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This document is received on ; Form No. S16-1
The Town Planning Board vill formaliy acknowledge -
the date of receipt of the application onlyupon receipt $16-1
of all the required information and documents.

APPLICATION FOR PERMISSION
UNDER SECTION 16 OF
THE TOWN PLANNING ORDINANCE
(CAP.131)
BE (B HAENEH)CE 131 F )
EI16KIE X W o] H BB

Applicable to proposals not involving or not only involving:

ENE)IN = M SE W

(i) Construction of “New Territories Exempted House(s)”;
FE TR ERET .

(ii) Temporary use/development of land and/or building not exceeding 3 years in
rural areas; and

A5 A e LA S = el N = b G RS R B S e T Y
(iii) Renewal of permission for temporary use or development in rural areas

ALFARRT A A R P R Bk E% R AT ] U

Applicant who would like to publish the notice of application in local newspapers to meet one of the Town
Planning Board’s requirements of taking reasonable steps to obtain consent of or give notification to the
current land owner, please refer to the following link regarding publishing the notice in the designated
newspapers: https://www.info.gov.hk/tpb/en/plan_application/apply.htm]

EREE A QIARAE AT SR EE T R s A - AR AR B 22 B G SRS ER 1T e ARSI B BB A RTT
TH A AR ENE S —HAELSR  BHEUTEUERERENHRENZHE

httos://www.info.Eov.lllk/tpb/tc/pmn application/apply.html

“Current land owner” means any person whose name is registered in the Land Registry as that of an owner of
the land to which the application relates, as at 6 weeks before the Ea,P lication is made

r %’%%ﬂtﬁﬁ)\ | ISR R SRS EHY o H 2 2 A MR R A i SRS PR A T2y £
MR AHYA
Please attach documentary proof 55 A EEHAS {4
" Please insert number where appropriate S H TR BHAR SR
Please fill “NA” for inapplicable item S5/ B FHRYIE HEHE " R#EA
Please use separate sheets if the space provided is insufficient IFTEEALAVZERA R » 5 HRH

Please insert a M v | at the appropriate box ES{FHEEEYTHEALME "V 4 9
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Form No. S16-1 =455 S164 5

Application No. - A/

For gfﬁ;ﬁial %seﬁgn%%(ﬁ FREE RSt A/ /U (: _ 7/C// /o)
i 7 E R LW ate Receive '

) CHEIEE - 4 FEB 2011

‘1. The completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board (the
Board), 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong.
n%)\/ﬁiﬂiﬁﬁrfﬂEFE%*?*%E&?HL&%@ LEIXCHE () R EEILAEEE *a‘ 333 SALABUN & 15 ik
o s -t A

2. Please read the “Guidance Notes” carefully before you fill in this form. The document can be downloaded from the
Board’s website at http:/www.info.gov.hk/tpb/. It can also be obtained from the Secretariat of the Board at 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, I Sheung Wo Che Road, Sha Tin, New
Tcrritories). : .
MBS (FREEM) MERIEGR MBI EILER - B X ﬁ'ﬁff@i—ﬁﬁﬂ’]ﬁﬁﬁ T (Mt

http /fwww.info.gov.hk/tpb/): 7R E] (B2 B S FAERE (BFAalbAmaEEg 333 5% jbﬁiﬁrﬁ 588 — 5122314810
5, 2231 4835) B AR AR ! Sl S (AR £ 2231 5000) (BB L AEEE 333 & jLﬁEUﬁ‘A% 17 18 s
B RS 1 SUPHEINSE 14 )R -

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. The processing of
the application may be refused if the required information or the required COPICS are incomplete.

WRBRTRZEENEE T T HEA ﬁ%&ﬁ*"ﬂ%ﬂﬁiﬁ&lﬁﬂé‘;ﬁ]ﬁc ,fHSE Eﬁna)\/ﬁuﬂmﬁ‘tiu
TEFBIHESRAE ﬁﬂ%$nﬁ)\?ﬁk SHIRESOUFRIA T T2 » ZR G EEEEFRME -

1. Name of Applicant E & S A F it .
(OMr. 5’{:& /OMrs. kA /0 M:'ss.lj\ﬁﬁ /O Ms. Z+ /0 Company 8] /!ﬁ Organisation i )
The Lok Sin Tong Benevolent Society, Kowloon JLEEEEEE

2. Name of Authorised Agent (if applicable) MEFZHEMRE AL /E5E (40 EEFH )

(OMr. 424 /O Mrs. A /O Miss 7ZME /O Ms, 24 7 ¥ Company 445] / 0 Organisation $#£4# )
Ove Arup & Partners Hong Kong Limited B2%fi TH2RARI A IRAE)

3. Application Site Hf 5% i BE

Lot Nos. 252 S.A, 252 S.A ss.1, 252 S.B, 253, 256 (Parl), 257 (Parl), 259 (Part), 260
(Part), 261 (Parl), 274 (Part), 275 S.A, 275 S.B, 275 S.C, 276 S.A 5.1, 276 S.B s5.1,
(@) Full address / location /| 578 Rp, 279 S.B, 280 S.ARP, 280 S.B ss.1 RP, 280 S.B'RP and 538 (Parl) in D.D. 26
demarcation  district and  lot | and Adjoining Government Land, Wong Yue Tan, Tai Po
number (if applicable)
FEAmMHE S HEEE S SR AT R
HERSEES (A0 )

(b) Site area and/or gross floor area '
involved ViSite area AR EIME 1 4517 ___________________ sq.m Elzjj‘%’ﬁ@/About £
s Hir g 2t
%gﬁﬂ? L [E]fﬂ‘&/;k *;Eiﬁ mG]OSS ﬂDOI‘ arca blg;f"’@.?}{__,z‘lsz_s_ ___________ Sq.m S{Zﬁ,—f}":gAbout ;ff."\]

(c) Area of Government land included

(if any) . ‘ ' 730 [ ' o
ﬁﬁ@.féﬂ"]&n‘:fiiﬁﬂﬁfﬁ (EE) | e sq.m FEF73H MAbout &

(8]

Parts 1, 2 and 3 &1~ 5 2 &5 3 &5



Form No. S16-1 3444 S16-1 5%

(d) Name and number of the related . . .
statutory plan(s) Approved Ting Kok Outline Zoning Plan No. S/NE-TK/19

o2 v [ A9 T e

(e) Land use zone(s) involved

. w "Green Belt" and "Village Type Development”
S R 3 PR S 9P P

()  Current use(s) Vacant land with parts previously operated by a plant nursery
TR R ke

(If there are any Government, institution or community facilities, please illustrate on
plan and specify the use and gross floor area)

(40 ({RTEL T ~ A fsmbat Rt » St B b e o iR P ek R ST ()

{ 4.  “Current Land Owner” of Application Site BEFEF#BERY T B|T L #EH A |

The applicant HIizE A —

[ isthe sole “current land owner™* (please proceed to Part 6 and attach documentary proof of ownership).

BE—y TERIT MR A L T GRESUERE 6 i o AR SRS -

&

(1 is one of the “current land owners™ ® (please attach documentary proof of ownership).

REP—4 THRIT A A ™ GRS )

i1 isnota “current land owner’™™.

AR TERITLHIEEAL T

[J  The application site is entirely on Government land (please proceed to Part 6).

B SN B SE 20 BUT i B (GEEURESE 6 &) -

5. Statement on Owner's Consent/Notification

st B AR EE /R LR AR BT

(a) According to the record(s) of the Land Registry asat ......... 27/ 01/ 2021 .......... (DD/MM/YYYY), this application
involves a total of ...... SR “current land owner(s) ™.
R e ... 2020 R R = R AAYEEss - Bt
oo 2 2 TET A -
(b) The applicant Big5 A —
I_‘_lf has obtained consent(s) of ...... 2 . “current land owner(s)™".
) S . SR £ THRIT A AL THIEE -

Details of consent of “current land owner(s)”” obtained Hif5 " 3771 #dEH A “ﬁ%ﬁﬂ'q%ﬁ‘sﬁ

No. of ‘Current ‘ . . - Date of consent obtained
Lot number/address of premises as shown in the record of the

Land Owner(s)’ ; . (DD/MM/YYYY)
r 4T 4 s Land Registry where consent(s) has/have been obtained 5 [
I E( g : AR - it R S B S B B AT B SR 05 R P (EITH . fE)

Lot Nos. 253, 256, 257, 260, 261, 274, 275 S.A, 275 S.B, 275 S.C, 276
1 S.Ass.1,276 S.Bss.1, 278 RP, 279 S.B, 280 S.ARP, 280 S.Bss.1RP, 19 January 2021
280 S.B RP and 538, in D.D. 26

1 Lot Nos. 252 S.A, 252 S.Ass.1, 252 S.B and 259 in D.D. 26 19 January 2021

(Please use separate sheets if the space of any box above is insufficient. ¥1_EFI{FEIAFRIVERAE » SEREREH)

3 Parts 3 (Cont’d), 4 and 5 3 (§) - F4 BE S5




Form No. S16-1 &5 S16-1 5%

[] hasnotified ............... “current land owner(s)”*

A o % THEIT MR AL T

Details of the “current land owner(s)” " notified E#iiE4 " H{THHgA A | *UEELiERl /
N of *Corrent Lot number/address of prcmiées as shown in the record of the patc of pgifcation
Land O\vner(s) given

Land Registry where notification(s) has/have been given
TEAT LM | o prerimoe e A e ; (DDMM/YYYY)
B HH FRIE A AR S8R T 8 L1 B Sy ith B S50~ R T sthdil: s B/ B )

(Please use separate sheets if the space of any box above is insufficient. 1_FFUFEIFTIEMVERT R @ BESEE)

[] has taken reasonable steps to obtain consent of or give notification o owner(s):

EHRME SRS LA AV EI BT A EEY. ST

[] sent request for consent to the “current land owner(#)” on (DD/MM/YYYY)™

N (BB EE—4 TBTLEEE A | "Bk EEE"
Reasonable Steps to Give Notification to Owner(sy [ - Hd#Aa A St A PR RAY & i 20 B
[J published notices in local newspapers on (DD/MM/YYYY)®

A (BB AR E R R T B —Zmm®
[] posted notice in a prominent positigh on or near application site/premises on
(DD YYY)®
iy (B E BRI EG PR ER TSR T A EE A R RS R S PR s

[] sent notice to relevant owpfers’ corporation(s)/owners’ committee(s)/mutual aid committee(s)/management
office(s) or rural commpftee on (DD/MM/YYYY)*
i (B/ BRI S AR E I AR X B R @/ EER GaEH
g SRAERH A E A G

Others EL{{fr

[ others (plegse specify)
HAth (ZHEEA)

Note: AMay insert more than one "/ | .

Information should be provided on the basis of each and every lot (if applicable) and premises (if any) in respect of the
application. ] )

STESR—EJERIE TV _

EH B AZHELER S B By —HhES (A ) Ripn (875 ) S BUBREEFHRL

4
Part 5 (Cont’d) 5 5 ZR5 (4




Form No. S16-1 F4%% S16-1 5%

6. Type(s) of Application Ef 5% J§ ]

[] Type(i) Change of use within existing building or part thereof
FOE  FUCREESEEE T R SR

¥1 Type(ii) Biversionof-stream / excavation of land / filling of land / fitimg—of-pord as required under Notes of
Statutory Plan(s)

G fREAERR () APTERRavEEEE e L At T ESE TR

[] Type(iii) Public utility installation / Utility installation for private pfojeet
C 0N AR 5 g TS VNG B g U O N SR Ry

] Type(iv) Minor relaxation of stated development restriction(s) as provided under Notes of Statutory Plan(s)

SOV BERICIFEERA () RFIEHEISRERG]

IZ_ Type (v)  Use/ development other than (i) to (iii) above
SV BAEIOEGIELMIR R R

Note 1: May insert more than one v | .
0 EESR—EAERILE TV 8
Note 2: For Development involving columbarium use, please complete the table in the Appendix.

52 SRS RBIREEAAR - SHETRRN IR -

(a) Total floor area

involved sq.m I -
S WA A T T

(b) Proposed

use(s)/development
s ke (If there are any Government, institution or compsinity facilities, please illustrate on plan and
specify the use and gross floor area) ‘
(U EATEUT - e R - o I B8R WA A R E m D
(c) Number of storeys involved Numy€r of units involved
R B AR E
Domestic part ﬁiﬁﬂ/ ...................... sq.m EAk CJAbout £
d) Proposed floor area :
(d) }ﬁ%i}?}ﬁﬁfﬁ Non-don%t JEE AT sq.m EHK OAbout £9
Topel 282+ e sq.m E O About 45
Floor(s) » SV ) .
H Current use(s) FHIE iR Proposed use(s) iR

(e) Proposed uses of diff¢rent
floors (if applicable
AR

sl Gl

5 Part 6 6



Form No. S16-1 Fges S16-1 i

(a) Operation involved

HhTI2

] Diversion of stream ;=38 iE

] Filling of pond 1 .
Areaof filling EE@mME ........n0. e

Depth of filling HEFREE .o About £5
(] Filling of land 1+

Area of filling 3H T o e OAbout 25

Depthof filling EJEE  .oviiiiiiiiien OAbout 45

(] Excavation of land &+
Area of excavation FETEFE  ooviriiiiiiiiennns d OAbout €9
Depth of excavation -5 8 ..., ! OAbout £3

of filling of land/pond(s) and/or excavation of land)

(5 T BB o AU A BUBCRIE S ~ T B Ry 2 -2 B/ 2 i)

(b) Intended
usc/dcvc]opment

ERETHRLG %=

(a) Nature and scale

MEE R

inglallation A FI R hEEE S

affation for private 'pI'OjCCf. :fLA?‘*E’?.;'f’gtJEI’] S E

ST A R R - S R S R (A B - AR

Number  of Dimension of each installation
Nafne/type of installation e /building/sn ucture (m) (LxWxH)
LTI,/ T o GELE W, R
/ - (+M%xﬁxm)

(Please illustrate on plan the layout of the installation 3 F B RIS RIEZFEAIRR)

6 Part 6 (Cont’d 6




Form No. S16-1 Z5#4& S16-1 5%

<

(a)

Please specafy the ploposed minor re]axatlon of stated developmen[ restrlctlon(s) and

a5 B R T B Y S e R A R

RS PR 1)

proposed use/development and development particulars in pa: t (v) below -

] Plot ratio restriction FromE  cveveieiiieeiinnnnns tOF
Hefs bR &I

[0 Gross floor area restriction FromBd ...ooooenn..8q. m 3K to 25 L. sq. m E K
AR PR

L) Site coverage restriction Frond B cevesosssasery 10 2B i e, %
LEEERS

L) Building height restriction FromE ..pfiieinnnn... mE to B i m

mPD 3 (EARFEHE ) to 2
mPD 3K (FEAKFEEHE )
storeys [&@ storeys [&

(a) Proposed

use(s)/development

ETR P

Proposed Temporary Residential Institution (Transitional Housing)
with Filling and Excavation of Land for a Period of 5 Years

(Please illustrate the details of the proposal on'a layout plan 5 B 52 1 [ 57 BA s

(b) Development Schedule ¢ 4T
Proposed gross floor area (GFA) {48 E H Ak
Proposed plot ratio fgFs# A LR
Proposed site coverage 5% |- Z TR
Proposed no. of blocks {5 EE %
Proposed no. of storeys of each block 45 EEE: Sy EEE B Bt

Proposed building height of each block S EE ARV = E

........................ sq.m FHH  WAbout £
..... 1493 .. YiAbout £

About €3

13 (lﬁélﬁélﬁb.1‘1'd€;rf\é5:l;c.t;l{.)t3!€s-a.nd 2 non-domestic blocks for
ancillary commerciallcommunal uses, but exclude E/M blocks)

Domestic Blocks: not more than 4<Z1* 4 storeys &
Non-Domestic Blocks: not more than F£51i41 storey/@

O include f3E_NA storeys of basements i@ ii/E5
[ exclude A5 NA storeys of basements J@ e

Domestic Blocks: not more than -~ 5% 20mPD =3 | 40k 1)
Non-Domestic Blocks: not more than 755 10.6mPD i 4 H 454 |-)

Domestic Blocks: not maore than #5754 13.5m 3
Non-Domestic Blocks: not more than A%k 4. 5m::

Part 6 (Cont’d 6



Form No. S16-1 Fef#55 S16-1 5%

] Domestic part £EFIER4Y
GFA {8f%HE FTH
number of Units EE{ir# H
average unit size B{ir I EE
estimated number of residents {&EHFZ £ E

¥] Non-domestic part E,'fifiﬁﬁ_‘é.‘ﬁﬁ

[ eating place &£

[0 hotel SEJE

office JFINE

OO

[] Government, institution or community facilities

shop and services 5[5 R AR F5 1T

BT - R ERR

W] other(s) EAth

¥] Open space {4 Il

L2nest sqmIEHH  HAbout £

About 1,236,

JAs sq. m F7E M About 45
About 1,962

GFA 488 mmE

P R sq. m EJ5R CAbout £
U sq.m T OAbout 25
(please specify the number of rooms
BEELHHRERIBIE) o oevvrnenreneeeineians
..................... sq. m s COAbout
..................... sq. m 3K OAbout £

(please specify the wuse(s) and concerned land
area(s)/GFA(s) &4 &ERR R A Ik 69 3 I TR 4
R EH)

(please specify the wuse(s) and concerned land
area(s)/GFA(s) &1 EH 42 KA H Ay 1t [ AL 48
FREER)

Ancilary commerlalioommynal s i doresl use: sbout 128 agum

(please specify land area(s) 355 AH NI ETE)

V] private open space i A {REE Y 1eez sq. m 53K 4 Not less than A2jh
[C] public open space A@AEAR 00000 sq. m *E )53 O Not less than F7bj4
(c) Use(s) of different floors (if applicable) -E4#/@RVAE (ANEH)

[Block number] [Floor(s)]
(2] IEE

[Proposed use(s)]
[

(d) Proposed use(s) of uncovered area (if any) EEFRHN)T ({5745 ) HEGRAR

Local Landscaped Area, Internal Roads and Emergency Vehicular Access.

Part 6 (Cont’d) %5 6 2R4y (4§)




Form No. S16-1 Fi&%E5 S16-1 5

7.  Anticipated Completion Time of the Development Proposal

e e 8 J2 BT Bl Y TR 5 58 B IR R

Anticipated completion time (in month and year) of the development proposal (by phase (if any)) (e.g. June 2023)

fEas R T BRI E O A (O (578)) (B - 2023 5 6 )

(Separate anticipated completion times (in month and year) should be provided for the proposed public open space and
.Government, institution or.community facilities (if any))

(ER S A JHFABERET AR R BB - S @0 (7)) $RULEIRIEREE SRl (B B B )
End of year 2022.

