressure town gas pipeline (HPTGP) running along
Route Twisk and Chuen Lung West Pigging Station (CLWPS) in the vicinity
of the proposed development during both construction and operational
Phases are in compliance with PD 8010-3 [33] and Hong Kong Government
Risk Guidelines for Potentially Hazardous Installations [13].

i) The individual risk contours of 1E-05 to 1E-09 per year were identified for
the HPTGP and CLWPS while the individual risk contour of 1E-05 per year
extends beyond the CLWPS site boundary. However, taking consideration
of 30% exposure factor for surrounding population of traffic users on Route
Twisk, the individual risk contour of 1E-05 per year should be well confined
within the CLWPS site boundary.

iii) The societal risks with consideration of the proposed development during
both Construction and Operational Phases are confined within the
“Acceptable” region based on PD 8010-3 [33] F-N Criterion and Hong Kong
Government Risk Guidelines for Potentially Hazardous I[nstallations [13].

iv) Therefore, it could be concluded that the individual risk and societal risk
associated with the HPTGP and CLWPS are in compliance with PD 8010-3
[33] and Hong Kong Government Risk Guidelines for Potentially Hazardous
Installations [13], and further mitigation measures are not required.

During the public and departmental consultation period, no comments on the
QRA from relevant government departments such as Electrical and Mechanical
Services Department are received.
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4.7

The Proposed Zoning in Line with the Government’s Plan Making Mechanism

In July 2016, PlanD had prepared the TPB Paper No. 10133 with a draft Chuen Lung
and Ha Fa Shan OZP to seek TPB member’s preliminary consideration. The subject
site is proposed to be zoned “GB” on the draft plan. However, the Paper also states
that the OZP is to illustrate the broad principles of development and planning control
only. It is a small-scale plan and the road alignments and boundaries between the
land-use zones may be subject to minor alterations as detailed planning proceeds.

In support of the preparation of the draft OZP and formulation of a planning framework
for future development of the area, PlanD had conducted a planning report on Chuen
Lung and Ha Fa Shan area to give an account of the background and an appraisal of
the existing conditions characteristics and development constraints and opportunities of
the area. According to the aforesaid planning report and the land use planning
considerations as stated in TPB Paper No. 10133, the rationale of PlanD to rezone
some of the area to “GB” are as follows:

(a) Environmental Conservation
The area is linked with the wider natural environment of Tai Lam Country Park to
the west and Tai Mo Shan Country Park to the east. It is dominated by woodland,
shrubland, knolls and streams. It is also natural and rural in character with
ecological, landscape and scenic value and is worthy of preservation. Secondly,
the three main streams which flow across of the area are relatively natural and
undisturbed with rocky outcrops and of good condition. Lastly, the area comprises
some regenerated woodland from previous agricultural use and hillside woodland.

(b) Water Gathering Ground and Catchwater
The area is within WGG and sections of catchwater are running in Ha Fa Shan.
The majority part of the area is not served by existing public sewerage system.
Development which would cause adverse impacts on the water quality and water
resources of the water gathering ground is not encouraged.

(c) Geotechnical Issue
Some areas are overlooked by steep and sizeable natural hillsides and
intersected by or adjacent to a natural drainage course. They could be affected
by potential geotechnical hazards in the form of landslide including boulder falls.

The submitted residential scheme has been carefully designed by taking into account
the relevant TPB’s documents. It will not be in conflict with the Government’s plan
making mechanism based on the following reasons:-

(a) Environmental Improvement
The subject site has been left vacant for a long time. Its convenient location and
flat topography had made it vulnerable target to illegal dumping activities. The
debris affects not only the site, but also has potential influence on the surrounding
natural environment, especially on the natural stream to the west of the site. With
only the “GB” zoning of the site, it is unlikely to stop the constant illegal dumping
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activities, as they were performed by outsiders who have no respect to the rule of
law. Such zoning would only transfer the responsibility of site protection to the
landowner, who does not have the resources to constantly oversee the site.