8. Vehicular Access Arrangement of the Development Proposal

HAZESTENTERELH

Yes & |[ There is an existing access. (please indicate the street name, where
appropriate)
F—RREER - (FaHERAEGER))

Any vehicular access to the

site/subject building?

EEEEREERE S ERY /] There is a proposed access. (please illustrate on plan and specify the
‘ sty 9 width)

AR o (SEEM RV - WEEIREREATREE )

(Please refer to the Supporting Planning Statement for more details)

No& |0

Yes & | [ (Please specify type(s) and number(s) and illustrate on plan)
s ST EHRENE B B E A B EERR)

Private Car Parking Spaces FAZEELE{L

Motorcycle Parking Spaces #EELHI{L

. . s ST e S
Any provision of parking space Light Goods Vehicle Parking Spaces EEHUE5E JqE{i

for the proposed use(s)? : Medium Goods Vehicle Parking Spaces qﬂﬂiaﬁ‘}ﬂﬁli{ﬂ
ETE BERARIEAHEE | ' Heavy Goods Vehicle Parking Spaces EEZUE EEE {7
fir ? Others (Please Specify) EAth (FE%18H)

No#& | ]

Yes & | /] (Please specify type(s) and number(s) and illustrate on plan)
SRt SR FEIE R i B N B - BEAR)

Taxi Spaces H--Hifir ——r\ﬁ—

" Coach Spaces Jifti#FEEE T .

Any provision of Light Goods Vehicle Spaces BT EFEIHI{ir 2
loading/unioading space for the Medium Goods Vehicle Spaces Ui B {ir _NA
proposed use(s_)? ‘ B Heavy Goods Vehicle Spaces 57 &8 {ir _NA
%gﬁ%%ﬁﬁé%ﬁ%fﬁ:h%% Others (Please Specify) EAth (E5%(E7) _NA
FHEAL Medium/Heavy Goods Vehicle Space 1

No @ | [

9 . o Parts 7 and 8 £17 &8 8 #




Form No. S16-1F=4&ES S16-1 %%

9. Impacts of Development Proposal #f 5555 fZ 51 88y 2 2

If necessary, please use separate sheets to indicate the proposed measures to minimise possible adverse impacts or give
Y, p g
justiﬁcationsheasous for not providing such measures. ;

YFEEETES - %ETTT%E B E[BELHIR A B2 EAYEIE - TRISHROEIRAEE -

Does the | Yes & | Please provide details S{EEEEEE

development T O S A emann '
proposal VOV [
sherafion of ey | | O SRGGARL) rinssabesmranesdiinesneaneisass il s s
building? | | e
BEMSESBHEST | | i T T T e TR R e st '
BiERA! -;‘;:'-F’ﬂé’j ............................. R R R T T TR RS SR e
orEn? No& |7 '

Yes & ] (Please indicate on site plan the boundary of concemned land/pond(s), and particulars of stream diversion,

the extent of filling of land/pond(s) and/or excavation of land) (Attachment 1 refers)

]dj"es[ ; ko (Gl PR T R )+ SSRGS HRIE ~ B ~ 00 R/ S I /2
evelopmen i . :
proposal involve the th
operation on the { [] Diversion of stream ;] iE 2438 f
right? . )
B EAE R (] Filling of pond 5 ;
EFIETT2? Areaof filling BUEEHE .....coovvvvennnn. sq.m 7745 OAbout £5
(Note: where . Type Depth of filling SEHEZERE .o, m 3 OAbout %5
i) application is the s .
gugj;;{’ o @) Filling of land .
app]ication, p]easc Area Ofﬁ“ll’lg iﬁi@iﬁ ..... 1 .'?.O.O. ........ 5q.m SIZ}“:T%I‘\ FlAbout ,if‘}‘:]
skip this section. Depth of filling H-+-EE ...... L S m 3 PlAbout &5
Ei:)ﬁéigf Biﬂﬁ%—% . /1 Excavation of land £+ s ‘ .
—{EERSEE - ) Area of excavation ¥4 HHE....... i sq.m I EAbout 29
Depth of excavation £+ 25 ...... 3T . m 3 ¥lAbout 5
No & J
On environment #I5H5 Yes & [ No A1 V]
On traffic #{37iE ' Yes & [] No =& [/
On water supply ¥R ’ Yes & [ No =~ /]
Ondrainage ¥fff/K - _ ' Yes & [] " No & ¥
On slopes ¥l Yes & [ No =& (/]
Affected by slopes Zf[If a8 Yes & [ No & [/
Landscape Impact FER s ‘ Yes @ [] No & ]
Tree Felling  BrfkisizR Yes & [] No & ]
Visual Impact, RIS Yes & [ No g V]
Others (Please Specify) EHAth (35%183) © Yes & [] No <&
Would the ]
development
proposal cause any
adverse impacts? Please state measure(s) to minimise the impact(s). For tree felling, please state the number,

st ’%_;"‘L & & diameter at breast height and species of the affected trees (if possible)

B RIgE ? SEEE DS BB D BTN - W05 RAKIRBIR » SRR SRR - Eaﬂ@aira‘ﬂ’]#ﬂﬁ?
B R A (f#E)

Please refer to the Supporting Planning Statement.

10 Part 9 259 T4y




Form No. S16-1 e85 S16-1 5

10. Justifications B

The applicant is invited to provide justifications in support of the application. Use separate sheets if necessary.

A ALR AL R B R SR RS - AR S HEERY -

11 Part 10 £ 10 24y




Form No. S16-1 %% S16-1 5%

11. Declaration EBH

I hereby declare that the particulars given in this application are correct and true to the best of my knowledge and belief.
AR NFEILAEER » AAGRER PRV » IBAAFTHEAE « SIEE TR -

I hereby grant a permission to the Board to copy all the materials submitted in an application to the Board and/or to upload

wsing and downloading by the public free-of-charge at the Board’s discretion.

A NI AERTZ B GRYIERAN A B RSP X VAT A B B B/ L B B s - (AR AR TR -
[ Applicant H135 A /& Authorised Agent FESHE(LE A

Yeung Wing Shan, Theresa _ _ Director of Planning

Name in Block Letters

# (GELAEMSIEE)

Professional Qualification(s) [] Member & & / [/] Fellow of EFi5& &
B [ HKIP FHEHBIAIEE / [ HKIA SRR GEY /
(] HKIS T3 IEATEE / (] BKIE TR /
(1 HKILA ZF#EEaSE/ (0 HKIUD Eipasstag
.{L\Q’ S !J.tl’;g-_b‘\i‘:%
- Others EHAth ..... MRTPLRPP ... \
Ove Arup & Partners Hong Kong Limited

Position (if applicable)
e (@)

-of;"\r/ \v\i )

on behalf of
3=

Date HEH

Remark {#is

The materials submitted in an application to the Board and the Board’s decision on the application would be disclosed to the
public. Such materials would also be uploaded to the Board’s website for browsing and free downloading by the public
where the Board considers appropriate.

Z B Y@ EARIEERE AR FH AN NERGHBHENEITUAE - £Z A G AASEIERT - HhHH
FoklirE L EZ R GREE RN RETRE R T -

Warning ¥4

Any person who knowingly or wilfully makes any statement or furnish any information in connection with this application,
which is false in any material particular, shall be liable to an offence under the Crimes Ordinance.

{ERI AIEBARMBGEAIEN T SUE R P S R TR (R 2 LR ARt » RIBSER (NZERTRD -

Statement on Personal Data {E] A ZraYEZEH

1. The personal data submitted to the Board in this application will be used by the Secretary of the Board and Government
departments for the following purposes:
Z B GRS SR PTG S 3 ea 22 B G ROBUR ERFT - DURIE (OB BIfRGl) RARRRavs AR
HZ B ERBEES (AR EMELIT HR
(a) the processing of this application which includes making available the name of the applicant for public inspection
when making available this application for public inspection; and _
PEEESRERE - AIEANERHHE I ARER - FRARHFANEREARER ¢ DR
(b) facilitating communication between the applicant and the Secretary of the Board/Government departments.

FERH A Z RGNS RIBUN BT 2 T -

o

The personal data provided by the applicant in this application may also be disclosed to other persons for the purposes
mentioned in paragraph 1 above.

HFE ABLERPR AR GAE AR - SR A AL EE - LUF LSS | B R AR -

3. An applicant 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.

FREE (EA TR FARRIRE] ) (55 486 BV E » BI85 A S MEERE R B IE BB A 5] - anAshe B S IR ATk -
JEEZEREREROAMIDK - Hibib BEEILAEEEE 333 itABNSE 15 # -
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Form No. S16-1 #4885 S16-15F
Appendix [ {F

For Developments involving Columbarium Use, please also complete the following:

WEFN R BIRE B » 55 MEZ LT ER:

Ash interment capacity & FR 27 25 5

Maximum number of sets of ashes that may be mtened in the niches

FEFE L IR % O] 2 IR

Maximum number of sets of ashes that may be interred other than in mches /

I EFE N AR PR % o 2R B RV B
Total number of niches i {is 284y /

Total number of single niches /
B A\ F{r 8

Number of single niches (sold and occupied)
EAfmUEBE (B8NS
Number of single niches (sold but unoccupied)

BEAfMIEE (EEBEFKER)

Number of single niches (residual for sale)

HAMUEE (F8)

Total number of double niches

SEAFEAIEREY

Number of double niches (sold and fully occupied)
e AFmAEE (EEILE2EMEM)
Number of double niches (sold and partially occupied)

EAFEEE (EEMLHBIER)

Number of double niches (sold but unoccupied)

EAFMAEE (EEERGH)
Number of double niches (residual for sale)

HARENEE (RS

Total no. of niches other than single or double njhes (please specify type)

PREE AR AR S LA A 4B (BEEYRERR)

Number. of niches (sold and fully occupfed)

Fr M E EBEXEEER)

Number of niches (sold and partially occupied)
fufrE (BEELET(EH)

Number of niches (sold but ungtcupied)
MM E (EEEKRE)

Number of niches (residug for sale)

fmirsE (HE)

Proposed operating hburs ¥/ HiB%

!'ff&lﬁx,ﬁw"}ﬁa IRy E IR ey e B E

the maximum number of sets of ashes that may be interred other than in niches in any area in the columbarium; and
1R R BT I I R (i ORI P - AR ol M B DUk

the total number of sets of ashes that may be interred in the columbarium.

TEZBIRTEATN » ARSI LERSVEEK

13 :
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Gist of Application EREEH5EE

(Please provide details in both English and Chinese as far as possible. This part will be circulated to relevant
consultees, uploaded to the Town Plannirig Board’s Website for browsing and free downloading by the public and
deposited at the Planning Enquiry Counters of the Planning Department for general information. )

GEERBUIE R TUES - IS SSETHEMREAL - LHET S a@ER—ATEEATR
THELR R AR B E AR S AR R e LU — AR 2] - ) '
' Application No. (For Official Use Only) GEZJE 5 [HLHH)

EREE4mSN |

Lot Nos. 252 S.A, 252 S.A ss.1, 252 S.B, 253, 256 (Part), 257 (Part), 259 (Part), 260 (Parl), 261 (Part), 274 (Pari);
: 275 S.A, 275 S.B, 275 S.C, 276 S.A ss.1, 276 S.B ss.1, 278 RP, 279 S.B, 280 S.ARP, 280 S.B s5.1 RP, 280 S.B
{if_%/iﬁﬂiﬂ: RP and 538 (Part) in D.D. 26 and Adjoining Government Land, Wong Yue Tan, Tai Po

DRIRBE AR R R 26 RSB 2528RAT R, SE2528RASY EREE 1V ER. H52525RB R, 552535k, 552565 (55
G3). $E257%E (ARSY). E259%E (BF4T). F2603% (B043). SB261%% (H0). H2745% (843, E275%ANER . 8275
gB{a‘rﬁﬁ\. SB27EMMCH R, B27oMADERE NG, F2765B R B NV ER, HE278ERERER. 5527957 BSER.
2588HASTERERER. E2B0%IBHYERSE 1N ERBRER, E28057B 57 FRERER B B 5385(ER ) R PR AT -3

Location/address

Site area : : 14,517 s e D | 4
. ; q.-m 3 75 3K ¥ About &

HASTET - - N

(includes Government land of & £5 B iF - it 730 sq.m S J53K O About &)
lan ~ | Approved Ting Kok Outline Zoning Plan No. S/INE-TK/19
&R STES B BRSO RIEIRS/NE-TK/19
Zoning "Green Belt" and "Village Type Development"
HRr Mt B TR R
Applied use/ Proposed Temporary Residential Institution (Transitional Housing) with Filling and
development Excavation of Land for a Period of 5 Years

EF iR F A/ SR I R IEEREEERER) URELIZT T2 (BiAsE)

(i)  Gross floor area . sq.m YL 53K Plot Ratio HifELEEER
and/or plot ratio = r & Abou & GAbont 7
e S St omestic out & out - &
' i&%ﬁﬁﬁa&/l {5 21,551 O Not more than 1.485 CINot more than
I | REH
Non-domestic _ ¥ About % VlAbout 3
JEEF i124* . [0 Not more than 0.008* [ONot more than
EZS - ' S
ii) No. of block Domestic :
R _ BRES:E 11
Non-domestic i ‘ :
FEER. 2 (Excluding E&M plant rooms)
Composite
&R AR

*for ancillary commercial/lcommunal uses to domestic use

14' . For Form No. S.16-1 {48 S.16-1 55




(i) Building height/No.
of storeys

BEYESE B

Domestic

B

13.6

m 3
71 (Not more than “~Z5}%)

20

mPD %(Eﬂ@ZE% )
¥ (Not more than < Z5#4)

Storeys(s) &
/4 (Not more than A~Z5}A)

(Oinclude &#E0 Exclude %
O Carport {ZH5fj
(] Basement HhE
O] Refige Floor 74 J&
Ol Podium EE)

Non-domestic

FE{EM

4.5

m >
1 (Not more than R Z5}%)

10.6

mPD 3&(FAKFEE L)
(Not more than “~Z&57%)

: Storeys(s) &
¥ (Not more than “~Z&}%)

(Oinclude &40 Exclude EIFE
O Carport {=Ef]
O Basemeni HHE
O Refuge Floor 52K /&
U Podium F£&)

Composite
e R

it
[J (Not more tharm A~ Z&12)

/M TR L)
(Not more than “~Z %)

Storeys(s) f&
O (Not more than “~Z&}%)

(Qinclude E#70 Exclude E#%
O Carport fZERT
O Basement &
O Refuge Floor [ K/E
O Podium FEE,

(iv) Site coverage

LFEmE

Not more than 66.6 %

[J About £

No. of units

Bir#H

(v)

1,236

(vi)

Open space

RS,

Private F/, A

1,962

sqm A3k M Not less than “A~/Dj%

Public 4>

T

: 5o -0 Not less than =f~/Djj%

15
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vii) No. of parking Total no. of vehicle parking spaces {FE{i7448]

spaces and loading / - _

unloading spaces Private Car Parking Spaces FAZZEHI{iI

gﬁ%éiﬁ%ﬁ Motorcycle Parking Spaces EEEEEIEI{if

Light Goods Vehicle Parking Spaces 8% 5 G E{i]

Medium Goods Vehicle Parking Spaces $AHY EEHE {7
Heavy Goods Vehicle Parking Spaces S I {5 B HE (i1
Others (Please Specify) EAfth (F5%I[8R)

NA

Total no. of vehicle loading/ﬁnloading bays/lay-bys .
EHE AR . e Ll

_ Vehicle Spaces
Taxi Spaces ‘HY—-E{ir
Coach Spaces fit#iEFE {iT 1 Medium/Heavy
Light Goods Vehicle Spaces EERUEHE BIfi7 Goods Vehicle
Medium Goods Vehicle Spaces il & E{ir
Heavy Goods Vehicle Spaces XI5 B B i
Others (Please Specify) EL{if (FE%(HH)

" Space

Submitted Plans, Drawings and Documents FEAFHIEIE] - 4818 R 304
' : Chinese  English
H 374

Plans and Drawings [ K &

Master layout plan(s)/Layout plan(s) 4B RBEEE /FHE:RE+E

Block plan(s) #5=Ar & &

Floor plan(s) 252 E Bl

Sectional plan(s) TR [E

Elevation(s) IZ{% ]

Photomontage(s) showing the proposed development ZH/REFEZEIVSHEER
Master landscape plan(s)/Landscape plan(s) [EliEsrsT4EE BIEERE B
Others (please specify) E il (s55¥HH ) ‘

Oogoooan
REEOROAES

Reports S
Planning Statement/Justifications £ S| 4F5E/ 5
Environmental assessment (noise, air and/or water pollutions)
BIETHE (1RE - ZRE/SUKAT5 T
Traffic impact assessment (on vehicles) FEEEERAYAT B a2 EEE(S
Traffic impact assessment (on pedestrians) FL{T AAYAT iR 2080 5
Visual impact assessment 555 52 @0k
Landscape impact assessment 5 fiq s S8 (L
Tree Survey 1{/REHH
Geotechnical impact assessment - 778548820 (&
Drainage impact assessment Ff7KS2285Ff (Included in Environmental Assessment)
Sewerage impact assessment TR RIS (Included in Environmental Assessment)
Risk Assessment JEPGEE(L

Others (please specify) HAtr (&Es¥0H)
Landscape Master Plan and Tree Preservation Proposal, Ecological Assessment Report

00000O00ooDaO OO0
SORNON0008 SO

and Water Supply Impact Assessment
Note: May insert more than one "' ; . & ' A/ —EFEANE TV | 4

16 ; : .
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Note: The information in the Gist of Application above is provided by the applicant for easy reference of the general public. Under no
circumstances will the Town Planning Board accept any liabilities for the use of the information nor any inaccuracies or
discrepancies of the information provided. In case of doubt, reference should always be made to the submission of the applicant.

ik IS ERAT R B R A AR BRI EN RAR S5 - SRR B0 (0 LAY R R SC 3 LA - AR I
BEMAAN - BRI - MEER P AR -
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Your ref
ourref  276279/01/WSTY/MYNUKYAC/04245 ARU P

By Email (tpbpd@pland.gov.hk) and By Hand Level 5, Festival Walk
80 Tat Chee Avenue

Kowloon Tong

The Secretary Kowloon
. Hong Kong

Town Planning Board (4852 2528303 1
15/F, North Point Government Offices : : £+852 2779 8428
333 Java Road d +852 22683721
North Point . thersea.yeung(@arup.com

WWW.arup.com

U2 ap ;s ow
&Efgziﬁ B2k 4 H.:isml Wi
3 February 2021 RS B B TR B 4 ot ot )

By E M -
= £ ‘ 7
. , o & FEB 2071
Dear Su‘/MadaI'n, This document is received on ' 2
The Town Planning Board will formally acknowledge

the date of receipt of the applicati i
eipt ¢ pplication onlyupon
of all the required information and dncu)z;]eiu. .

Hong Kong

S16 Planning Application for

Proposed Temporary Residential Institution (Transitional Housing)

for a Period of 5 Years

in Various Lots in D.D. 26 and Adjoining Government Land, Wong Yue Tan, Tai Po

Submission of Supplementary Information

We refer to the submission of S.16 Planning Application for the subject development dated
29 January 2021 (Our ref: 276279/01/WSTY/MYNL/KYAC/04232).

In response to the Planning Department (PlanD)’s request for more information on flat mix
with flat sizes and details on non-domestic uses, we would like to supplement the following:

1. At this planning stage, the Applicant intends to provide a flat mix of about 1,182
] -to-2-person units with a size of about 14m?, 27 3-person units with a size of about 28m”
and 27 4-person units with a size of about 31m? to suit the needs of society. Please note
flat mix/flat size are subject to changes at the detailed design. Please refer to the typical
floor plan which was included in Appendix A of the S.16 Planning Application submitted
on 29 January 2021 for reference.

2. Subject to detail design and funding availability for the Proposed Transitional Housing
Development project, the two non-domestic blocks for ancillary commercial/communal
use. would include small-scale flea market, convenience store, self-service laundry,
multi-purpose community room, health corner (including Chinese Medicine service,
dental service and oral care education services and self-service health kiosk), after school
care centre, integrated social service centre, estate office, communal pantry and shared
goods library. Guardhouse/management house will also be set up as part of the ancillary
communal facilities, with actual size subject to detailed design.

We would also like to supersede the Master Layout Plan (MLP) included in the §.16
Planning Application made on 29 January 2021 with the updated version enclosed in
Attachment A. The updated MLP includes a minor adjustment of one (1) Light Goods
Vehicle loading/unloading bay to a Medium/Heavy Goods Vehicle loading/unloading bay
and minor refinement to the cul-de-sac layout. The associated replacement pages in the
Application Form and Traffic Impact Assessment are provided in Attachment B and C for
your consideration. Please be advised that the minor update to the Master Layout Plan will



- 276279/01/WSTY/MYNL/KYAC/04245
3 February 2021

not affect the findings of the technical assessment submitted in support of the Proposed
Transitional Housing Development.

Should you have any queries, please contact the undersigned or our Ms. Aileen CHENG at
2908 4011.

Yours faithfully

Theresa YEUNG
Director of Plannintg

Encl. - Attachment A-C

cc - DPO/STN, PlanD — Mr. Hanis Liu (email: hkeliu@pland.gov.hk/ fax: 2691 2806)



Attachment A
Updated Master Layout Plan
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Replacement Pages of
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Form No. S16-1 F=#&5E S16-1 5%

7. Anticipated Completion Time of the Development Proposal

e o 5% IR 5T B Y T ST 58 K R 1]

Anticipated completion time (in month and year) of the development proposal (by phase (if any)) (e.g. June 2023)

e T EITHII S R A 0 (0B (193)) (B : 2023 46 H)

(Separate anticipated completion times (in month and year) should be provided for the proposed public open space and
Government, institution or community facilities (if any))

(FF &8 N BER A A RO TE I R BURT ~ TR Bt @i (1) SR BLE R Se i A0y K 3 147)
End of year 2022.

8. Vehicular Access Arrangement of the Development Proposal

BB B ENTEREEE

Yes & |[] There is an existing access. (please indicate the street name, where
appropriate)
AH—RIRAERS © GEaEBEREATE(WEH))

Any vehicular access to the
1G0T o) (<o A o1 UT] (o |12 To 2 R

BREAEKIEEE AR Y] There is a proposed access. (please illustrate on plan and specify the
HEEEY) 2 width)

A—RbERER o (SHEBEREUR > WEEIHEHERHIFERE )

(Please refer to the Supporting Planning Statement for more details)

No# | []

Yes & | [] (Please specify type(s) and number(s) and illustrate on plan)
& ek HA RS R B H G e 1 Al E2E0R)

Private Car Parking Spaces FAZZ EEE (i1

Motorcycle Parking Spaces & B B Ei{if

Any provision of parking space Light Goods Vehicle Parking Spaces #&7# &5 & Eifir

for the proposed use(s)? Medium Goods Vehicle Parking Spaces &I &5 HHEE AT
B0 H bt AR EE Heavy Goods Vehicle Parking Spaces B & )HEE{r
fir ? Others (Please Specify) HAfth (35%1HA)

No & | V]

Yes & | {/] (Please specify type(s) and number(s) and illustrate on plan)

o L BRI R B H Y T EBUR)

Taxi Spaces fyJ--Eifir _NA

Coach Spaces Jifé#izF= 5 iy _NA

Any provision of Light Goods Vehicle Spaces A EEE {7 2

loading/unloading space for the Medium Goods Vehicle Spaces th7I €5 EH iy __NA
proposed use(s)? Heavy Goods Vehicle Spaces g7 €5 B Eifiy NA

= S AL L2 N T NA

ggg?ﬁ”ﬁ ampeft B Others (Please Specify) Hfttr (5%%18H) _NA

h ’ Medium/Heavy Goods Vehicle Space 1

No#&& | []

9 Parts 7 and 8 &7 B 84



aileen.cheng
Typewritten Text
End of year 2022.

aileen.cheng
Typewritten Text
✔

aileen.cheng
Typewritten Text
✔

aileen.cheng
Typewritten Text
NA

aileen.cheng
Typewritten Text
✔

aileen.cheng
Typewritten Text
NA

aileen.cheng
Typewritten Text
NA

aileen.cheng
Typewritten Text
NA

aileen.cheng
Typewritten Text
2

aileen.cheng
Typewritten Text
(Please refer to the Supporting Planning Statement for more details)

aileen.cheng
Typewritten Text
NA

aileen.cheng
Typewritten Text
1

aileen.cheng
Typewritten Text
Medium/Heavy Goods Vehicle Space


(vii) No. of parking Total no. of vehicle parking spaces {5 H{i7 425
spaces and loading / NA
unloading spaces | private Car Parking Spaces FA5% i Hifir
g%g&%ﬁﬁ%g Motorcycle Parking Spaces & B8 B Hi{]r

Light Goods Vehicle Parking Spaces #&7 5 EEE@Z

Medium Goods Vehicle Parking Spaces th7 & HiHEE AL

Heavy Goods Vehicle Parking Spaces 2% & &) i1

Others (Please Specify) HAtlr (55%18H)

Total no. of vehicle loading/unloading bays/lay-bys

nbr 8= =K IV BNy AL 2 Light Goods
Vehicle Spaces

Taxi Spaces f1-EEfr
Coach Spaces Jif¢## [ #ifir 1 Medium/Heavy
Light Goods Vehicle Spaces #&7Y &5 e i fir Goods Vehicle
Medium Goods Vehicle Spaces FRI 5 {ir Space

Heavy Goods Vehicle Spaces B8 & B Ei iy
Others (Please Specify) HAth (55%1/HH)

Submitted Plans, Drawings and Documents $gAZHYEIRI ~ 4& & 5z S (&

Chinese  English
bz Y

Plans and Drawings BBl 48E

Master layout plan(s)/Layout plan(s) 4&4i&sfEEE 1 fmE st 1E

Block plan(s) f&5=(ir &=

Floor plan(s) 857 Hil&]

Sectional plan(s) &i5[El

Elevation(s) 177 &l

Photomontage(s) showing the proposed development Ze k2% @AY &R EE R
Master landscape plan(s)/Landscape plan(s) [EE&%:t48E [EE st E
Others (please specify) HAf (FEEHH)

oooooood
RARNORONS

Reports #e5E

Planning Statement/Justifications #H &4 <E/HH 5
Environmental assessment (hoise, air and/or water pollutions)
IRIEREAE (M ~ 2R Sk 54
Traffic impact assessment (on vehicles) gzjgﬁima’\]&z_%z S nn
Traffic impact assessment (on pedestrians) 5t{T AFYAC L ZEE TG
Visual impact assessment {742 8225575
Landscape impact assessment SR 2255
Tree Survey IR
Geotechnical impact assessment - J7s2 257k
Drainage impact assessment HE/KE22Z55F5 (Included in Environmental Assessment)
Sewerage impact assessment HEJ5 82282 (Included in Environmental Assessment)
Risk Assessment &\ a5

Others (please specify) Hfth (&5EFHH)
Landscape Master Plan and Tree Preservation Proposal, Ecological Assessment Report

oooooooooo OOd
SORKRKRONOOOR NN

and Water Supply Impact Assessment

Note: May insert more than one " v | . 5 @ A[fEZA—(EDTREAIE "V | 57
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aileen.cheng
Typewritten Text
NA

aileen.cheng
Typewritten Text
2 Light Goods Vehicle Spaces

1 Medium/Heavy Goods Vehicle Space

aileen.cheng
Typewritten Text
✔

aileen.cheng
Typewritten Text
✔

aileen.cheng
Typewritten Text
✔

aileen.cheng
Typewritten Text
✔

aileen.cheng
Typewritten Text
✔

aileen.cheng
Typewritten Text
✔

aileen.cheng
Typewritten Text
✔

aileen.cheng
Typewritten Text
✔

aileen.cheng
Typewritten Text
✔

aileen.cheng
Typewritten Text
✔

aileen.cheng
Typewritten Text
Landscape Master Plan and Tree Preservation Proposal, Ecological Assessment Report
and Water Supply Impact Assessment

aileen.cheng
Typewritten Text
✔

aileen.cheng
Text Box
(Included in Environmental Assessment)

aileen.cheng
Text Box
(Included in Environmental Assessment)

aileen.cheng
Typewritten Text
✔

aileen.cheng
Typewritten Text
✔
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Traffic Impact Assessment



q _—COM Section 16 Planning Application for Proposed Temporary

Residential Institution (Transitional Housing) for a Period of 5 Years
in Various Lots in D.D. 26, Wong Yue Tan, Tai Po
Traffic Impact Assessment

2.1

211

2.2

221

2.2.2

2.3

231

PROPOSED DEVELOPMENT
Development Schedule

The Master Layout Plan (MLP) of the Application Site is shown in Figure 2.1. The
indicative development schedule of the Application Site is summarized in Table 2.1.

Table 2.1 Indicative Development Schedule
Ke;:)DeveIopment Comprehensive Transitional Housing Village Development
arameters
Site Area About 14,517m?
Proposed Use Temporary Residential Institution (Transitional Housing) for a
Period of 5 Years
Total GFA 21,675 m?
Domestic GFA 21,551 m?
Non-Domestic GFA 124 m?
No. of Transitional 11
Housing Blocks
No. of Units About 1,236

Development Access

As shown in Figure 2.1, the vehicular access of the proposed transitional housing
development is proposed connecting to the access road of Wong Yue Tan Village and
made use of the existing priority junction at Ting Kok Road only. For the pedestrian
access, entrance is proposed at Ting Kok Road near the existing subway across Ting
Kok Road and a 2m wide footpath will be provided along the eastern kerb of the
vehicular access road. The pedestrian route within the site and to the nearby public
transport provision are indicated in Figure 2.1.

A two-way vehicular access road with a cul-de-sac at its northern end will be provided
to serve the proposed transitional housing development. EVA will connect to the said
cul-de-sac and will be used as a pedestrian way in hormal day.

Parking and Servicing Facilities

Currently, there is no standard parking/servicing facilities requirement for transitional
housing development under the Hong Kong Planning Standards and Guidelines
(HKPSG). Therefore, HKPSG’s requirements for private housing are referenced (i.e.
minimum 1 loading/unloading bay for goods vehicles for every 800 flats). With 1236
units of transitional housing, 2 loading/unloading bays would be required. Taking into
consideration (1) the temporary nature of the proposed transitional housing
development; (2) the potential tenants of the transitional housing are mainly the people
who are waiting for public housing or people who come from inadequately housed
households (i.e. low income group); and (3) the loading/unloading bays mainly serve
the move-in and move-out of the future tenants, the demand for loading/unloading of
goods would not be high. To account for daily operational need, 2 nos.
loading/unloading bays (one 7m x 3.5m and one 11m x 3.5m) would be provided for
residential use.

-3 - January 2021




q _—COM Section 16 Planning Application for Proposed Temporary
Residential Institution (Transitional Housing) for a Period of 5 Years

in Various Lots in D.D. 26, Wong Yue Tan, Tai Po
Traffic Impact Assessment

2.3.2 Furthermore, there are shops and communal space with only 124m? GFA. Based on
the HKPSG’s requirements for retail, 1 no. loading/unloading bay (7m x 3.5m) would
be provided for the above ancillary commercial / communal use which shall be
sufficient to serve the operation need of the above shops taking into consideration they
are small in scale and the amount of goods to be sold is small. Where necessary, the
aforementioned HGV loading/unloading bay for the residential portion could be shared-
use with the retail portion. The proposed servicing facilities are shown in Figure 2.1.

2.3.3 Similarly, in view of the temporary nature of the proposed transitional housing
development and the income group to be housed, the possibility for the future tenants
to own a car is low. As a result, residential car parking space is not proposed within
the proposed transitional housing development.

-4 - January 2021



q _—COM Section 16 Planning Application for Proposed Temporary

Residential Institution (Transitional Housing) for a Period of 5 Years
in Various Lots in D.D. 26, Wong Yue Tan, Tai Po
Traffic Impact Assessment

7.1

7.1.1

7.1.2

7.1.3

7.1.4

7.1.5

7.1.6

7.1.7

7.1.8

SUMMARY AND CONCLUSION
Summary

The S16 Planning Application is submitted to seek approval from the Town Planning
Board for proposed temporary residential institution (transitional housing) for a period
of 5 years at various lots in D.D. 26 Wong Yue Tan, Tai Po (“the Application Site”). The
Application Site is located to the west of Ting Kok Road near Wong Yue Tan Village
as shown in Figure 1.1. The Application Site is currently formed with some vegetation
and has a site area of about 14,517m?,

The Application Site is within the Green Belt” (“GB”) zone and “Village Type
Development” (“V”) zone of the Approved Ting Kok Outline Zoning Plan No. S/NE-
TK/19 (“the Ting Kok OZP”). The proposed Comprehensive Transitional Housing
Village Development will provide about 1,236 transitional housing units. This Traffic
Impact Assessment (TIA) has studied the cumulative impact of the Comprehensive
Transitional Housing Village Development and ascertained the technical feasibility of
the whole development and impact to the surroundings.

The Comprehensive Transitional Housing Village Development will be constructed,
operated and managed by the Lok Sin Tong Benevolent Society, Kowloon, in efforts
to expedite the delivery of much needed housing supply in the short-term. The
Comprehensive Transitional Housing Village Development is anticipated to be
completed by year 2022.

The vehicular access of the proposed transitional housing development is proposed
connecting to the access road of Wong Yue Tan Village and made use of the existing
priority junction at Ting Kok Road only. For the pedestrian access, entrance is
proposed at Ting Kok Road near the existing subway across Ting Kok Road and a 2m
wide footpath will be provided along the eastern kerb of the vehicular access road.

To account for daily operational need for both residential and ancillary
commercial/communal use, 3 nos. loading/unloading bays (two 7m x 3.5m and one
11m x 3.5m) would be provided within the proposed transitional housing development.

A total of 10 critical junctions and 8 road links were identified in the vicinity of the
proposed transitional housing development for assessment in this TIA. Junction
capacity analysis were carried out for the critical junctions to appraise the existing
traffic condition based on the 2019 observed peak hour traffic flows. At present, all
critical junctions are operating within capacity.

The overall population of the proposed transitional housing development (1,236
transitional housing units) is about 3,585. Reference has been made to the published
“Travel Characteristics Survey (TCS) 2011 Final Report”. The additional public
transport demand in outbound direction in AM peak hour was estimated to be about
709 pax/hr (i.e. 3,585 x 1.83 x 0.12 x 0.9).

According to Table 3.3, the destination points of the current franchised bus and GMB
services are Tai Po Market Station, Tsuen Wan (Nina Tower) and Kwun Tong Ferry.
By making reference to the observed passenger boarding behaviour at bus stop at
Ting Kok Road westbound near Sum Mun Tsai Road, the additional public transport
demand in different destinations was estimated.

- 21 - January 2021
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[ ] Urgent [ ] Return receipt [] Sign [] Encrypt [] Mark Subject Restricted [ ] Expand personal&public groups

- S16 Planning Application for Proposed Temporary Residential Institution

. - (Transitional Housing) for a Period of 5 Years in Various Lots in D.D. 26 and

— Adjoining Government Land, Wong Yue Tan, Tai Po - Technical Clarifications
05/02/2021 16:03

Aileen Cheng <aileen.cheng@arup.com>
"tpbpd@pland.gov.hk" <tpbpd@pland.gov.hk>

Theresa Yeung <theresa.yeung@arup.com>, Natalie Leung <natalie.leung@arup.com>,
"hkcliu@pland.gov.hk" <hkcliu@pland.gov.hk>

prvs=663f0351e=aileen.cheng@arup.com

Dear TPB Secretariat,

S16 Planning Application for

Proposed Temporary Residential Institution (Transitional Housing)

for a Period of 5 Years

in Various Lots in D.D. 26 and Adjoining Government Land, Wong Yue Tan, Tai Po

Technical Clarifications

As requested by the Sha Tin, Tai Po and North District Planning Office, we hereby clarify the
full address of the captioned Planning Application should be amended (as underlined) as “Lot
Nos. 252 S.A, 252 S.A ss.1, 252 S.B, 253, 256 (Part), 257 (Part), 259 (Part), 260 (Part), 261
(Part), 274 (Part), 275 S.A (Part), 275 S.B, 275 S.C, 276 S.A ss.1, 276 S.B ss.1, 278 RP, 279
S.B, 280 S.ARP, 280 S.B ss.1 RP, 280 S.B RP and 538 (Part) in D.D. 26 and Adjoining
Government Land, Wong Yue Tan, Tai Po” in the Application Form, Authorisation Letter,
Letter of Owners Consent of Land Owner and Supporting Planning Statement submitted on
29 January 2021. This is to supersede our letter under the same subject (Our ref:
276279/01/WSTY/MYNL/KYAC/04251) dated 4 February 2021.

We sincerely seek for the favourable consideration from the Town Planning Board to approve
the captioned S16 Planning Application.

Should you have any queries, please contact the undersigned at 2908 4011.