In order to prevent further deterioration of the natural terrain surrounding the site,
itis important to provide the site with a suitable alternative land use character. The
low-density residential development could provide proper constant management
over the site and provide significant landscape improvement to increase the
ecological value of the site. It could effectively prevent further deterioration of
natural terrain surrounding the site. Furthermore, it could help to recreate a
vibrant natural habitat with abundant and well-designed landscape features
respecting the surrounding landscape. This could better deliver the government
planning intention to preserve the natural and rural character of the area.

In relation to the natural stream to the west of the site, this section of the stream
is located next to Route Twisk and it is channelized under Route Twisk with
artificial concrete structures. The Representer’s EcolA states that the ecological
value of watercourse is ranked as moderate. The proposed development may
affect the stream during the construction and operational phases. However, there
should have no significant ecological impact on the stream if proposed measures
are properly implemented. Mitigation measures including further increase of the
width of buffer zone during detailed design stage, transplantation of planting
species of conservation importance, good environmental monitoring, good site
practice and best management practice are proposed.

Finally, the subject site is not covered by woodlands, or any natural landscape
worthy of preservation. It is unlikely that the subject site is zoned as “GB” based
on the ground of preservation of existing natural landscape.

(b) No Adverse Impact on the Water Gathering Ground and Catchwater
The subject site is located within the upper indirect WGG. TPB Paper advised
that, for the new development in upper indirect WGG, it should be connected with
the existing/planned public sewerage system and adequate protective measures
shall be taken to ensure that no pollution or siltation occurs to the WGG. In view
of the site is situated in close proximity to the existing public sewer, sewerage
pipe will connect the proposed development with the public sewer near the site to
ensure no material increase in the risk of pollution to the WGG. A SIA has been
conducted to prove that the existing sewer has sufficient capacity to accommodate
the proposed development. In view of the possible stormwater pollution and
pollution from carwash, proper mitigation strategy such as a comprehensive
system of open channel drains would be explored in detailed design stage. The
sewage impact of the development to the WGG would be minimized.

(c) The Propose Scheme is Geotechnical Feasible
A GPRR has been carried out in support of the submitted residential scheme.
Geotechnical Engineering Office of Civil Engineering and Development
Department has no geo-technical comment on the application.
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4.8 Unlikely to Set an Undesirable Precedent

The proposed “R(C)” zone under this Representation will not set an undesirable
precedent for similar applications based on the following reason:-

(a)

(b)

The Proposed Development is not an Undesirable Use

The development proposal is intended to provide a low-rise and low-density
residential development which has been designed to improve the existing
conditions and to blend in with the local environment. With a plot ratio of 0.399, a
site coverage of 19.2% and a building height of 2 storeys over a storey of carport,
the planning parameters of the proposed scheme are generally in line with the
usual scale of development in the rural area. Substantial landscape features will
be provided to enhance the landscape and ecological values of the site.

The proposed development is in line with the Government’s policy objective to
increase housing supply in Hong Kong. It will also effectively stop the dumping
activities caused by the outsiders within the site. Planning and technical
assessments have shown that the small scale development will not result in
significant impacts on traffic, environmental, sewerage, drainage, landscape,
visual, ecological, geotechnical and risk aspects of the locality. Hence, the
proposed development should not be regarded as an “Undesirable Use”.

Unique Location of the Proposed Development (Plan M)

The subject site is located at the outskirt of Tsuen Wan New Town and is
surrounded by a number of existing and planned developments. It is well served
by Route Twisk which is an up-to-standard 2-lane 2-way vehicular road. An
analysis on the same “GB” zone within the draft Chuen Lung and Ha Fa Shan
OZP has been assessed. Many parts of these sites are considered not suitable
for residential development based on the following constraints:-

(i) Requirement of Emergency Vehicular Access

According to the HKPSG, parking and serving provision will be required for
residential development. A minimum width of 4.5m for EVA will also be
required to comply with the Code of Practice for Means of Access for
Firefighting and Rescue administered by Building Department. However,
many areas in the same “GB” zone are not accessible by access road.
Apart from Route Twisk, the access roads in the area are mainly single-lane
local road for 2-way traffic with passing bays. Those local roads are not
served by public transport facilities.