Best Regards,

Aileen Cheng
Assistant Town Planner | Planning

Arup
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Level 5 Festival Walk 80 Tat Chee Avenue Kowloon Tong Kowloon Hong Kong
tr +852 2528 3031 f: +852 2779 8428
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Electronic mail messages entering and leaving Arup business systems are scanned for
viruses and acceptability of content.



Appendix Ic of RNTPC
Paper No. A/NE-TK/702

vourref  TPB/A/NE-TK/702
Our ref 276279/01/WSTY/MYNL/KYAC/04283

By Email (tpbpd@pland.gov.hk) and By Hand Level 5, Festival Walk
80 Tat Chee Avenue
The Secretary Kowloon Tong
Town Planning Board " KO";{“’O“
15/F, North Point Government Offices ong ong
t +852 2528 3031
333 Java Road 4852 2779 8428
North Point d +852 2268 3721
Hong Kong thersea.yeung@arup.com
www.arup.com
19 March 2021
Dear Sir/Madam,

S16 Planning Application for

Proposed Temporary Residential Institution (Transitional Housing)

for a Period of 5 Years in Various Lots in D.D. 26 and Adjoining Government Land,
Wong Yue Tan, Tai Po

(Planning Application No. A/NE-TK/702)

Technical Clarifications

We refer to the comments from various Government Departments received on 24 February,
26 February, 1 March, 5 March and 10 March 2021 on the captioned Planning Application.

We are pleased to submit our responses in the form of a Response-to-Comments Table
(Attachment A) and relevant supplementary information (Attachment B-J) for your
consideration.

As per requests from the Sha Tin, Tai Po and North District Planning Office of Planning
Department, we would also like to take this opportunity to provide a comparison of the existing
and proposed extension of bus layby at Ting Kok Road Westbound near Sum Mun Tsai Road
(Attachment K refers) as well as the following technical clarifications on the captioned Planning
Application:

1) The filling and excavation of land required for the Proposed Development respectively cover
an area of about 1,156m? and 13,361m?. The general depth of excavation of land will reach
about 1-2.5m except at the proposed underground E&M plant room and on-site sewage
treatment plant where a depth of about 5m and 7m will be required for the accommodation of
installations such as tanks/chambers, filtering/screening systems, reactor/treatment system,
pumping system, dewatering system etc. (Attachment L refers). Based on preliminary review
and with reference to nearby ground investigation, topsoil layer consists of weak material such
as fill or marine deposit. Hence, deeper excavation may be needed below bottom level of the
foundation for soil enhancement/replacement.

2) With reference to Attachment M, please note that adverse conflict of the location of fence
wall, landscape treatment and drainage pipes along the periphery of the Application Site are
not anticipated. The fence wall will be provided in the form of wired fencing and is not
expected to cause any visual obstructions to the surrounding users. Offset of 300mm from the
boundary of the Application Site has also been adopted for the installation of temporary
shoring to facilitate minor excavation or other site construction. In view of the level difference
between the existing ground level and the final excavation level mainly within 2.5m, sheet pile
with struts would likely be adopted to retain the level difference. These ELS works would be
designed during detailed design stage in a manner that the effect of the proposed works should
be minimal and does not cause significant effects on adjacent grounds. With such arrangement,
please note that any encroachment on the “Conservation Area” zone by either permanent works,
temporary support nor construction works is not anticipated.
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3)

4)

5)

6)

7)

8)

9

The proposed 3/F recesses at all transitional housing blocks except Block 5 are incorporated
as design features to provide stepping effect in building height and to break the visual
monotony of the transitional housing blocks and provide a more interesting view to viewers.

The Proposed Development is designed to be a self-sustained development. Shared use of the
refuse collection point currently serving Wong Yue Tan Village is not expected. The Applicant
will also ensure that the operation of the concerned RCP will not be affected by the proposed
vehicular access. Coordination and liaison with relevant government departments will be
undertaken on the detail arrangement at the detailed design stage.

Subject to further liaison with and consent from relevant landowner, the exact design of the
proposed peripheral drainage pipeline of the Proposed Development will be reviewed and
determined at the detailed design stage.

In regard to the period of temporary use, please be clarified that the captioned Planning
Application is for temporary residential institution for a period of 5 years, with subsequent
renewal up to a total of 8 years (subject to TPB’s approval of the current and subsequent
renewal applications). The temporary use is proposed for a period of 5 years to allow for review
of the operational efficiency and mode of the proposed transitional housing development with
respect to the changing circumstances-and needs of the society. As such, the Applicant could
further assess whether or not to continue with the operation of the Proposed Development near
the end of the period of temporary use and to seek TPB’s approval for subsequent renewal
applications as necessary.

The Proposed Development is expected to receive funding from the Funding Scheme to
Support Transitional Housing Projects by Non-government Organisations. According to the
Guide to Application of the Funding Scheme, a maximum amount of 0.55 million funding
subsidy will be granted to each transitional housing unit to be provided through erection of
temporary structure on vacant land (i.e. about 680 million for the Proposed Development). The
funding received will be used to cover the consultancy services and essential construction
required for the proposed development. As such, no adverse concerns with the financial
viability of the Proposed Development are expected.

Careful considerations have been given to community needs in deciding the flat mix of the
Proposed Development. According to the community research conducted by the Applicant
prior to the submission of this Planning Application, many deprived families or elderly in Tai
Po are living at the subdivided units (SDUs) at Kwong Fuk Road, Wai Yan Street, Tai Kwong
Lane, On Fu Road and Nam Shing Street. Most of these households living in SDUs are couples,
single parents or single elderly persons who have been waiting for public rental housing for
over 3 years.

It is also noted from the statistics that there are about 210,000 persons living in SDUs in Hong
Kong, with over 10% as single youth aged 18 to 25 and 5% as young old persons aged 55 to
65 living alone. The average waiting time for elderly one-person applicants of public rental
housing is 3.4 years. As in Tai Po, there are about 3,400 families living in SDUs, contributing
to a population of about 7,790 persons. Most of the persons living in SDUs are 2-person
households, single youth and young elderly persons aged 55 to 65 living alone.

Considering that the Application Site at Wong Yue Tan is located in Tai Po, deprived families,
youth or elderly living in SDUs in Tai Po are the Applicant’s priority group to serve. In view
of the above, majority of the transitional housing units at the Proposed Development are
designed as 1-to-2-person units to meet the hot demand in society.

Please be clarified that the transitional housing blocks with provision of one staircase within
the Proposed Development has duly fulfilled the requirements under Clause B6.1 of Code of
Practice for Fire Safety in Buildings 2011.
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10) Subject to exact provision and arrangement at detailed design stage, E&M plant rooms at the
Proposed Development will include FS plant room, FS control room, genset room, water meter
cabinet, Tx room, TBE & water pump room and underground sewage treatment plant
(Attachment N refers).

11) In response to public concerns on insufficient ancillary retail/commercial facilities to support
the anticipated population, please be clarified the Proposed Development has provided about
124m* GFA for ancillary commercial/communal uses to domestic use. The commercial portion
is intended to accommodate physical stores which offer daily necessities to future residents.
On top of this, the online shops managed by various social enterprises under the Applicant will
be responsible for the provision of food, necessity goods, health and care and other products
to the residents. Taking into account that e-commerce is growing at a fast clip and its
predominance during the COVID-19 pandemic, online retail and commercial platform will
highly likely become a common shopping tool for the target service users who need to take
care of their children and family members.

12) Please note that the Applicant will reinstate the Application Site with the 165 nos. proposed
new trees retained upon expiry of the planning permission.

In addition to the above, further elaboration on the significance of the Proposed Development in
providing relief to vulnerable households living in SDUs in Tai Po is provided at the letter from
Applicant at Attachment O. We would also like to supplement that the Planning Application is
fully supported by the Hong Kong Council of Social Service (HKCSS) for its contribution to the
alleviation of the housing hardship of many low-income families and persons. The supporting letter
from HKCSS is appended at Attachment P for your consideration.

This submission only serves as technical clarifications without changing the scheme or the
technical assessments, and thus should be exempted from recounting requirement.

We sincerely seek for the favourable consideration from the Town Planning Board to approve the
captioned S16 Planning Application.

Should you have any queries, please contact the undersigned or our Ms Natalie LEUNG at
2268 3612 or our Ms. Aileen CHENG at 2908 4011.

Yours faithfully

Theresa YEUNG
Director of Plannipng

Encl. Attachment A-P

cc. - DPO/ST, TP & N, PlanD - Ms. Kathy Chan (email: kclchan@pland.gov.hk / fax: 2691 2806)
- DPO/ST, TP & N, PlanD — Mr. Harris Liu (email: hkcliu@pland.gov.hk / fax: 2691 2806)



Appendix Id of RNTPC
Paper No. A/INE-TK/702

Yourref ~ TPB/A/NE-TK/702
Our ref 276279/01/WSTY/MYNL/KYAC/04301 R' ’ P

By Email (tpbpd@pland.gov.hk) and By Fax (2877 0245) Level 5, Festival Walk
80 Tat Chee Avenue
The Secretary Kowloon Tong
Town Planning Board . K°VIV<1°°“
15/F, North Point Government Offices ong hong
t+852 2528 3031
333 Java Road £+852 2779 8428
North Point d +852 2268 3721
Hong Kong thersea.yeung@arup.com
www.arup.com
22 March 2021
Dear Sir/Madam,

S16 Planning Application for

Proposed Temporary Residential Institution (Transitional Housing)

for a Period of S Years in Various Lots in D.D. 26 and Adjoining Government Land,
Wong Yue Tan, Tai Po

(Planning Application No. A/NE-TK/702)

Technical Clarifications

We refer to our submission of technical clarifications for the captioned Planning Application dated
19 March 2021.

As per request from the Sha Tin, Tai Po and North District Planning Office of Planning Department,
we hereby supplement the list of flora and fauna from the 2009 Ecological Baseline Survey Report
for the S.12A rezoning application for Sustainable Nature Conservation and Development at Shuen
Wan, Tai Po for your consideration (Attachment A refers).

We would also like to take this opportunity to supplement a letter from Dr. Peter Pang, the
Chairman of The Lok Sin Tong Benevolent Society, Kowloon (the Applicant), seeking support
from the community for the captioned Planning Application (Attachment B refers).

This submission only serves as technical clarifications without changing the scheme or the
technical assessments, and thus should be exempted from recounting requirement.

We sincerely seek for the favourable consideration from the Town Planning Board to approve the
captioned S16 Planning Application.

Should you have any queries, please contact the undersigned or our Ms Natalie LEUNG at
2268 3612 or our Ms. Aileen CHENG at 2908 4011.

Yours faithfully

o

Theresa YEUNG
Director of Planni}lg

Encl. Attachment A-C

cc. - DPO/ST, TP & N, PlanD - Ms. Kathy Chan (email: kclchan@pland gov.hk / fax: 2691 2806)
- DPO/ST, TP & N, PlanD - Mr. Harris Liu (email: hkcliu@pland.gov.hk / fax: 2691 2806)
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Attachment A
List of Flora and Fauna from 2009
Ecological Baseline Survey Report



Appendix 1

Plant Species Recorded in Shuen Wan Marsh Study Area

Species Habit Exotic Native Plantation Fung Shrubland/ | Brackish Freshwater Pond Stream Vegetated fill/ Agricultural

Woodland | Woodland Shui Grassland Marsh/ Marsh Developed Area Land
Wood Mangrove

Abrus mollis C Native 0]

Acacia auriculiformis T Exotic S C S

Acacia confusa T Exotic A

Acacia mangium T Exotic S S S

Acronychia pedunculata T Native C S

Acrostichum aureum F Native C S S

Adliantum flabellatum F Native S 0]

Adiantum malesianum F Native S

Aegiceras corniculatum S Native A

Aglaia odorata S Exotic

Ailanthus fordii T Native S

Alangium chinense T Native C 0 S

Albizia lebbeck T Exotic 0]

Alchornea trewioides S Native C 0]

Aleurites moluccana T Exotic S

Alnus japonica T Exotic S

Alocasia macrorrhiza H Native C C (0] 0] C

Alpinia sp. H Native

Annona squamosa T Exotic S

Antidesma bunius T Native S

Antidesma ghaesembilfla S Native C

Apluda mutica G Native C A

Aporosa dioica T Native C ] C (

Aquilaria sinensis T Native C C S

Aralia decaisneana T Native S S

Araucaria heterophylla T Exotic S

Archidendron clypearia T Native o S

Ardiisia crenata S Native C

Ardisia punctata S Native S

Ardisia quinquegona S Native C C

Artocarpus altilis T Exotic S

Artocarpus heterophylla T Exotic S

28 46



Species Habit Exotic Native Plantation Fung Shrubland/ | Brackish Freshwater Pond Stream Vegetated fill/ Agricultural

Woodland | Woodland Shui Grassland Marsh/ Marsh Developed Area Land
Wood Mangrove

Asparagus cochinchinensis C Native S

Averrhoa carambola T Exotic S

Avicennia marina S Native (0] S

Baeckea frutescens S Native C

Bamboo of unknown sp. B Native o O S (e} 0o

Bauhinia blakeana T Native

Bauhinia sp. T Native S

Bidens pilosa H Native A C C 0] C

Bischofia javanica T Native C 0]

Blechnum orientale F Native c C

Bombax ceiba T Exotic S

Brassica chinensis H Exotic 0]

Brassica parachinensis H Exotic S

Breynia fruticosa S Native o S o O

Bridelia tomentosa T Native C 0] (0]

Brucea javanica T Native S

Buettneria aspera C Native S

Callicarpa nudiflora S Native C

Callistemon viminalis T Exotic (0]

Camellia salicifolia T Native S

Canna indica H Exotic S

Carifca papaya T Exotic S 0

Cassia surattensis T Exotic (0]

Cassia tora S Native

cassytha filiformis C Native o S

Castanopsis fissa T Native

Casuarina equisetifolia T Exotic A

Celosia argentea H Native S

Celtis sinensis T Native C o 0 S S C 0]

Celtis timorensis T Native S

Cerbera manghas T Native C S

Chloris batata G Native S

Choerospondias axillaris T Native C
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Species Habit Exotic Native Plantation Fung Shrubland/ | Brackish Freshwater Pond Stream Vegetated fill/ Agricultural

Woodland | Woodland Shui Grassland Marsh/ Marsh Developed Area Land
Wood Mangrove

Christella parasitica F Native C O (¢} C

Cibotium barometz F Native S

Cinnamomum camphora T Native C S C o

Citrus maxima T Exotic S

Citrus reticulata T Exotic S S S

Clausena lansium T Exotic S S S S

Cleistocalyx operculata T Native C S S S C S

Clerodendrum fortunatum S Native 0]

Clerodendrum inerme S Native 6]

Coaedium variegata S Exotic (e}

Coix lachryma-fjobi G Native @]

Colocasia esculenta H Exotic

Commelina nudiflora H Native 0 C C

Cordyline fruticosa S Exotic o

Cratoxylum cochinchinense T Native o C

Crotalaria mucronata H Native o

Cyrtococcum patens G Native C C

Cyclosorus interruptus F Native C

Cynodon dactylon G Native 0o

Cyperus flabelliformis SE Exotic @]

Cyperus malaccensis SE Native 0o

Cyperus spp. SE Native ] (e} (e}

Cyrtococcum patens G Native O C

Daemonorops margaritae F Native

Dalbergia hancei C Native o C

Daphniphyllum calycinum T Native S (¢}

Delonix regia T Exotic S

Dendrotrophe frutescens C Native S

Desmos chinensis S Native C 0]

Dianella ensifolia H Native (0] S

Dicranopteris pedata F Native C A A

Dimocarpus longan T Exotic o 0] C 0]

Dioscorea sp. C Native 0]
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Species Habit Exotic Native Plantation Fung Shrubland/ | Brackish Freshwater Pond Stream Vegetated fill/ Agricultural

Woodland | Woodland Shui Grassland Marsh/ Marsh Developed Area Land
Wood Mangrove

Diploclisia glaucescens C Native S

Diplospora dubia S Native o

Dracaena fragrans T Exotic S

Dracaena sanderiana H Exotic S

Duranta repens S Exotic S o}

Echinochloa crus-galli G Native

Eleocharis dulcis SE Exotic 0]

Elephantopus tomentosa S Native

Embelia laeta C Native (0] 0] 6]

Embelia ribes c Native S

Eriobotrya japonica T Exotic S

Erythrina sp. T Exotic S

Eucalyptus citriodora T Exotic S C C

Eucalyptus tereticornis T Exotic S

Eucalyptus torelliana T Exotic A

Eupatorium catarium H Exotic 0] o 0o S

Euphorbia hirta H Native (e}

Euphorbia pulcherrima S Exotic S

Eurya chinensis S Native S

Eurya nitida S Native C

Ficus altissima T Native S S

Ficus benjamina T Exotic S S

Ficus elastica T Exotic S

Ficus fistulosa T Native (0]

Ficus hirta S Native C 0 0]

Ficus hispida T Native C ) O S S C

Ficus microcarpa T Native o

Ficus pumila C Native

Ficus superba T Native S S

Ficus variegata T Native C O

Ficus variolosa S Native S

Fimbristylis ferruginea SE Native (0]

Fraxinus insularis T Native ]
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Species Habit Exotic Native Plantation Fung Shrubland/ | Brackish Freshwater Pond Stream Vegetated fill/ Agricultural

Woodland | Woodland Shui Grassland Marsh/ Marsh Developed Area Land
Wood Mangrove

Glochidion eriocarpum S Native C C O

Glochidion hirsutum S Native S

Glochidion lanceolatum S Native

Glochidion wightianum S Native 0o S (0]

Glochidion zeylanicum T Native o S

Gnetum montanum C Native S

Gordonia axillaris S Native (0] C

Hedychium coronarium H Exotic o} C

Hedyotis hedyotidea H Native (e}

Helicteres angustifolia S Native (@]

Hibiscus rosa-sinensis S Exotic S

Hibiscus tiliaceus T Native

llex asprella S Native C O C

llex pubescens S Native C S

llex rotunda T Native C C S

Imperata cylindrica G Native S

Inula cappa S Native 0

lpomoea cairica C Native o C C

Isachne globosa G Native C

Itea chinensis T Native S

Ixora coccinea S Native (0]

Jasminum mesnyi C Exotic S

Juniperus chinensis T Exotic S S

Kandelia obovata S Native A (0]

Kyllinga sp. SE Native S

Lactuca sativa H Exotic 0]

Lagerstroemia speciosa T Native

Lantana camara S Exotic O 0] S S O o

Lasianthus chinensfs T Native

Leucaena leucocephala T Exotic C C 0 S C S

Ligustrum sinensis S Native o

Liquidambar formosana T Native S

Liriope spicata H Native C S S

32_46



Species Habit Exotic Native Plantation Fung Shrubland/ | Brackish Freshwater Pond Stream Vegetated fill/ Agricultural