(i) Majority of Land in the Area is Government Land
The majority of land in the area is government land (about 87.3%). The
remaining 12.7% are private land. There are not many available private
lands along Route Twisk within the same “GB” zone that is suitable for
residential development. They are either already existing or planned
developments or adjacent to steep slope and mature trees along the road.

Toco Planning Consultants Ltd. Page 29 February 2017



Representation on Amendment of Zoning at Various Lots in D.D. 433 and Adjoining Government Land
on the Draft Chuen Lung and Ha Fa Shan Outline Zoning Plan No. S/TW-CLHFS/1

(i) New Developmentin Lower Indirect Water Gathering Ground is not Supported
A portion of the area in Chuen Lung falls inside the boundary of lower
indirect WGG. TPB Paper No. 9641 states that any new development with
the lower indirect WGG is not supported as it would increase the risk of
pollution to the WGG. For these areas within the upper indirect WGG, any
new development may or may not be permitted depending on the impact
assessment on the WGG.

(iv) New Development Connected to Public Sewer
According to the TPB Paper No. 9641, EPD advised that new developments
will be required to be connected to public sewer when available. The use of
septic tank and soakaway system is considered as an unacceptable mean
for new village development in WGG. Currently, there is an existing trunk
sewer along the Route Twisk, and the majority part of the area is still not
served by existing public sewerage system.

Plan M clearly shows that it is very difficult to find a similar site within the same
“GB” zone that is suitable for low-density residential development. Most of the
area in the same “GB” zone does not have a direct access to major roads, serve
by public sewer and is covered by slopes, abundant vegetation, lower indirect
water gathering ground and government land. Therefore, the risk of creating a
precedent is not substantial. Each application has to be approved by the relevant
government departments on a case-by-case basis to ensure that no adverse
impact on the area will be resulted.

(c) The Proposed Land Exchange is Justified
The proposed lands exchange is well justified based on the following reasons:-

i) A 1:1land exchange ratio will be adopted in the land exchange application.
No additional area of the government land is requested in the scheme.

i) The government land within the subject site is about 820.84m? in area,
which only consists about 20% of the overall site area.

iii) The regularisation of the site boundary will enhance the integrity of the
subject private lots and its adjoining government land. The more regular
shape of site boundary will maximise the development potential of the site.
Moreover, it could facilitate a more comprehensive and integrated landscape
design approach in order to respect the surrounding natural landscape.

iv) Lot Nos. 406 and 407 in D.D. 433 currently cover a portion of the existing
footpath towards Ma Tong. They cover long strips of land overlooking the
riverbank of the natural stream. These private lots to be surrendered to the
Government will facilitate the relevant government departments to properly
manage and maintain the footpath and facilitate future preservation of the
stream.
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5. CONCLUSION

This Representation objects the new “GB” zone covering the subject site on the Draft
Chuen Lung and Ha Fa Shan OZP No. S/TW-CLHFS/1 gazetted on 9.12.2016. The
Representer also proposes to rezone the site to “R(C)” zone for low-density residential
development.

The subject site was designated as “Unspecified Use” on the Approved Chuen Lung and
Ha Fa Shan DPA Plan No. DPA/TW-CLHFS/2. A s.16 planning application for a proposed
low-density residential development was submitted to the Board on 15.9.2016
(Application No. A/DPA/TW-CLHFS/5). Subsequently on 9.12.2016, the Board has
rezoned the site to “GB” on the Draft Chuen Lung and Ha Fa Shan OZP. The new zoning
will seriously jeopardize their plan for residential development and will restrict the
development potential of the site. This indicates that the plan has not taken into account
the Government’s difficulty in search for developable land all over the Special Region.

Planning assessments by Toco have shown that the Representation is well justified
based on the following reasons:

(a) the new “GB” zone will seriously jeopardize the planned residential development
for the site;

(b) it will undermine the development right of the landowner and development
potential of the site;

(c) the subject site is suitable for low-density residential development in terms of
location and land use compatibility;

(d) the proposed residential scheme has been carefully designed to match with the
surrounding area and will improve the visual and landscape quality of the area;

(e) the small scale development will not result in any significant impacts on traffic,
environmental, drainage, sewerage, visual, landscape, ecological, geotechnical
and risk management aspects of the locality;

(f) the proposed development is in line with the Government's plan making
mechanism; and

(g) the application will not set an undesirable precedent for similar applications in
view of its background, unique location and scale.

In light of the merits of the submitted residential scheme presented in this Planning
Objection Statement and the planning justifications presented, honourable members of
the Town Planning Board are requested to uphold this Representation.
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APPENDIX I: Latest Architectural and Landscape Drawings
(Dated: 26.1.2017)

Plan H: Perspective Drawing and Section AA’ and CC’
Plan I: Elevation and Section BB’

Plan J: Floor Plan

Plan K: Section and Elevation for House Nos. 1 -7
Plan L: Section and Elevation for House Nos. 8- 11
Plan 1: Photomontage (1)

Plan 4: ERM Room

Plan N: Tree Preservation Plan

Plan O: Compensatory Planting Plan

Plan R: Landscape Treatment
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To the Secretariat of the Town Planning Board,

Enclosed, please find our submission of a Comment on Representation.

Thank you.

kind regards,

Benson

Masterplan Limited
Room 3516B, 35/F, China Merchants Tower, Shun Tak Centre,
200 Connaught Road Central, Hong Kong.

Direct: [N
Te!: [
Fax: | A




MASTERPLAN LIMITED

Planning and Development Advisors

TEERIERN ARG
| ~ Our Ref: MP/PLT/1

The Secretary, o Dated: 18 April, 2017
Town Planning Board, _ :
15/F, North Point Government Offices, By Email and Fax (28770245)
333 Java Road, North Point, ‘ ' Total 1 page
Hong Kong. ' ' '

Dear Sir,

Comment on Representation to the Draft Chuen Lung

and Ha Fa Shan OZP No.S/TW-CLHFS/1

1. The Commenter

1.1 The Po Lam Tong (PLT) (Z#\X), the Commenter, has appointed Masterplan
Limited as its authorized agent. This Comment is related to the Draft Chuen Lung

and Ha Fa Shan OZP No. S/TW-CLHFS/1 (the OZP}, in response to Representation
No. 243.

2. Details of the Comment

2.1 The Commenter would like to respond to Representation No. 243, with our
clarifications:

(i) The majority of land related to the operation of Sai Chuk Lam Zen
Monastery are owned privately by the Monastery, including D.D. 358
Lot No. 46, 47 (portion of), 48, 71, 72, 348, 349, 351, and 352;

- (i)  The existing supporting facilities of Sai Chuk Lam Zen Monastery are
insufficient to provide for the religious meditation operation.
Therefore, additional supporting facilities are proposed by the
Monastery on their privately-owned land.

Yours faithfully,

Benson Poon

For and On Behalf of Masterplan Limited

cc. Client (By Email)

Room 3516B, 35/F, China Merchants Tower, Shun Tak Centre, 200 Connaught Road Central, Hong Kong.
Tel: (852) 2418 2880  Fax: (852) 2587 7068  Email: info@masterplan.com.hk
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3. Details of the Comment (COnti_ ..., woc scparate sheet if necessary)

Detailed comments on the representation(s) mentioned above ¥ EIRARTHE R HY qﬂﬁﬂ'ﬂ%ﬁ%—%—ﬁ%
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4. Plans, Drawings and Documents [& il - i@ Bl R 3T A

Please list location plans sites plans, other relevant plans, drawings and other documents submltted with
the comment. For coloured drawings/plans or plans/drawings larger than A3 size, 90 copies each should
be provided. For other supplementary documents, e.g. reports on impact assessment 90 copies each
should be submitted.
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5. - Signature % ¥

Signature v “Commenter” /Authorized Agent*
%E g . TIRERA, | EZEREA
Name in Block Letters ¥4 (LUFHSHEE) Position (if applicable) B&fs (ZE)
Professional . ’ :
Qualification(s) g%ﬁtg Member & & / Fellow ZiES & * of
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on behalf of y
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1. The personal data submitted to the Board in this comment will be used by the Secretary of the Board and Government departments for the
following purposes:
(a) the processing of this comment which includes making available the name of the “commenter” for public inspection when making
available this commerit: for public inspection; and
(b) facilitating’ commumcatlon between the “commenter” and the Secretary of the Board/Government departments
in accordance with the provxsmns of the Town Planning Ordinance and the relevant Town Planmng Board Guidelines.