Woodland | Woodland Shui Grassland Marsh/ Marsh Developed Area Land
Wood Mangrove

Litchi chinensis T Exotic (0] S

Litsea cubeba T Native C C C

Litsea glutinosa T Native S O C

Litsea monaopetala T Native C C

Litsea rotundifolia S Native C S (0] C

Lophatherum gracile G Native C ]

Lophostemon conferta T Exotic A

Luadwigia adscendens H Native S

Luawigia octovalvis S Native S

Luawigia perennis H Native S

Lumnitzera racemosa S Native c

Lygodium japonicum C Native (e} C S (@]

Lygodium microphyllum C Native S C

Macaranga tanarius T Native C C O S 0] o C

Machilus breviflora T Native (0] 0]

Machilus chekiangensis T Native C O

Maesa periarius S Native C 6] 0o

Mallotus paniculatus T Native C

Mangifera indica T Native (0] S S S

Manilkara zapota T Exotic S

Melaleuca quinquenervia T Exotic A C

Melastoma candidum S Native

Melastoma sanguineum S Native ] 0 S

Melia azedarach T Exotic S

Melicope pteleifolia T Native S S

Michelia alba T Exotic S

Microcos paniculata T Native C 0]

Microstegium ciliatum G Native C C A A o

Mikania micrantha C Exotic C C 0] (0] C A C

Millettia nitida C Native S

Millettia speciosa C Native S

Mimosa pudica C Native

Miscanthus floridulus G Native 0] (0] c
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Species Habit Exotic Native Plantation Fung Shrubland/ | Brackish Freshwater Pond Stream Vegetated fill/ Agricultural

Woodland | Woodland Shui Grassland Marsh/ Marsh Developed Area Land
Wood Mangrove

Miscanthus sinensis G Native C C A (0] (0]

Monochoria hastata H Native S S

Morinda umbellata C Native S

Mucuna championii C Native S S

Murraya paniculatus S Exotic S

Musa paradisiaca T Exotic S S ] S o

Mussaenda pubescens S Native ] S 0

Neyraudia reynaudiana G Native S S

Osmanthus sp. T Native S

Oxalls corniculata H Native (6]

Oxalis corymbosa H Native S

Paedaria scandens c Native 6]

Paedaria tomentosa C Native 0]

Pandanus sp. S Native o

Pandanus tectorius S Native S

Panicum maximum G Native S C (]

Panicum repens G Native A C

Paspalum conjugatum G Exotic C

Paspalum paspaloides G Exotic C

Paspalum sp. G Native @]

Pavetta hongkongensis S Native (0] S

Pennisetum purpureum G Exotic C

Phoenix roebelenii T Exotic S

Phragmites australis G Native A C

Phyllanthus emblica T Native S C

Phyllanthus urinaria S Native C S

Phyllodium pulchellum S Native (0]

Pinus elliottii T Native C

Piper hancei H Native S

Pistia stratiotes H Native S

Polygonum barbatum H Native S

Polygonum chinensis H Native S 0] S

Polygonum sp. H Native S
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Species Habit Exotic Native Plantation Fung Shrubland/ | Brackish Freshwater Pond Stream Vegetated fill/ Agricultural

Woodland | Woodland Shui Grassland Marsh/ Marsh Developed Area Land
Wood Mangrove

Pronephrium simplex F Native o

Psychotria asiatica S Native S C o}

Psychotria serpens C Native o

Pteridium aquilinum F Native (0]

Pteris biaurita F Native o

Pteris ensiformis F Native S

Pteris semipinnata F Native C O

Pteris vittata F Native 0]

Pueraria lobata C Native 0] C c

Pycreus flavidus H Native S

Reevesia thyrsoidea T Native S

Rhaphiolepis indica S Native C

Rhodomyrtus tomentosa S Native O A

Rhoeo discolor H Exotic S (0]

Rhus chinensis T Native C

Rhus hypoleuca T Native ] (0]

Rhus succedanea T Native C S C

Rhynchelytrum repens G Exotic 0]

Ricinus communis S Exotic S

Rosa laevigata C Native O

Rourea microphylla C Native

Rubus parvifolius C Native S

Rubus reflexus c Native (] 0] 0]

Sageretia thea C Native S S

Sansevieria trifasciata H Exotic (0]

Sapium discolor T Native C C

Sapium sebiferum T Native o 0] S S

Sarcandra glabra S Native o S C S

Schefflera heptaphyila T Native A S C S

Schima superba T Native C S S

Schizoloma  orbiculatum F Native S

Scirpus littoralis SE Native C

Scleria sp. SE Native (0]
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Species Habit Exotic Native Plantation Fung Shrubland/ | Brackish Freshwater Pond Stream Vegetated fill/ Agricultural

Woodland | Woodland Shui Grassland Marsh/ Marsh Developed Area Land
Wood Mangrove

Scolopia chinensis T Native S

Sida rhombifolia S Native 0]

Smilax china C Native (] 0]

Smilax glabra C Native 0] 0o

Stephania longa C Native S

Sterculia lanceolata T Native C C S S C

Strelitzia nicolai H Exotic S

Strophanthus divaricatus C Native S

Symplocos cochinchinensis T Native S

Symplocos glauca T Native (e} S

Symplocos lancifolia T Native (e}

Syzygium hancei T Native S

Syzygium jambos T Exotic C S (6]

Syzygium leviner T Native o 0]

Tadehagi triguetrum S Native S

Tetracera asiatica C Native (0] S

Tetradium glabrifolium T Native 0o O

Thysanolaena agrostis G Native S S

Toddalia asiatica C Native (0]

Urena lobata H Native S

Urochloa mutica G Exotic c

Uvaria microcarpa S Native C C 0

Viburnum odoratissimum T Native S

Viburnum sempervirens T Native (e} S

Vitex negundo S Native S (e} C 0]

Vitex quinata T Native o

Wedelia chinense C Native

Wedelia trilobata C Exotic (0] A 0] 0]

Wikstroemia nutans S Native S

Zanthoxylum avicennae T Native

Zanthoxylum nitidum C Native (0]

zZoysia sp. G Native 0o

T = tree; S = Shrub, G = Grass, H = Herb, C = Climber, SE = Sedge, A = abundant, C = common, O = occasional, S = scarce; Species in boldface = of conservation interest

36_46



Appendix 2 Waterbird species and their abundance recorded in Waterfowl Count

between January 1993 and Feb 2006 (data from Hong Kong Bird

Watching Society).

Common names Latin names Abundance | Commonness
Little Grebe Tachybaptus ruficollis 72 CL
Great Crested Grebe Podliceps cristatus 16 R
Great Cormorant Phalacroroax carbo 307 CL
Grey Heron Ardea cinerea 988 CL
Great Egret Casmerodius albus 3292 cw
Intermediate Egret Mesophoyx intermedia 45 CL
Little Egret Egretta garzetta 2995 cw
Swinhoe's Egret Egretta eulophotes 1 R
Pacific Reef Egret Egretta sacra 23 CL
Cattle Egret Bubulcus ibis 427 cw
Chinese Pond Heron Ardeola bacchus 1051 cw
Striated Heron Butorides striatus 36 CL
Black-crowned Night Heron Nycticorax nycticorax 497 CL
Yellow Bittern Ixobrychus sinensis 6 CL
Cinnamon Bittern Ixobrychus cinnamomeus 1 R
Common Teal Anas crecca 209 CL
Northern Pintail Anas acuta 1 CL
Northern Shoveler Anas clypeata 2 CL
Common Pochard Aythya ferina 1 R
Red-breasted Merganser Mergus serrator 1 R
Osprey Pandion haliaetus 40 CL
Black Kite Milvus lineatus 346 cw
White-bellied Sea Eagle Haliaeetus leucogaster 30 CL
Eastern Marsh Harrier Circus spilonotus 2 CL
Common Buzzard Buteo buteo 26 CW
Common Kestrel Falco tinnuculus 2 cw
Peregrine Falcon Falco peregrinus 11 R
Water Rail Rallus aquaticus 1 R
White-breasted Waterhen Amaurornis phoenicurus 112 cw
Watercock Gallicrex cinerea 1 R

Common names Latin names Abundance | Commonness
Common Moorhen Gallinula chloropus 46 CL
Eurasian Coot Fulica atra 22 CL
Black-winged Stilt Himantopus himantopus 3 CL
Oriental Pratincole Glareola maldivarum 3 CL
Northern Lapwing Vanellus vanellus 2 R
Pacific Golden Plover Pluvialis fulva 1 CL
Little Ringed Plover Charadrius dubius 409 cw
Kentish Plover Charadrius alexandrinus 302 CL
Greater Sand Plover Charadrius leschenaultii 4 CL
Whimbrel Numenius phaeopus 11 CL
Eurasian Curlew Numenius arquata 33 CL
Common Redshank Tringa totanus 2 CL
Marsh Sandpiper Tringa stagnatilis 4 CL
Common Greenshank Tringa nebularia 2 CL
Nordmann's Greenshank Tringa guttifer 2 R
Green Sandpiper Tringa ochropus 6 CL
Wood Sandpiper Tringa glareola 24 Ccw
Terek Sandpiper Xenus cinereus 14 R
Common Sandpiper Actitis hypoleucos 154 Ccw
Grey-tailed Tattler Heteroscelus brevipes 74 CL
Ruddy Turnstone Arenaria interpres 5 CL
Red-necked Phalarope Phalaropus lobatus 1 CL
Common Snipe Gallinago gallinago 13 CL
Long-billed Dowitcher Limnodromus scolopaceus 1 R
Red-necked Stint calidris ruficollis 2 CL
Little Stint Calidris minuta 3 R
Long-toed Stint Calidris subminuta 2 R
Dunlin Calidris alpina 2 CL
Black-headed Gull Larus ridibundus 826 Ccw
Whiskered Tern Chidonias hybridus 34 R
White-winged Tern Chidonias leucopterus 1 CL
Gull-billed Tern Gelochelidon nifotica 1 CL
Common Kingfisher Alcedo atthis 80 Cw
Pied Kingfisher Ceryle rudis 50 CL
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Common names Latin names Abundance | Commonness
White-throated Kingfisher Halcyon smyrnensis 65 cw
Black-capped Kingfisher Halcyon pileata 45 CL
Red-billed Starling Sturnus sericeus 3200 cw
Collared Crow Corvus torquatus 245 cw

Commonness: CW = common and widespread, CL = common/uncommon and localised, R =

uncommon/rare and localised.
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Appendix 3aBird species and abundance at the Study Area

Common name Latin name FM BM U W PI Sh/Gr P Commonness
Chinese Pond Heron Ardeola bacchus 3 3 0 0 0 0 1 Ccw
Black-crowned Night Heron Nycticorax nycticorax 1 6 0 0 0 0 0 CL
Little Egret Egretta garzetta 2 48 0 0 0 0 4 cw
Intermediate Egret Egretta intermedia 0 1 0 0 0 0 0 CL
Great Egret Ardea alba 0 14 0 0 0 0 1 cw
Cattle Egret Bubulcus ibis 8 2 0 0 0 0 0 cw
Grey Heron Ardea cinerea 0 17 0 0 0 0 2 CL
Yellow Bittern Ixobrychus sinensis 0 1 0 0 0 0 0 CL
Black Kite Milvus lineatus 2 1 0 2 0 0 0 Ccw
Crested Goshawk Accipiter trivirgatus 0 0 0 1 0 0 0 R
Crested Serpent Eagle Spilornis cheela 0 0 0 1 0 0 0 R
Common Buzzard Buteo buteo 0 0 0 1 0 0 0 CL
Oriental Turtle-dove Streptopelia orientalis 0 0 0 0 0 1 1 cw
Spotted Dove Streptopelia chinensis 12 6 2 5 3 2 1 cw
Large Hawk Cuckoo Hierococcyx sparverioides 0 0 0 2 0 0 0 cw
Greater Coucal Centropus sinensis 1 0 0 0 0 0 0 cw
White-breasted Waterhen Amaurornis phoenicurus 3 3 0 0 0 0 1 cw
Common Kingfisher Alcedo atthis 0 1 0 0 0 0 0 cw
Koel Eudynamis scolopacea 0 3 1 3 0 1 0 cw
Pacific Swift Apus pacificus 3 0 0 0 0 0 0 cw
Barn Swallow Hirundo rustica 19 23 12 0 0 3 0 cw
White Wagtail Motacifla alba 0 1 1 0 0 0 0 cw
Grey Wagtall Motacifla cinerea 2 2 0 0 0 0 0 cw
Yellow Wagtail Motacilla flava 0 4 0 0 0 0 0 cw
Olive-backed Pipit Anthus hodgsoni 0 4 0 0 0 0 0 cw
Grey-throated Minivet Pericrocotus solaris 0 0 0 12 0 0 0 CL
Chestnut Bulbul Hypsipetes castanonotus 0 0 0 16 0 0 0 CL
Chinese Bulbul Pycnonotus sinensifs 87 42 8 31 3 12 0 cw
Crested Bulbul Pycnonotus jocosus 74 29 6 26 2 16 0 cw
Red-vented Bulbul Pycnonotus aurigaster 0 0 0 0 0 6 0 cw
Magpie Robin Copsychus saularis 10 6 0 3 5 1 0 cw
Daurian Redstart Phoenicurus auroreus 1 0 0 0 0 0 0 CL
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Common name Latin name FM BM S U W PI Sh/Gr P Commonness
Grey-backed Thrush Turdus hortulorum 0 0 1 0 12 0 0 0 CL
Grey Thrush Turdus cardis 0 0 0 0 2 1 0 0 CL
Common Blackbird Turdus merula 0 1 0 0 3 2 0 0 CL
Siberian Stonechat Saxicola maurus 1 1 0 0 0 0 0 0 CL
Masked Laughingthrush Garrulax perspiciflatus 6 7 0 0 5 3 0 0 cw
Common Tailorbird Orthotomus sutorius 19 7 0 1 6 5 2 1 Ccw
Yellow-bellied Prinia Prinia flaviventris 47 46 0 0 4 2 6 5 Ccw
Plain Prinia Prinia inornata 0 1 0 0 0 0 0 0 CL
Arctic Warbler Phylloscopus borealis 0 0 0 0 1 0 0 0 CL
Yellow-browed Warbler Phylloscopus inornatus 1 0 2 0 3 3 0 0 cw
Pallas' Leaf Warbler Phylloscopus proregulus 0 0 0 0 3 0 0 0 CL
Dusky Warbler Phylloscopus fuscatus 3 5 1 0 1 0 0 0 CL
Japanese White-eye Zosterops japonica 23 7 3 0 26 9 2 0 cw
Fork-tailed Sunbird Aethopyga christinae 3 1 1 0 1 0 2 0 cw
Scarlet-backed Flowerpecker Dicaeum cruentatum 1 0 0 0 1 0 0 0 CL
Great Tit Parus major 6 1 2 0 8 6 0 0 cw
Black-throated Tit Aegithalos concinnus 0 0 0 0 1 0 0 0 R
Rufous-capped Babbler Stachyris ruficeps 0 0 0 0 2 0 0 0 R
Black-necked Starling Sturnus nigricollis 17 5 0 2 3 0 0 0 cw
White-shouldered Starling Sturnus sinensis 0 6 0 0 0 0 0 0 R
Crested Myna Acridotheres cristatellus 3 14 0 6 1 3 2 0 cw
Rufous-backed Shrike Lanius schach 4 10 0 0 0 0 2 0 Cw
Black Drongo Dicrurus macrocercus 8 0 0 0 0 0 0 0 cw
Blue Magpie Urocissa erythrorhyncha 0 0 0 0 2 0 0 0 cw
Magpie Pica pica 1 4 0 1 0 0 0 0 cw
Eurasian Tree Sparrow Passer montanus 9 16 0 15 0 0 0 0 Ccw
Spotted Munia Lonchura punctulata 35 1 0 1 0 8 0 0 CL
Jungle Crow Corvus macrorhynchus 1 1 0 2 2 0 0 0 cw
Total birds 416 351 17 58 190 55 58 17

Total species 33 39 11 13 32 14 14 9

Habitats: FM = freshwater marsh, BM = brackish marsh, U = urban, W = woodland (including fung shui wood), P = plantation, Sh/Gr = shrubland/grassland, P = fishponds

Commonness: CW = common and widespread, UCW = uncommon and widespread, CL = common and localised, UCL = uncommon and localised, R = rare and localised.
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Appendix 3b

Records of birds at the Study Area during night surveys

Common name Latin name FM BM S W PI Sh/Gr Commonness
Chinese Pond Heron Ardeola bacchus + Ccw
Grey Heron Ardea cinerea + CL
Black-crowned Night Heron Nycticorax nycticorax + ++ + CL
Large Hawk Cuckoo Hierococcyx sparverioides + Ccw
Collared Scops Owl Ottus lettia + CL
Magpie Robin Copsychus saularis + cw
Rufous-backed Shrike Lanius schach + + Ccw

Commonness: CW = common and widespread, UCW = uncommon and widespread, CL = common and localised, UCL = uncommon and localised, R = rare and localised.

Abundance: + = < 5 individuals, ++ = 5 — 20 individuals

Appendix 3c Breeding records of birds at the Study Area

Species Observations Habitat / Location Date Commonness
Chinese Pond Heron Nests found Woodland on Shuen Wan June 09 Cw
Egretry SSSI
Spotted Dove Carrying nesting materials Shrubland/grassland Feb 09 cw
Yellow-bellied Prinia Recently fledged juveniles; Marsh 6; May 09 cw
Adult carrying food
Marsh 4 Jun 09
Chinese Bulbul Adult carrying food Plantation May 09 cw
Red-whiskered Bulbul Recently fledged juveniles Woodland, ravine woodland May 09 Ccw
Great Tit Recently fledged juveniles Woodland, ravine woodland May 09 cw
Japanese White-eye Adults feeding juveniles Woodland, ravine woodland May 09 cw
Eurasian Tree Sparrow Carrying nesting materials Developed area May 09 cw
Spotted Munia Carrying nesting materials Shrubland/grassland Feb 09 cw
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Appendix 4 Herptofauna recorded at the Study Area

Common Name Latin Name FM BM S U W Pl Sh/Gr Commonness
Amphibians

Asian Common Toad Bufo melanostictus +++ +++ + + C
Gunther’s Frog Rana guentheri + + + C
Paddy Frogs Fefervarya limnocharis + ++ C
Asiatic Painted Frog Kaloula pulchra + + C
Brown Tree Frog Polypedates megacephalus + + C
Reptiles

Red-eared Slider Trachemys scripta VC
Bowring’s Gecko Hemidactylus bowringii + C
Changeable Lizard Calotes versicolor + + + C
Grass Lizard Takydromus sexlineatus + uc
Chinese Skink Eumeces chinensis + C
Blue-tailed Skink Eumeces quadrilineatus + C
Long-tailed Skink Mabuya longicaudata + + ++ + C
Reeves’ Smooth Skink Scincella reevesif + C
Indo-Chinese Rat Snake Ptyas korros + C
Common Rat Snake Ptyas mucosus * C

Habitats: FM = freshwater marsh, BM = brackish marsh, U = urban, W = woodland (including fung shuiwood), P = plantation, sh/Gr = shrubland/grassland, P = fishponds

Status: VC = very common, C = common, UC = uncommon.
Abundance: + = < 5 individuals, ++ = 5 — 20 individuals, +++ = > 20 individuals

* a dead individual found

Appendix 5 Mammal recorded at the Study Area

Common Name Latin Name FM BM S U W PI Sh/Gr Commonness
Japanese Pipistrelle Pipistrellus abramus + + ++ ++ + + VC

Wild Boar Sus scrofa * C

Small Indian Civet Viverricula indica *x C

Habitats: FM = freshwater marsh, BM = brackish marsh, U = urban, W = woodland (including fung shuiwood), P = plantation, sh/Gr = shrubland/grassland, P = fishponds

Status: VC = very common, C = common, UC = uncommon.

Relative abundance of bats: + = < 10 individuals, ++ = 10 -20 individuals; * = digging signs, ** = scats found
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Appendix 6  Butterfly species recorded at the Study Area

Common name Latin name FM BM S ] W PI Sh/Gr P status
Water Snow Flat Tagiades litigiosus 1 0 0 0 0 0 0 0 C
Chinese Dart Potanthus confucius 0 1 0 0 3 0 0 0 c
Bush Hopper Ampittia dioscorides 0 1 0 0 1 0 0 0 uc
Formosan Swift Borbo cinnara 0 0 0 0 2 0 0 0 uc
Tailed Jay Graphium agamemnon 0 0 0 0 2 0 0 0 VC
Common Jay Graphium doson 2 0 0 0 0 0 0 0 C
Lime Butterfly Papifio demoleus 0 0 1 0 0 0 1 2 C
Red Helen Papilio helenus 0 0 0 0 1 0 1 0 VC
Great Mormon Papilio memnon 4 2 1 1 0 2 0 0 C
Paris Peacock Papilio paris 0 0 0 0 1 0 0 0 VC
Common Mormon Papilio polytes 4 4 0 1 2 4 0 1 VC
Spangle Papilio protenor 0 0 0 0 2 0 0 0 VC
Great Orange Tip Hebomoia glaucippe 0 0 1 1 2 0 0 0 C
Lemon Emigrant Catopsilia pomona 0 1 0 0 0 1 0 0 C
Indian Cabbage White Pleris canidia 2 2 1 2 0 2 7 2 VC
Common Grass Yellow Eurema hercabe 7 3 2 2 0 7 6 5 vC
Purple Sapphire Heliophorous epicles 0 0 0 0 2 0 0 0 C
Lime Blue Chilades lajus 9 1 2 2 2 0 0 3 VC
Punchinello Zemeros flegyas 0 0 0 0 1 4 3 0 C
Plum Judy Abisara echerius 0 0 0 0 1 0 1 0 VC
Banded Tree Brown Lethe confusa 0 0 0 0 2 0 0 0 VC
Dark-banded Bush Brown Mycalesis mineus 0 12 0 0 2 0 0 1 VC
Rustic Cupha erymanthis 1 0 0 0 0 0 0 0 VC
Tawny Rajah Charaxes bernardus 0 0 0 0 1 0 0 0 C
Peacock Pansy Junonia almana 0 0 0 0 1 0 0 0 C
Lemon Pansy Junonia lemonias 0 0 0 0 1 0 0 0 C
Blue Admiral Kaniska canace 0 0 0 0 1 0 0 0 C
Common Mapwing Cyrestis thyodamas 0 0 0 1 1 0 0 0 C
Black Prince Rohana parisatis 0 0 0 0 2 0 1 0 C
Common Five-ring Ypthima baldus 0 2 1 0 0 2 0 0 VC
Straight Five-ring Ypthima lisandra 1 0 2 0 0 0 0 0 C
Large Faun Faunis eumeus 1 0 0 0 2 1 0 0 VC
Ceylon Blue tiger ldeopsis similis

Blue-spotted Crow Euploea midamus 1 0 0 0 0 3 0 0 VC

43 46



Common name Latin name FM BM S ) w Pl Sh/Gr P status
Total butterflies 33 32 11 10 36 26 20 14
Total species 11 11 8 7 23 9 7 6

Habitats: FM = freshwater marsh, BM = brackish marsh, U = urban, W = woodland (including fung shuiwood), P = plantation, sh/Gr = shrubland/grassland, P = fishponds

Status: VC = very common, C = common, UC = uncommon.

Appendix 7 Dragonflies recorded at the Study Area

Common names Latin name FM BM S U wW PI Sh/Gr P Status
Chinese Greenwing Neurobasis chinensis 0 0 2 0 0 0 0 0 C
Common Blue Jewel Rhinocypha perforata 1 0 2 0 0 0 0 0 A
Black-banded Gossamerwing Euphaea decorata 0 0 2 0 0 0 0 0 A
Orange-tailed Midget Agriocnemis femina 54 12 2 0 0 0 0 4 A
Wandering Midget Agriocnemis pygmaea 40 11 0 0 0 0 0 5 C
Common Bluetail Ischnura senegalensis 41 0 0 0 0 0 0 13 A
Marsh Dancer Onychargia atrocyana 0 0 0 0 0 1 0 0 C
Orange-tailed Sprite Ceriagrion auranticum 11 10 0 0 0 0 0 3 A
Yellow Featherleg Copera marginipes 0 0 2 0 0 0 0 0 A
Black Threadtail Prodasineura autumnalis 2 0 2 0 0 0 0 0 A
Blue Dasher Brachydiplax chalybea 8 3 1 0 0 0 0 0 C
Marsh Skimmer Orthetrum luzonicum 2 2 0 0 0 0 0 1 A
Red-faced Skimmer Orthetrum chrysis 3 5 0 0 0 0 0 0 C
Green Skimmer Orthetrun sabina 6 0 1 2 0 1 1 1 C
Common Blue Skimmer Orthetrun glaucum 2 0 1 0 2 1 0 0 A
Common Red Skimmer Orthetrum pruinosum 1 0 0 0 0 0 0 0 A
Saddlebag Glider Tramea virginia 0 1 0 0 0 0 0 0 C
Wandering Glider Pantala flavescens a7 2 2 0 0 1 2 0 A
Variegated Flutterer Rhyothemis variegata 42 17 0 0 0 0 0 0 C
Crimson Dropwing Trithemis aurora 6 0 3 0 0 0 0 0 A
Total dragonflies 266 63 20 2 2 4 3 27

Total species 15 9 11 1 1 4 2 6

Habitats: FM = freshwater marsh, BM = brackish marsh, U = urban, W = woodland (including fung shuiwood), P = plantation, sh/Gr = shrubland/grassland, P = fishponds

Status: C = common, A = abundant
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Appendix 8 Aguatic species recorded along Wai Ha River

Appendix 9  Aquatic species recorded along Wong Yue Tan Stream

Species Common 1997 | Aug/ |Jan

Name Oct 2009
2008

Pisces

Glossogobius giuris Goby

Mugil cephalus Grey Mullet v +++ +++

Oreochromis mossambicus Tilapia 4 ++ +

Oreochromis niloticus Tilapia ++ ++

Periophthalmus cantonensis | Mudskipper 4 +

Poecilia reticulata Guppy +

Puntius semifasciolatus ++ +

Scatophagus argus Scat

Therapon jurbua Tiger Fish +

Tridentiger trigoncephalus Goby

Xiphophorus hellerii +++ +

Crustacea

Caridina cantonensis + +

Macrobrachium sp. +

Metaplex sp. ++ +

Uca spp. Fiddler crab 4

Gastropoda

Cerithidea rhizophorarum + +

Species Common Name 1997 | Aug/Oct Jan 09
2008

Pisces

Cirrhinus molitorella Mud Carp +

Linjparhomaloptera disparis Broken-band Hillstream Loach + +

Hemiculter leucisculus Wild Carp + +

Monodactylus sp. Moony

Mugil cephalus Mullet ++ +++

Oreochromis mossambicus Tilapia +

Oreochromis niloticus Tilapia +++ ++

Puntius semifasciolatus Six-banded Barb v +++ +++

Rhinogobius duospilus ++ +

Rhinogobius giurinus Barcheek goby + ++

Xiphophorus hellerii Swordtail +++ +++

Crustacea

Eriocheir japonicus Mitten Crab + +

Macrobrachium sp. Long-armed Shrimp + +

Nanhaipotamon hongkongensis | Freshwater Crab

Cryptopotamon anacoluthon Freshwater Crab +

Gastropoda

Cerithidea cingulata ++ +

Clithon oualaniensis ++ +

Hippeutis cantonensis +

v = present, + = Sparse, ++ = Common, +++ = Abundant

v’ = present, + = Sparse, ++ = Common, +++ = Abundant
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Appendix 10 Aquatic species recorded in the Marsh

Species Common Name 1997 | Aug/Oct | Jan 09
2008

Pisces

Apogon sp. Cardinal fish ++ +++

Oreochromis mossambicus Tilapia ++

Oreochromis niloticus Tilapia + +++

Periophthalmus cantonensis Mudskipper + +

Crustacea

Chasmagnathus convexus 4

Holometopus dehannii +

Perisesarma bidens ++

Scopimera sp. ++ ++

Gastropoda

Cassidula aurifelis + +

Cerithidea rhizophorarum +++ ++

Clithon spp. + +

Littorina spp. ++ +

Bivalvia

Geloina erosa +

v’ = present, + = Sparse, ++ = Common, +++ = Abundant
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To: Secretary, Town Planning Board
15/F, North Point Government Offices, Date: 1 March 2021
333 Java Road, North Point,
Hong Kong.

I am LAU CHEE SING, a resident of Shuen Wan Chim Uk, Tai Po, and | learned from the
Town Planning Board that an NGO has submitted its Temporary Transitional Housing
Development Proposal at Wong Yue Tan, Tai Po to Town Planning Board for approval
(Application Number A/NE-TK/702).

| have grave concern about the impact on traffic flow by the proposed development
and write to express my comments and objection to the proposal. | have gone
through the TIA submitted by the traffic consultant, Aecom. Please see below my
Findings / Comments for the TIA dated January 2021.

1. The Traffic Surveys — clause 3.2.3 — Not Appropriate Adoption of In-house Data

and may lead to traffic jam due to the increase of 3,585 residents from this
temporary transitional housing development

The TIA stated that due to the effect of Novel Coronavirus, there was no traffic count
performed. In light of this, | guess Aecom adopted ‘in house” survey carried out on
a typical weekday and weekend in May 2019 for another project, i.e. Tung Tsz
development (Application Number Y/TP/31)

According to the Tung Tze Development TIA (dated August 2020), the traffic counts in
May 2019 is not appropriate and representative in respect of date and time because
I.  Only one Station 5006 (TIA in August 2020) was considered and the rest, such as
A. Station 5266 Ting Tai Road from Tai Wo Road to Ting Kok Road
B. Station 6211 Ting Kok Road from Dai Kwai Road to Tai Mei Tuk
have not been studied and analyzed.

Il. Week end (Saturday) Peak hours should be 16:14 to 17:45 (TIA identified in 2017
by another traffic consultant) instead of ending at 15:00 (TIA in August 2020 by Aecom).
The peak hour has been estimated to end 2 hour and 45 minutes earlier.

The traffic data obtained in the traffic counts were not representative and not reliable.

2. Existing Traffic Condition — clause 3.3.2 table 3.2 — Over Estimate of Junction

Capacity Reserve and may lead to traffic jam due to the increase of 3,585 residents
from this transitional housing development
Existing Junction Performance (TIA in August 2020)

(1)



The traffic consultant Aecom tabled the Junction Capacity Reserve as follows:

Junction Weekday Weekend
Am Pm Pm
J5 Ting Kok Road / Dai Fat 29% 57% 81%
J6 Ting Kok Road / Dai Kwai 36% 25% 46%
J7 Ting Kok Road / Lo Fai 42% 80% 76%

Compared to the TIA in 2017 by other traffic consultant,

Junction Weekday Weekend
Am Pm Pm
J5 Ting Kok Road / Dai Fat 21% 50% 50%
J4  Ting Kok Road / Dai Kwai 32% 29% 27%
J3 Ting Kok Road / Lo Fai 32% 30% 28%

The above Junction Capacity Reserve (CR) for weekday in 2017 TIA was even less than
the one in 2020, which was unreasonable as the traffic volume increased year by year
and hence the CR should reduce year by year.

Similarly for weekend, the Junction CR in 2017 was less than 2020 and was
unreasonable, the reason behind may be due to the traffic counts finished at 15:00
before the peak hours 16:45 to 17:45 as identified by the TIAin 2017 (by another traffic
consultant). '

3. Future Public Transport Demand - clause 4.1.1 — Under Estimate of Demand and

lead to long queue time and lengthy waiting period for public transport.

The TIA pointed out that Average Daily Mechanized Trips per person was 1.83.
However, it has not included the regional variance of trip movement growth of 8%
(within NT) as identified in Table 3.4 of Travel Characteristics Survey (TCS) 2011 Final
Report.

The regional variance can easily be understood and also illustrated:

In this TIA clause 3.2.3 AM peak hours is 07:45 to 08:45, however

in TCS clause 3.3.7 AM peak hours is 08:00 to 09:00

From the TCS report, there was a growth of 8% from year 2002 to year 2011, therefore
the Average Daily Mechanized Trip per person at 2011 should be 1.83 x 1.08 = 1.98 and
assume there is a linear growth from 2012 to 2021 (now), there will be another 8%
increase.

i.e. 1.98x1.08=2.13

(2)



The TIA said the transport demand in AM peak hour is 709 (3,585 x 1.83 x 0.12 x 0.9)
pax/hr. As there is a growth increase from 1.83 to 2.13, therefore the demand shall
be increased to 824 (3,585 x 2.13 x 0.12 x 0.9) pax/hr.

4. Future Public Transport Proposal — clause 4.2 — under estimate and lead to long

queue time and lengthy waiting period for public transport.
From the above findings, the 709 pax/hr is increased by 16.2% from 709 to 824, the
proposed recommendation will NOT be sufficient and cause long queue and

excessive waiting time for public transport.

5. Trip Generation of the Proposed Transitional Housing Development — clause 5.2.1 —

Under Estimate of Trip Rate and may lead to traffic jam due to the increase of 3,585
residents from this transitional housing development

This TIA referenced to the existing transitional housing “Trackside Villas S<3EF” and
made “observation” to the residents of travel mode, hence to adopt a trip rate of 15
pcu/hr for both AM and PM peak hours.

On one hand, the traffic consultant had not elaborated on the method of
“Observation”. We do not know how they “observed” the travel mode, i.e. by
assumption, by feeling, by counting or by interview. On the other hand, | questioned
the trip rate of 15 pcu/hr based on the following facts

a. Trackside Villas consists of 185 transitional housing units only and how can it be
compared / simulated to an almost 7 times bigger scale development of 1,236 units.

b. The first batch of tenants in-take was in Q3 2020. Due to the outbreak of Novel
oronavirus, the observed and adopted trip rate of 15 pcu/hr was on the down side.
The downside estimation may lead to traffic jam due to the increase of 3,585
residents from this transitional housing development

6. Other Planned Development in the Vicinity — clause 5.3.1 and Table 5.10 — Had
Not considered other Potential Long Term Development and may lead to traffic jam

due to the increase of 3,585 residents from this transitional housing development

This Traffic Consultant has only considered 4+3 Key Future Developments in the
Vicinity, however, according to the TIA 2017 presented by other consultant there were
2 more developments namely
S2 - Small House Development Residential 270 units
S5 — HKSGI Columbarium 6,000 niches.

(3)



7. Traffic Forecast - clause 5.4.2 Table 5.4 — Under Estimate of Traffic Growth and
may lead to traffic jam due to the increase of 3,585 residents from this transitional

housing development

This traffic consultant has omitted the annual traffic growth rate reference to historical
traffic data of the Annual Traffic Census (ATC) reporfs published annually by Transport
Department.

In 2017 TIA, other traffic consultant has included these data of 5 census stations,

In 2019 TIA, this consultant Aecom, presented one census station 5006 and stated
that the annual growth rate =+2.2% (from 2007 to 2017),

In 2020 TIA, Aecom omitted this data and presented none.

In 2021 TIA, Aecom continued to omit this data and presented none.

According to Annual Traffic Census 2018 published by the Transport Department

Stn No. Rd Name From To AADT Change from 2017
5006 Ting Kok Rd  Nam Wan Dai Kwai 30900 +0.7%
5243 Ting Kok Rd  Nam Wan Tai Wo Rd 16450 -2.7%
5266 TingTaiRd  Tai Wo Rd Ting Kok Rd 21440 +9.8%
6057 Yuen Shing Rd Tolo Hway Ting Kok Rd 38630 +2.3%
6211 Ting Kok Rd  Dai Kwai Tai Mei Tuk 29580 +9.1%

The exclusion of these data ( especially station 5266 & 6211 with growth rate of more
than 9% increase per year) will mis-interpret and not focus on the annual traffic growth
realistically. Hence, the growth projection adopted by Aecom will be on low growth
rate side and may lead to traffic jam due to the increase of 3,585 residents from this
transitional housing development.

8. Annual growth rate of population — clause 5.4.- Under Estimate of Population

Growth and may lead to traffic jam due to the increase of 3,585 residents from this
transitional housing development.

Aecom has used Planning Data of 2016 based on TPEDM (Territorial Population and

Employment Data Matrix). However, Aecom

1. omitted to use the Population Data generated by Employment

2. excluded the population in Tai Po area 9 - Chung Nga Road public rental housing
population.

By restoration of the 2 omitted items, the following data should be adopted in

calculating the population growth

(4)



2016 2026 Annual Growth
Population Employment Population Employment Rate
248,850 79,450 284,300 86,000 +1.28% p.a.

The population growth rate per year was trimmed from 1.28% to 0.7% (about 50%)
and Aecom had adopted 0.7% per annum for projecting the peak hour traffic flow from
year 2019 to 2025.