§E@E¢mﬁ}ﬁﬁ.ﬁﬂﬁﬂﬂ’3f@)\ﬁﬂ@?&%‘?éﬁf% TREUTHFT - DARIR (WA aliepl) RABBIATRTTHAIZ RErsiae
Bl EMED FTHES:

W #BEINER Eféﬂﬁi&ﬁﬁ%@el}&ﬁﬂﬂ P FIRAT P RERA ) MESEARERM: DK
® HETREREA AREGNERBUFHIIZ AT o

2. The personal data provided by the “commenter” in this comment may also be disclosed to other persons for the purposes mentioned in
paragraph 1 above.
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3. A“commenter” has a right of access and correction with respect to his/her personal data as provided under the Personal Data (Privacy)

Ordinance (Cap. 486). Request for personal data access and correction should be addressed to the Secretary of the Board @ﬂm‘
Point Government Offices, 333 Java Road, North Point, Hong Kong. / WK
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1. The comment should be made to the Town Planning Board (the Board) before the expiry of the specified period for making comment on
the representation. The completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board,
15/F., North Point Government Offices, 333 Java Road, North Point, Hong. Kong. :
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2.  Please read the “Town Planning Board Guidelines on Submission and Publication of Représentations, Comments on Representations and
Further Representations” before you fill in this form. The Guidelines can be obtained from the Secretariat of the Board (15/F., North
Point Government Ofﬁces, 333 Java Road, North Point, Hong Kong - Tel.: 2231 4810 or 2231 4835) and the Planning Enquiry Counters
of the Planning Department (Hotline: 2231 5000) (17/F., North Point Government Offices, 333 Java Road, North Point, Hong Kong and
14/F., Sha Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New Territories), or downloaded from the Board’s website at

http://www.info.gov.hk/tpb/.
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3. This form can be downloaded from the Board’s website, and obtained from the Secretariat of the Board and the Planning Enquiry Counters
of the Planning Department. The form should be typed or completed in block letters, preferably in both English and Chinese, The
comment may be treated as not having been made if the required information is not provided. .
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1. Person Making This Comment (known as “Commenter” hereafter)

RHBGBERY A+ (T "TRER AL
Name #4455 (Mr./Mrs./Miss/Ms./Company/Organization* FeEE ST AN |t 17T 11

B G

2. . Authorized Agent (if applicable) % 2 EREA WEAH
Name %4 /478 (Mr./Mrs./Miss/l\/Is./Company/Organization* FEIRNI/NB ) £o4 18T/ ﬁ%’fﬁ *)

3. Details of the Comment
BRAER

Draft plan to which the comment relates
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3. Details of the Comment (Continued) (use separate sheet if necessary)
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4. Plans, Drawings and Documents [ B - #% 6 & X ¢ o e

~ Please list location plans, sites plans, other relevant plans, drawings and other documents submitted with
the comment. For coloured drawings/plans or plans/drawings larger than A3 size, 90 copies each should
be provided. For other supplementary documents, e.g. reports on impact assessment, 90 copies each
should be submitted. : ' ‘
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1. The personal data submitted to the Board in this comment will be used by the Secretary of the Board and Government departments for the
following purposes: ' .
(a) the processing of this comment which includes making available the name of the “commenter” for public inspection when making
available this comment for public inspection; and :
(b) facilitating communication between the “commenter” and the Secretary of the Board/Government departments
in accordance with the provisions of the Town Planning Ordinance and the relevant Town Planning Board Guidelines,
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2. The personal data provided by the “commenter” in this comment may also be disclosed to other persons for the purposes mentioned in
paragraph 1 above.
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3. A “commenter” has a right of access and correction with respect to his/her personal data as provided under the Personal Data (Privacy)
Ordinance (Cap. 486). Request for personal data access and correction should be addressed to the Secretary of the Board at 15/F., North
Point Government Offices, 333 Java Road, North Point, Hong Kong.
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Wi tpbpd
x5 S/TW-CLHFS/1 Chuen Lung and Ha Fa Shan OZp

S/TW-CLHFS/1 Chuen Lung and Ha Fa Shan OPz
Dear TPB Members,
Oppose rezoning of GB to GIC

It'is very disappointing_ to find that so many Buddhist followers have been persuaded to support
development of green belt that would entail destruction of natural resources.