However, compared to the findings of the above item 7 and 8, i.e. the increase of traffic
rate =9.1% and the increase of population rate = 1.2%, we suggest to adopt whichever
is the greater figure. Therefore the growth rate will not less than 9.1% p.a. The
adopting of slow growth rate may lead to traffic jam due to the increase of 3,585
residents from this transitional housing development

9. Junction Capacity Assessment, Possible Traffic Improvement Recommendation —

clause 4.7
Based on the above findings, the Traffic Improvement Recommendation will NOT be
adequate. This TIA dated January 2021 is in-adequate to support that existing critical

junctions are operating within their predicted capacity and lead to traffic jam at these
junctions.

My above comments highlighted many problems in this TIA report. Most of the
traffic parameters had been under estimated and lead to in-adequate provisions.
Improvement to road junctions are needed to solve the traffic congestion problem
due to the increase of 3,585 residents.

Therefore, | object to the Proposed Development.

Name of Person making these comments Cg\\/
Name: LAU CHEE SING Signature:

Address:

(5)



Appendix 11-10 of RNTPC

k ,ﬁ @ ? .i- ﬁ ‘?Paper No. A/INE-TK/702

TAI PO RURAL COMMITTEE
AGTENR ¢ 22-115

T AILAAEEEE 333 SRLABUN&E 15 18
BB

RECEIVED
-1 HAR 2021

N

@%ﬁ A/NE TK/70

)

MEHEAGE T REAER QR - Bl DAl EE TR A - IEEORA
il RE BgKEL -

gLA B CAETEIREE - B RERS AN R SRR R A
—HR=ZEsHEERFE » fZ 1,236 [HEA - ©9F/DHL 3,600 AEE - AF
B EAEEE T LISRFURCE » BT ¢
(—) REHE : EENATTAB - (REESE  TFEZERRENE AR

ERTEMIL AR > — BT AR AR &F S EIUBIEZE » i

ERUSFHABERABRETE RN - SOBRMEEERE - EFFHEE#

RAERR=T Z AL DA MNEZ ERVERZE  HiE LSS -

REE R BT R EAAH % i 2 R BURF A RR B0 P T 50 B R EE s R

ESKRAE—DHE  ZEBERFERER -

(Z) BEFK  KRHEME - SRR EREU NS RRTIER LERESE - I
pRARSEMTT - ENFREME TR KRR - HIEES ROEEAZE L
THE > RERAAIAR > Sphis/ LIRS /KIRE » IIRIAITKREE - )5
G e W AT R AT -

(=) fﬁfﬁiﬁ%&@“ﬁ@ AR B R H B RERA RSN E » T TEIR A4
HY57K ~ B REEL FAERERE - TR REREELE -
AT Nﬁﬁﬁéﬁ%’% HAE B LI -

srell B AEBRSFNRTRIETE - 15 E9EEEERD
ENER  TEARASEEAL FRERIES AR S

BILFEE - ThERT -

ingkzid ;.,,;..._m
BRI R R 2]
=5
KENEZEET T F 0 ISR j‘ o J:‘%“’_—\
BIERE - BREHE 4 _‘:;‘ ;"Z:

TREARE {i 'Ti

B
MR E — BRI ESPIOLE P101, Po Heung Estate, No.1 Po Heung Street, Tai Po, N. T.

T Z5TEL : 2656 5266-7 i H FAX: 2653 3223 i # e-mail : tprcl@yahoo.com.hk


hkcliu
文字框
Appendix II-10 of RNTPC 
Paper No. A/NE-TK/702


Appendix 11-11 of RNTPC
Paper No. A/INE-TK/702

tpbpd@pland.gov.hk

B Roy Ng <roy@cahk.org.hk>

Lk 2021££03H02H 21 12:40

Wt ‘tpbpd'

*&: CA Comments on the Section 16 Application No. A/NE-TK/702
Bt 5 TPB20210302(TK702).pdf

Dear Sir/Madam,
Please refer to the attachment for the captioned.

Yours faithfully,

Ng Hei Man (Mr.}

Campaign Manager

The Conservancy Association

T: 2728 6781

D: 22720303

F: 2728 5538

Registered Name {144 f% : The Conservancy Association &+t
(Incorporated in Hong Kong with limited liability by guarantee FA&E 3R

MHYIEARA R E)

This email is for the sole use of the intended recipient(s) and may contain confidential information.
Unauthorised use, disclosure or distribution of this email or its content is prohibited. if you have received
this email in error, please delete it and notify the sender. '
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‘P“"o E % *j: Since1968
Q . -
> The Conservancy Association
o Wik: FFAEATS S MG R 77-81 4% Magnet Place —ffi MiE Tel.:(852)2728 6781 {¥IL Fax.:(852)2728 5538
» 13 48 1305-6 38 M4 E-mail:cahk@cahk.org.hk

Add.: Units 1305-6, 13/F, Tower 1, Magnet Place, 77-81 Container Port
Road, Kwai Chung, New Territories, H.K.
#84t Website:www.cahk.org.hk

2" March 2021

Town Planning Board

15/F North Point Government Offices
333 Java Road

North Point

Hong Kong

By e-mail: tpbpd@pland.gov.hk

Dear Sir/Madam,

RE: Comments on the Section 16 Application No. A/NE-TK/702

The Conservancy Association (CA) OBJECTS to the captioned application.

1. Not in line with the planning intention of Green Belt (GB) zone

According to Ting Kok Outline Zoning Plan No. S/NE-TK/19, the planning
intention of 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. There is a general presumption against
development within this zone”. Although part of the development site falls within
Village Type Development zone, the site is indeed largely within GB zone. It still
serves an important buffer between the existing village area and the marsh. The

proposed development is not in line with the planning intention.
2. Water pollution
The Sewerage Impact Assessment (SIA) and Drainage Impact Assessment (DIA)

have mentioned the following:

“it is currently technically infeasible to discharge wastewater generated from

the proposed development to _public sewerage system upon its operation”
(Section 6.5.3 of SIA)
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> The Conservancy Association
Py Wik FATRIEH MW FRE 77-81 4 Magnet Place —Jif MAE Tel.:(852)2728 6781 I Fax.:(852)2728 5538
* 1348 1305-6 %8 BT84 E-mail:cahk@cahk.org.hk

Add.: Units 1305-6, 13/F, Tower 1, Magnet Place, 77-81 Container Port
Road, Kwai Chung, New Territories, H.K.
#8311k Website:www.cahk.org.hk

“Onsite drainage system will be designed so that there will be no increased
surface runoff (including treated effluent from onsite sewage treatment plant) to
the public drainage system along Ting Kok Road. Most of the surface runoff
would be discharged to the marshland” (Section 7.6.1 of DIA)

“After development, only treated effluent from the proposed STP and one patch
of area (Catchment SP2) near to Treasure Garden would have surface runoff
collected and discharged to the public drainage system by connecting to the
existing manhole (SMH1009338 tentatively) at Ting Kok Road in order to limit

the discharge to not exceeding existing situation. The exact route of connection

to _existing drainage system is still subject to detailed desion and site

investigation to ensure that there is no conflict with existing utilities and the

drainage system can be practically constructed. The surface runoff from the

remaining portion _of the Subject Site would be generally collected and

discharged to the retained marshland at the Subject Site first and eventually to

adjacent _marshland. There will be increase of catchment area with surface
runoff discharged to the marshland” (Section 7.6.2 of DIA)

For the “treated™ effluent under STP, currently no assessment results are available to
reflect the quality of “treated” effluent. The performance of STP is still in doubt and
is susceptible to operation and maintenance problems. We worry that potential

adverse environmental impact caused by effluent discharge remains unsolved in full.

3. Adverse ecological impact on adjacent marsh habitat

The proposed development site is very close to adjacent freshwater marsh habitat.
According to the EcolA, its ecological value is ranked “moderate” and has some
potential for further ecological enhancement. Indirect impact during construction
and operation phase can be anticipated.

Even though the application is claimed to be temporary in nature, Section 1.1.1 of
the planning statement disclosed that “While the application seeks approval for
initial temporary basis of 5 years, the Applicant intends to operate the proposed
transitional housing for 8 years”. We opine that adverse ecological impact can be
permanent and even irreversible.
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> 13 H& 13065-6 & BF 84 E-mail:cahk@cahk.org.hk

Add.: Units 1305-6, 13/F, Tower 1, Magnet Place, 77-81 Container Port
Road, Kwai Chung, New Territories, H.K.
#AiE Website:www.cahk.org.hk

We also note that according to Section 2.1.3 of EcolA., “a series of rapid ecological
surveys focusing on the immediate environs of the Application Site were carried out
in from July to October, 2000...”. In this way, the surveys completely miss the dry
season. We worry that the EcolA still might not comprehensively reflect the
ecological baseline.

4. Undesirable precedent of “destroy first, apply later”

Land filling and formation works could be spotted in the application site and the
entire Shuen Wan area since 1990s (Figure 1). There were also records of
unauthorized development (Case No. E/NE-TK/011, E/NE-TK/026, E/NE-TK/076,
E/NE-TK/082). Enforcement Notices were issued by Planning Department. It is
suspected that this is a case of “destroy first, build later”.

Planning Department and members of Town Planning Board (TPB) should alert that
TPB has announced approaches to deter “destroy first, build later” activities in 2011.
It stated that “the Board is determined to conserve the rural and natural environment
and will not tolerate any deliberate action to destroy the rural and natural
~ environment in the hope that the Board would give sympathetic consideration to
subsequent development on the site concerned”. Therefore, this application should
not be given any sympathetic consideration or it will set an undesirable precedent

for similar cases in future.

Yours faithfully,

Ng Hei Man

Campaign Manager

The Conservancy Association
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tpbpd@pland.gov.hk

A Tobi Lau (Local Biodiversity) <tlau@wwif.org.hk>
SO 20214203 502AEH 11:51

Wik tpbpd@pland.gov.hk

*5: s16 Wong Yue Tang A_NE-TK_702 WWF

Bl {4 A_NE-TK_702_2021 03(Mar) WWF.pdf

Dear Sir/Madam,

Please find WWF-Hong Kong's submission on the captioned town planning application. See attached file:

A_NE-TK_702_2021 03(Mar} WWF

Thank you for your attention,

Yours faithfully,

Tobi LAU

Manager, Conservation Policy

World Wide Fund For Nature Hong Kong

Registered Name 33:{ll447%: World Wide Fund For Nature Hong Kong tH L HAA(F B H &G
(Incorporated in Hong Kong with limited liability by guarantee A & s R WLV IER A TRA T
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tHRERE S WWF-Hong Kong

EHIR

FB N REEEETS 8 O 5 Tel: +852 2526 1011
HHRP 1518 {BEL Fax:+852 2845 2764
15/F, Manhattan Centre wwf@wwf.org.hk

8 Kwai Cheong Road wwi.org.hk

Kwai Chung, N.T., Hong Kong

2 Mar 2021
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: Proposed Temporary Residential Institution (Transitional Housing) with Filling

and Excavation of Land for a Period of 5 Years _in “Agriculture” and “Green Belt”
zones in Wong Yue Tang in Tai Po (A/NE-TK/702)

We would like to lodge objection to the captioned.

Not in line with the planning intention of the "Green Belt"
Since over 95% of the proposed site boundary is situated in the “Green Belt” ("GB"), the

proposed residential institution is not in line with the planning intention of the "GB" zoning for
the area which aims to define the limits of urban development areas by natural physical
features so as to contain urban sprawl and to provide passive recreational outlets. The
proposed site is indeed performing a buffer between the village type developments along
the Ting Kok Road and the "Conservation Area” that adjoining the project site (Fig 1).

“Destroy first, apply later” may have adopted
By comparison with the Google Earth’s image in 2012 and 2019, vegetation removal and

site formation works had occurred at the project site while no town planning permission
shown from the Town Planning Board's portal (Fig 2). We suspect that those site works
were unlawful. We consider that the proposed land filling and excavation of land activities is
trying to legalise such suspected unlawful activities. We would like to ask the Town Planning
Board to proactively deter such “Destroy first, build later” planning application so as to be
consistent with the Government press release on 4 July 2011 which stated that “the Board is
determined to conserve the rural and natural environment and will not tolerate any
deliberate action to destroy the rural and natural environment in the hope that the Board

would give sympathetic consideration to subsequent development on the site concﬁ'ned" hI

together possi

T http://www.info.gov.hk/gia/general/201107/04/P201107040255.htm.
MEWsEmEmAmss  Paton:  The Honourable Mrs Camie Lam Cheng Yuet-ngor, GBM, GBS Honorary Auditors: BDO Limited

WEPA AR TTRE T IR BEEMED - HBUGEEE

. N The Chief Executive of the HKSAR Honorary Company Secretary
HEAML L ARNMK.GBS  WHATWE  MEREERANLS Chairman: Mr Daniel R Bradshaw MGt & s Soe s Linited
E HREEE CEO: Mr Peter Comthwaite Honorary Treasurer: HSBC
E g e #IESI : EWIRTT Registered Charity
TEMAE . TRWEE = (Incorporated With Limited Liability)

SRS
R &1 Registered Name: 1t 7 £ 2 (i )2 % ® World Wide Fund For Nature Hong Kong
(RS B A A 12 498 1R P22 5] Incorporated in Hong Kong with fimited liability by guarantee)



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

Sincerely yours,

| ,1./\-'-—

Tobi Lau (Mr.)
Manager, Conservation Policy

Fig 1 The “Green Belt” that the project site situated in is an buffer to mitigate the
otential disturbances caused by house development and road traffic in its vicinit

-~ Project site is enclosed
within the red line

O 7 i~

3N &,
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Fig 2 Aerial views of the application site in 2012 and 2019 with land excavation an
site formation observed within the site

Nov 2012

‘Ka NE-TK/702
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Ly

g tpbpd@pland.gov.hk

B Samuel Wong <samuel@designinghongkong.com>

FEOR: 20214E03F02F E#_ 18:38 '

g tpbpd@pland.gov.hk

& DHK's comment on A/NE-TK/702

Wi 20210302 A_NE-TK_702 Wong Yue Tan Temp Transitional Housing and Land Excavation in
GB&V.pdf

Dear Sir/Madam,

Our comment on the following application is attached:
1. A/NE-TK/702

Thank you for your attention.

Yours faithfully,

For and on behalf of Designing Hong Kong Limited
Samuel Wong | Project Officer

T: +852 3104 2767 | E: samuel@designinghongkong.com
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02 March 2021

Chairman and Members

Town Planning Board

15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong
Fax: 2877 0245;

Email: tpbpd@pland.gov.hk

Proposed Temporary Residential Institution (Transitional Housing) with Filling and
Excavation of Land for a Period of 5 Years
(Application No. A/NE-TK/702)

Dear Chairman and Members,
Designing Hong Kong Limited objects the captioned for the following reasons:

e Majority of the area is zoned as "Green Belt (GB)". 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.

e From the Google Earth's aerial image, the proposed site has been destroyed and cleared in the
last few years without any previous planning approval . We concern the Town Planning Board
may be rewarding an “Destroy First, Development Later” practice and unauthorized
development here through the approval of captioned application.

April 2014

21/F, Chun Wo Commercial Centre, 25 Wing Wo Street, Central, Hong Kong
Tel: +852 3014 2767  Fax: +852 2187 2305  Email: info@designinghongkong.com



P

ovember 2019

e [tis noted that three enforcement notices (Case No. E/NE-TK/011, Case No. E/NE-TK/076,
Case No. E/NE-TK/082) have been issued for site formation and land filling since 1996. The
approval of the application will further legitimize unauthorized use of land set an undesirable
precedent to regularize unlawful activities through planning application.

e Thearea is a popular destination for local tourism and public transportation in this area is
overload during the weekend or public holiday. We concern the approval of this application
may bring adverse traffic impact to the resident in the area and worsen the road situation and
add burden to the existing public transportation system.

e The proposed site is adjacent to an area assessed as “moderate” or “moderate to high”
ecological value. We concern the proposed development will bring negative impacts to the
natural environment and habitat in the area. All developments nearby should be considered
the possible damages to the existing natural environment.

e The approval of the application would set an undesirable precedent for other applications
within the "Green Belt (GB)" zone, and lead to a general degradation of the rural environment
of the area.

Here we submit our concerns for your consideration.

Yours,
Designing Hong Kong Limited

21/F, Chun Wo Commercial Centre, 25 Wing Wo Street, Central, Hong Kong
Tel: +852 3014 2767  Fax: +852 2187 2305 Email: info@designinghongkong.com
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tpﬁpd@pland.gov.hk

TFE: EAP KFBG <eap@kfbg.org>

BB 20216F03R02AEM — 21:02

Wz tpbpd@pland.gov.hk

*&: KFBG's comments on one planning application
it 12k 210302 516 TK 702.pdf

Dear Sir/ Madam,

Attached please see our comments regarding one application. There is one pdf file attached to this
email. If you cannot see/ download this file, please notify us through email.

Best Regards,

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden
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K _F B Kadoorie Farm & Botanic Garden Corporation

The Secretary,

Town Planning Board,

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

Hong Kong.

(Email: tpbpd@pland.gov.hk)

2nd Mar_ch, 2021. By email only

Dear Sir/ Madam,

Proposed Temporary Residential Institution

ransitional Housing) with Filling and
Excavation of Land for a Period of 5 Years
(A/NE-TK/702)

1. We refer to the captioned.

2. Most citizens of Hong Kong are aware of the limited land space that holds a large and
densely packed population. As a member of the community, Kadoorie Farm and Botanic
Garden (KFBGQG) fully understands this issue and would also like to see an improved living
standard and environment for Hong Kong people. We, however, do not agree that this goal
should be achieved by sacrificing our natural resources.

3. The site of the captioned application is almost entirely within Green Belt (GB) zone,

which is intended ‘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’. Obviously,

the proposed use is unlikely to be in line with this planning intention.

4. This site is also adjacent to Conservation Area (CA) zone; this CA zone and the
remaining part of the GB zone to the west of the application site are largely covered with
freshwater marsh (Figure 1). Thus the existing GB zone where the site is located is somehow
functioning as a buffer to separate this freshwater marsh from the Village Type Development
zone/ village areas (those to the east and to the south of the site) (Figure 1); this is exactly
what the GB zone is intended for — defining the limits of urban and sub-urban development

R R RS R

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfhg.org
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K F' B G Kadoorie Farm & Botanic Garden Corporation

Kadoorie Form & Botanic Garden
R i 2 Rawanm

areas and to contain urban sprawl.