Buddhism espouses our connection with the natural world and the cycle of life. It teaches followers to

respect nature and demonstrates a profound objection to over-exploitation of natural resources and
pollution. ‘

One can only assume, as is the case with the Christian groups, that members are coerced into
supporting the views of the leaders of their communities under the threat of being marginalized.

On various occasions when objecting to plans that resulted in the demolition of heritage churches and
natural landscapes, St. Andrews Church on Nathan Road being but one example, individual parishioners
have apologized to protesters with regard to their inability.to oppose the wishes of their pastors.

The monasteries should be confined to their existing zonings as any expansion would only encourage
inappropriate redevelopment, much of it for commercial gain. The high prices columbarium facilities
generate has unfortunately encouraged a culture of greed.

Oppose and increase in Small House footprint

The aim to confining Small House development at suitable location to avoid undesirable disturbances to
the natural environment is fully supported.

The original criteria for small house development was that it be confined to the existing village together
with a buffer zone of 300sf. It was never the intention that there be unlimited construction of small
houses.

Regrettably TPB has assisted in promoting the assumption that small house development can take over
the entire New Territories by approving far too many Net House developments on Agriculture and GB
sites in line with PDs pro expansion policy, regardless of the consequences or the precedents.

Land rights are not absolute

As for the rezoning of land on Route Twisk to ‘Green Belt’ objections that this would undermine the
development right of the landowner and the development potential of sites should be viewed in the
context of the general community benefit. Land rights are not absolute and can be subject to
proportional analysis:

“The proportionality analysis in a case like the present involves asking, first, whether the infringement or
restriction pursues a legitimate societal aim; secondly, whether the infringement or restriction is rationally
connected with that legitimate aim; and thirdly, whether the infringement or restriction is no more than is
necessary to accomplish that legitimate aim" Hysanv TPB - : '



When the GB acts as a buffer zone for a community amenity like Tai Lam Country Park then the inte _sts
of the community in general certainly are proportionately more important than those of individual (N
landowners who have aspirations to develop the sites despite their location and intended land use. )

Mary Mulvihillv
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Appendix Vlla of TPB Paper No. 10294

S/ITW-CLHFS/1

GOVERNMENT, INSTITUTION OR COMMUNITY

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Schedule I: for “Government, Institution or Community”
other than “Government, Institution or Community (1)”

Ambulance Depot

Animal Quarantine Centre (in
Government building only)

Broadcasting, Television and/or
Film Studio

Cable Car Route and Terminal Building

Eating Place (Canteen,
Cooked Food Centre only)

Educational Institution

Exhibition or Convention Hall

Field Study/Education/Visitor Centre

Government Refuse Collection Point

Government Use (not elsewhere
specified)

Hospital

Institutional Use (not elsewhere
specified)

Library

Market

Place of Recreation, Sports or Culture

Public Clinic

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

Recyclable Collection Centre

Religious Institution

Research, Design and Development
Centre

Rural Committee/Village Office

School

Service Reservoir

Social Welfare Facility

Training Centre

Wholesale Trade

Animal Boarding Establishment

Animal Quarantine Centre (not elsewhere
specified)

Columbarium

Correctional Institution

Crematorium

Driving School

Eating Place (not elsewhere specified)

Firing Range

Flat

Funeral Facility

Helicopter Landing Pad

Holiday Camp

Hotel

House (other than rebuilding of New
Territories Exempted House or
replacement of existing domestic
building by New Territories
Exempted House permitted under
the covering Notes)

Mass Transit Railway Vent Shaft and/or
Other Structure above Ground Level
other than Entrances

Off-course Betting Centre

Office

Petrol Filling Station

Place of Entertainment

Private Club

Radar, Telecommunications Electronic
Microwave Repeater, Television
and/or Radio Transmitter Installation

Refuse Disposal Installation (Refuse
Transfer Station only)

Residential Institution

Sewage Treatment/Screening Plant

Shop and Services

Utility Installation for Private Project

Zoo

(Please see next page)
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GOVERNMENT, INSTITUTION OR COMMUNITY (Cont’d)

Column 2
Column 1 Uses that may be permitted with or
Uses always permitted without conditions on application

to the Town Planning Board

Schedule 1I: for “Government, Institution or Community (1)”

Eating Place (Canteen only) Columbarium

Government Refuse Collection Point Eating Place (Restaurant only)

Government Use (not elsewhere Radar, Telecommunications Electronic
specified) Microwave Repeater, Television

Public Convenience and/or Radio Transmitter Installation

Public Utility Installation Residential Institution

Religious Institution Shop and Services (Retail Shop only)

Social Welfare Facility Utility Installation for Private Project

Planning Intention

This zone is intended primarily for the provision of Government, institution or
community facilities serving the needs of the local residents and/or a wider district,
region or the territory. It is also intended to provide land for uses directly related to or
in support of the work of the Government, organizations providing social services to
meet community needs, and other institutional establishments. In particular, the
sub-zone “Government, Institution or Community (1) is intended primarily for the
provision of religious institutional uses.

Remarks

(1) No new development, or addition, alteration and/or modification to or
redevelopment of an existing building shall result in a total development and/or
redevelopment in excess of the maximum building height, in terms of number of
storeys, as stipulated on the Plan, or the height of the building which was in
existence on the date of the first publication in the Gazette of the notice of the
draft development permission area plan, whichever is the greater.

2 Based on the individual merits of a development or redevelopment proposal,
minor relaxation of the building height restriction stated in paragraph (1) above
may be considered by the Town Planning Board on application under section 16
of the Town Planning Ordinance.
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GREEN BELT

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Agricultural Use

Barbecue Spot

Country Park *

Government Use (Police Reporting
Centre only)

Nature Reserve

Nature Trail

On-Farm Domestic Structure

Picnic Area

Public Convenience

Tent Camping Ground

Wild Animals Protection Area

Animal Boarding Establishment

Broadcasting, Television and/or
Film Studio

Burial Ground

Cable Car Route and Terminal Building

Columbarium (within a Religious
Institution or extension of existing
Columbarium only)

Crematorium (within a Religious
Institution or extension of existing
Crematorium only)

Field Study/Education/Visitor Centre

Firing Range

Flat

Golf Course

Government Refuse Collection Point

Government Use (not elsewhere
specified)

Helicopter Landing Pad

Holiday Camp

House (other than rebuilding of New
Territories Exempted House or
replacement of existing domestic
building by New Territories
Exempted House permitted under the
covering Notes)

Mass Transit Railway Vent Shaft and/or
Other Structure above Ground
Level other than Entrances

Petrol Filling Station

Place of Recreation, Sports or Culture

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

Radar, Telecommunications Electronic
Microwave Repeater, Television
and/or Radio Transmitter Installation

Religious Institution

Residential Institution

(Please see next page)
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GREEN BELT (Cont’d)

Column 2
Column 1 Uses that may be permitted with or
Uses always permitted without conditions on application

to the Town Planning Board

Rural Committee/Village Office
School

Service Reservoir

Social Welfare Facility

Utility Installation for Private Project
Zoo

*  Country Park means a country park or special area as designated under the Country
Parks Ordinance (Cap. 208). All uses and developments require consent from the
Country and Marine Parks Authority and approval from the Town Planning Board
is not required.

Planning Intention

The planning intention of this zone is primarily for defining the limits of urban and
sub-urban development areas by natural features and to contain urban sprawl as well as
to provide passive recreational outlets. There is a general presumption against
development within this zone.

Remarks

Any filling of land/pond, excavation of land or diversion of stream, including that to
effect a change of use to any of those specified in Columns 1 and 2 above or the uses or
developments always permitted under the covering Notes (except public works
co-ordinated or implemented by Government, and maintenance, repair or rebuilding
works), shall not be undertaken or continued on or after the date of the first publication
in the Gazette of the notice of the draft development permission area plan without the
permission from the Town Planning Board under section 16 of the Town Planning
Ordinance.
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SINE-HR/Z
-6 -
GREEN BELT(1)
Column 2
Column 1 Uses that may be permitted with or
Uses always permitted without conditions on application

to the Town Planning Board

Agricultural Use Barbecue Spot

Nature Reserve Burial Ground

Nature Trail Field Study/Education/Visitor Centre
On-Farm Domestic Structure Government Refuse Collection Point
Picnic Area Government Use (not elsewhere specified)
Tent Camping Ground Holiday Camp

Wild Animals Protection Area House (Redevelopment Only)

Public Convenience

Public Utility Installation

Radar, Telecommunications Electronic
Microwave Repeater, Television
and/or Radio Transmitter Installation

Rural Committee/Village Office

Utility Installation for Private Project

Planning Intention

The planning intention of this zone is primarily for defining the limits of urban and sub-urban
development areas by natural features and to contain urban sprawl. There is a general
presumption against development within this zone.

In general, only developments that are needed to support the conservation of the existing natural

landscape, ecological features or scenic quality of the area or are essential infrastructure projects
with overriding public interest may be permitted.

(Please see next page)
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GREEN BELT(1) (cont’d)

Remarks

No redevelopment, including alteration and/or modification, of an existing house shall
result in a total redevelopment in excess of the plot ratio, site coverage and height of the
house which was in existence on the date of the first publication in the Gazette of the
notice of the draft development permission area plan.

Any diversion of streams, filling of land/pond or excavation of land, including that to
effect a change of use to any of those specified in Columns 1 and 2 above or the uses or
developments always permitted under the covering Notes (except public works
co-ordinated or implemented by Government, and maintenance, repair or rebuilding
works), shall not be undertaken or continued on or after the date of the first publication in
the Gazette of the notice of the draft development permission area plan without the
permission from the Town Planning Board under section 16 of the Town Planning
Ordinance.
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Appendix VIId of TPB Paper No. 10294

Representation on Amendment of Zoning at Various Lots in D.D. 433 and Adjoining Government Land
on the Draft Chuen Lung and Ha Fa Shan Outline Zoning Plan No. S/TW-CLHFS/1

Table 3.4 Proposed Schedule of Use for “R(C)” Zone

RESIDENTIAL (GROUP C)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Flat

Government Use (Police Reporting Centre
only)
House

Utility Installation for Private Project

Government Refuse Collection Point
Government Use (not elsewhere specified)
Place of Recreation, Sports or Culture
Public Convenience

Public Utility Installation

Public Vehicle Park (excluding container vehicle)
Religious Institution

Residential Institution

Rural Committee/Village Office

School

Social Welfare Facility

Planning Intention

This zone is intended primarily for low-rise, low-density residential developments where
commercial uses serving the residential neighbourhood may be permitted on application to the

Town Planning Board.

Remarks

(a) No new development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in a total development and/or redevelopment in excess of
a maximum plot ratio of 0.4, a maximum site coverage of 20% and a maximum building
height of 3 storeys (9.625m) of the existing building, whichever is the greater.

(b) In determining the maximum plot ratio/site coverage for the purposes of paragraph (a)
above, any floor space that is constructed or intended for use solely as car park,
loading/unloading bay, plant room, caretaker’'s office, or caretaker's quarters and
recreational facilities for the use and benefit of all the owners or occupiers of the
domestic building or domestic part of the building, provided such uses and facilities are
ancillary and directly related to the development or redevelopment, may be disregarded.

(c) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the plot ratio/site coverage/building height restrictions stated in paragraph (a)
above may be considered by the Town Planning Board on application under section 16

of the Town Planning Ordinance.

Toco Planning Consultants Ltd.
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