5. According to the habitat map in the ecological assessment report for this application and
our on-site observation, the northern portion and the western edge of the application site is
largely vegetated (classified as “plantation’ in the habitat map) (see Figure 2), and the marsh
to the immediate west of the application site is largely separated from those existing
large-scale village clusters along Ting Kok Road and to the south of the application site by the
‘plantation” habitat (Figure 2). Indeed. this marsh is currently largely surrounding by
vegetated areas (i.e., the plantation aforementioned, the remaining marsh and woodland in
Wong Yu Tan and the wetland in Ha Tei Ha) (Figure 3). Only two houses (i.e., Wong Yue Tan
No. 65 & 66) are located immediately next to this marsh, at present; another house (i.e., Wong
Yue Tan No. 39) which is also very close to the marsh is somehow screened off by some thick
bush (Figure 3). A row of houses is located to the east of the site (and the marsh) (i.e., Shuen
Wan Chim Uk No. 361 — 367); however, the blocks of these houses are set back from the
marsh by at least 25 m (or more), and they are also screened off from the marsh to a certain
extent by the ‘plantation’ (Figures 2 and 3). Turning the GB area of concern into a housing
site. would thus mean the buffering function currently offering by it would be largely
impaired — residential areas would further approach the eastern and southern boundaries of
the freshwater marsh in the CA zone; the landscape of the area would be drastically changed
(see the comparison in Figure 4).

6. The marsh adjacent to the application site is connected with other wetlands/ marshes in
the region, and it is also part of the continuous CA zone which largely covers the Shuen Wan
marsh area. Under the Explanatory Statement of the Approved Ting Kok Outline Zoning
Plan No. S/NE-TK/19, the followings are mentioned: *The marsh area to the west of Ting Kok

Road at Shuen Wan is of ecological significance and importance in providing a diversified

habitat for various flora and fauna, particularly as a feeding ground for birds. Developments

in these areas are generally not permitted while developments in the surrounding areas are

restricted to ensure that the special characters of these areas are preserved’'.

7.  According to the information collected from the Planning Department, the application
site has been involved in some enforcement cases (mainly consisting of filling of land or site
formation; partially covering the site). The area around the site has also been involved in

some enforcement cases of similar nature (e.g., unauthorised filling of land). As shown in

. https:."/www.'!.ozp.tpb.gov.hk/plan/ozp_plan_notes/cn/S_NE-TK_19_e.pdf#nameddest=CA
=R R R v RS RO

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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some aerial photos (Figure 5), landscape of the site and/ or its surroundings has been
changing continuously in recent decades. In a Government press release issued in 2011, a
spokesman for the Town Planning Board mentioned: ‘The Board is determined to conserve
the rural and natural environment and will not tolerate any deliberate action to destroy the
rural and natural environment in the hope that the Board would give sympathetic

consideration to subsequent development on the site concerned’*.

8. Inaddition to the above, we would like the Board to consider whether it is worth to use a
piece of GB area for building a ‘temporary residential institution (transitional housing)’,
which implies that it may only exist ‘temporarily’; concurrently, we urge the Board to
consider whether this proposed temporary use would cause permanent and irreversible

impacts on the GB site of concern.

9. There is an ecological assessment report, which contains an ecological impact
assessment, submitted for the present application. We urge the Board to liaise with relevant
authorities as to whether this report can provide adequate and enough ecological information
on the application site and its surroundings. During our half-day site visit conducted on 1st
March, 2021, we could easily hear the breeding calls of two very common amphibians, Asian
Common Toad and Gunther’s Frog, from the marsh adjacent to the application site. However,
these two species were not recorded during the rapid surveys conducted for the assessment.
According to Section 2 of the report, the rapid surveys were only conducted from July to
October 2020, and this period obviously does not overlap with the breeding seasons of some
lowland amphibian species ©®*%). Furthermore, no bat species was recorded during the
aforementioned rapid surveys; however, wetlands are important foraging grounds for
insectivorous bats as they support many species of emergent insects and often high numbers
of aquatic emergent insects will swarm over wetlands; this swarming behaviour provides an
attractive food resource for aerial feeders such as the local insectivorous bats (Dr. Gary Ades
(a leading bat expert in Hong Kong) Pers. Comm.). Tong (2016)* has even indicated a
positive relationship between the abundance of insectivorous bats and the area with water.
Simply speaking, we hope the Board can realise that the wetlands in the locality seem to be

very suitable to provide such feeding habitats, and we would be very surprised if no bats

% https://www.info.gov.hk/gia/general/201107/04/P201107040255 .htm
¥ https://www.biosch.hku.hk/ecology/hkamphibians/index.htm
* Tong, C.-p. 2016. Distribution and preference of landscape features and foraging sites of insectivorous bats in

Hong Kong urban parks. Unpublished M.Sc. Thesis, The University of Hong Kong.
BEREMAANHEARDE

Lam Kam Road, Tai Po, New Territories, Hong Kong
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utilise the wetland area adjacent to the site (and other marshes in the locality) as ‘foraging
grounds. We urge the Board to liaise with the applicant and/ or relevant authorities as to
whether night survey has been conducted (useful for surveying bats and breeding amphibians)
and whether a bat detector has been used for surveying bats for the ecological assessment.
We would like the Board to consider: how can an ecological impact assessment adequately
identify and evaluate the potential ecological impacts caused by a development proposal if

the ecological information collected to support the assessment is not adequate and sufficient?

10. Finally, we would like to emphasise that we strongly object to the captioned application
as we consider GB zone is not intended for housing development, no matter it is temporary or
permanent, and we are also highly concerned about the potential ecological impacts (e.g.,
light pollution, human disturbance) that would be caused by the proposal on the nearby
wetland in the CA zone. We are also concerned about the quality of the submitted ecological
assessment report. We also urge the Board to seriously consider the potential cumulative

impacts of approving this application on the GB zone and the environment in the locality.

11. We consider proposals of ‘transitional housing’ should avoid conservation zonings
(including GB®) or environmentally sensitive areas. Indeed, recently, there is another
application involving ‘temporary transitional housing’ (i.e., A/YL-PH/876), and we do not
object to this application.

12. We urge the Board to reject the captioned application (i.e., A/NE-TK/702).
13. Thank you for your attention.

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

cc. The Conservancy Association
Hong Kong Bird Watching Society
WWEF-HK
Designing Hong Kong

* https://www.pland.gov.hk/pland en/tech doc/hkpsg/sum/pdf/sum ch10 en.pdf
BENMAKEMNRRLRE

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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Figure 2. Habitat map extracted from the ecological assessment report.
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Figure 5. Aerial photos taken in various years.
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s WONG, Suet Mei <wsuetmei@hkbws.org.hk>

FirE4: 20214£03H02H 28— 17:23

B {tE & tpbpd

Bl HKBWS HKBWS .

E=F HKBWS's comments on the planning application for the proposed Temporary Residential

Institution (Transitional Housing) with Filling and Excavation of Land for a Period of 5 Years at
Wong Yue Tan, Tai Po (A/NE-TK/702)
Rt 4. 20210302_WongYueTan_TranstionalHousing_A_NE_TK_702_HKBWS.pdf

Dear Sir/Madam,

The Hong Kong Bird Watching Society's corﬁments on the planning application for the proposed
Temporary Residential Institution (Transitional Housing) with Filling and Excavation of Land for a Period
of 5 Years at Wong Yue Tan, Tai Po (A/NE-TK/702) is attached.

Thank you.

Best Regards,

Wong Suet Mei | EZ

Conservation Officer | £ 5 3+

Hong Kong Bird Watching Society | B R &

A: 7C, V Ga Building, 532 Castle Peak Road, Kowloon, Hong Kong
BRI AT 532 AR THCE

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

B BT EI EI EEEEEE:
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. Q HKBWS
PEEERE

A J8 7 i

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

2 March 2021
Dear Sir/Madam,

Comments on the planning application of the Proposed Temporary Residential
Institution (Transitional Housing) with Filling and Excavation of Land for a Period of
5 Years at Wong Yue Tan, Tai Po (A/NE-TK/702)

The Hong Kong Bird Watching Society (HKBWS) objects to the planning application
based on the following reasons.

1 Not in line with the planning intention of the Statutory Outline Zoning Plan and
“Green Belt” (GB) zoning

1.1 According to the approved Ting Kok Outline Zoning Plan S/NE-TK/19 (the

Plan), the general planning intention of the Plan “should be oriented towards

conservation _and landscape protection” and “to conserve its natural

environment and to protect it from intensive urban developments” .
Moreover, the application site falls within GB zone, where “the planning
intention of this zone is primarily for defining the limits of urban and sub-

urban development areas by natural features such as foothills, lower hill

slopes, spurs, isolated knolls, woodland and vegetated land and to contain
urban sprawl as well as to provide passive recreational outlets. There is a
general presumption against development within this zone.”

1.2 From the Google Earth aerial photograph in 2020, most of the application
site is well-vegetated and is serving the function of buffering the adjoining
marsh and pond within Conservation Area (CA) zone from the village

1 https://www1l.0zp.tpb.gov.hk/plan/ozp_plan_notes/en/S_NE-TK_19_e.pdf

& & #1 /H @ Hong Kong Bird Watching Society

WAG TelNo. +8522377 4387 @ t-mal  info@hkbws.orghk  fhir  FEHEAMEESELMS32WMEAMTC
(T FaxNo +852 2314 3687 #27 Website www.hkbws.org.hk Address  7C, V Ga Building, 532 Castle Peak Road, Lai Chi Kok, Kowloon, Hong Kong
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settlements (Figure 1).

1.3 Referring to the Ecological Impact Assessment and Tree Preservation
Proposal submitted by the applicant, two habitat types were identified
within the site, including “Plantation” and “Developed Area”, while native
trees such as Ficus hispida and Macaranga Tanarius were recorded at the
plantation. ‘

1.4 Moreover, during our site investigation in February 2021, an individual of
Besra (Accipiter virgatus) was spotted within the site and it was found flying
out from the tree within the site to the inland area (Figure 2). This species
of raptor is commonly found in forest habitats which include “moist
deciduous and evergreen montane forest, secondary forest, plantations,
mangroves and pine forest”?. We consider the natural features including

both plantation stand and shrubs within the site have its ecological value,

and are performing the ecological function as well as the buffering

function.

1.5 However, the proposed Transitional Housing Development would involve
tree felling of a total of 165 number of trees including all 147 number of
trees within the application site. Extensive land filling and site formation
would be resulted, leading to a direct loss in 0.8 hectares of plantation
habitat that was recorded with several species of native trees. This is clearly
a direct and permanent loss in habitats and. natural features, even the'
development was said to be tempofary for 5 years. We consider this is not
in line with the above planning intention of the Plan to conserve the natural
environment in Ting Kok area, and the planning intention of GB zone to
retain the natural features to contain urban sprawl. We therefore urge the
Town Planning Board (Board) to reject this application.

2 Clark, W.S. and J. 5. Marks (2020). Besra (Accipiter virgatus), version 1.0. In Birds of the World {J. del
Hoyo, A. Elliott, J. Sargatal, D. A. Christie, and E. de Juana, Editors). Cornell Lab of Ornithology, Ithaca,
NY, USA. https://doi.org/10.2173/bow.besral.01



2  Adverse impacts of the development and the conservation importance of the
surrounding ecologically sensitive habitats
2.1 According to the Ecological Impact Assessment, the habitats around the
application site including pond, watercourse, marsh, mangrove and
secondary woodland were assessed as of “moderate” or “moderate to high” ‘
ecological value. Hence, they are of conservation concern.

2.2 As the ecological surveys for the current application were conducted from
July to October 2020 only (only 32 bird species were recorded in the Study
Area}, we consider that the list of birds provided by the applicant does not
fully represent the bird community in the area and does not take the
seasonal variation of birds (particularly the migrants and winter visitors) into
account. We are concerned the ecological value of the habitats and the
adverse impacts of the development on the surroundings would be
underestimated. ‘

2.3 According to the'HKBWS bird records, about 155 species of birds were
recorded in the marshes and habitats around the application site. Some
globally threatened species were recorded, including Yellow-breasted
Bunting ({Critically Endangered), Collared Crow (Vulnerable), Northern
Lapwing (Near Threatened}, and Red-necked Stint (Near Threatened).

2.4  We are concerned the proposed transitional housing development would
cause adverse impacts on the surrounding ecologically sensitive
.environment. Moreover, the introduction of a population of about 1,962
people in this area would also increase the human disturbance to these
sensitive habitats. As explained in the previous section, we consider that the
application site should be maintained as buffer with natural features
between the current village development and the Conservation Area, and
that the proposed development should be rejected.

3 The Town Planning Board should not encourage “destroy first, build later”

3.1 The appilication site is associated with unauthorized development. Four
Enforcement Notices (Case no. E/NE-TK/011, E/NE-TK/026, E/NE-TK/076,
E/NE-TK/082) for the unauthorized development of land filling and site
formation were issued at the application site from 1996 to 2015.



3.2

3.3

From the Google Earth aerial photograph, landscape changes including
vegetation ' clearance, land filling and storage uses are spotted in
southwestern part of the application site between 2013 and 2021, while
vegetation clearance and land filling were occurred in the northeastern part
of the site in 2019.

We consider that this is “destroy first, build later”. We are concerned the
approval of the current application would further legitimize the current

misuse of the GB zone, leading to the promotion of “destroy first, develop

later” attitudes among landowners in the locality. As the Board has
suggested that “the Board will not tolerate any deliberate action to destroy
the rural and natural environment in the hope that the Board would give
sympathetic consideration to subsequent development on the site
concerned.” 3 We urge the Board to reject this application.

4 Set undesirable precedent in Ting Kok area

4.1

4.2

4.3

We would like to reiterate that the proposed transitional housing is not in
line with the Statutory Outline Zoning Plan to conserve the natural
environment in Ting Kok area and the planning intention of GB zone to retain
natural features.

Moreover, the landowner of the application site is Wheellock Properties
(Hong Kong) Limited, which loaned the lots at a nominal rent of $1 to the
applicant, and has previously submitted a low-density residential
development in the same area back in 2009, There are also “destroy first,
build later” cases and unauthorized developments within the application
site and also the nearby GB zoning (Figure 3).

We are concerned the approval of this application, even in a temporary basis,
would set an undesirable precedent to the future applications of housing
development associated with “destroy first, build later” within GB zoning
and Ting Kok area, and thus nullifying the statutory planning control

3 TPB Press Release. Available at:
http://www.info.gov.hk/gia/general/201107/04/P201107040255.htm
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mechanism.

5 lustifications for the decision and comments made by Government departments
and the Board
According to the Hong Kong Planning Standards and Guidelines (HKPSG), Chapter
10, Section 2.1 (ii), the Board has the responsibility to, “restrict uses within
conservation zones to those which sustain particular landscapes, ecological and
geological attributes and heritage features” and (iii), the Board has the
responsibility to “control adjoining uses to_minimise adverse impacts on

conservation zones and optimise their conservation value”. We note that all other

Government bureaux/departments are also bound to the HKPSG, the Agriculture,
Fisheries and Conservation Department (AFCD) and the Planning Department
(PlanD) has the responsibility to advise the Board on the ecological and planning
aspects in particular®. Given AFCD’s mission to conserve natural environment and
safeguard the ecological integrity® and the proposed development is not in line
with the planning intention of the statutory plan, HKBWS would also expect AFCD
and PlanD to object this application. Should AFCD, PlanD or the Board feels
otherwise, we urge that the appropriate justifications are provided.

The HKBWS respectfully requests the Board to take our comments into consideration
and reject the current application. Thank you for your kind attention.

Yours faithfully,
Wong Suet Mei

Conservation Officer
The Hong Kong Bird Watching Society

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

5 AFCD Vision and Mission. Available at:
http://www.afcd.gov.hk/english/aboutus/vision _mission/abt vision mission.html
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Figure 1. According to the Google Earth aerial photograph in November 2020, most of the
application site (marked with red line) is well-vegetated and is serving the function to buffer
the adjoining marsh and pond within Conservation Area (CA) zone from the village
settlements. However, landscape changes including vegetation clearance, land filling and
storage uses were spotted in southwestern part of the application site between 2013 and
2021, while vegetation clearance and land filling were occurred in the northeastern part of
the site in September 2019.

-
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Figure 2. During our site investigation in February 2021, an individual of Besra

(Accipiter virgatus) was spotted within the site and it was found flying out from the

tree within the site to the inland area. We consider the natural features including both

plantation stand and shrubs within the site have its ecological value, and are
- performing the ecological function as well as the buffering function.

Besra (Accipiter virgatus) was spotted within the site



Figure 3. The photo was taken in February 2021, showing an unauthorized landfilling
of marsh within GB zone occurred near the application site. As there are already
“destroy first, build later” cases and unauthorized developments within the nearby GB
zoning, we are concerned the approval of this application, even in a temporary basis,
would set an undesirable precedent to the future similar applications of housing
development associated with “destroy first, build later” within GB zoning and Ting Kok
area, and thus nullifying the statutory planning control mechanism.

o .

Application stte

Unauthorized landfilling of marsh within GB zone occurred

near the application site
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Wz & tpbpd@pland.gov.hk

EE: #8%F : Application No. A/NE-TK/702 - Comments on the Application
[ipgad] © . Letterto TPB (2021.02.28) Final.pdf '

Dear Sir/Madam,

Further to my email below, please note that copy of my letter is also sent to you by registered mail today.

Regards
K.W. Cheung

{#3% 5 Android _I::Ei’] Yahoo Mail

C e BEERHEMA
A

WA ¢ "tpbpd@pland.gov.hk" <tpbpd@pland.gov.hk>

FEET 2021 FE 2 H B 28 H EM » BERE - 22:38

. H.+ Application No. AINE-TK/702 - Comments.on the Application..........._

Secretary, Town Planning Board

Dear Sir/Madam, |

Proposed Temporary Residential Institution (Transitional Housing)
with Filling and Excavation of Land for a Period of 5 Years
in Wong Yue Tan, Tai Po

Please find attaches my comments on the captioned planning application. Grateful if you could .

convey my comments to the Town Planning Board in considering the Application.

Regards
K.W. Cheung
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28 February 2021

Secretary, Town Planning Board,

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

North Point, Hong Kong

{e-mail: tpbpd@pland.gov.hk)

Dear Sir/Madam,

Proposed Temporary Residential Institution (Transitional Housing)
with Filling and Excavation of Land for a Period of 5 Years
in Various Lots in D.D. 26 and Adjoining Government Land,
' Wong Yue Tan, Tai Po

Application No. A/NE-TK/702

| am an indigenous villager of Wong Yue Tan and would like to raise my serious
objection to the captioned application. The application, in particular its Supporting
Planning Statement (SPS), has provided incomplete, inaccurate, or misleading
information about the proposed development. The proposal is a large-scale
residential development at a remote countryside lacking basic infrastructures. The
proposed development is incompatible with the existing rural setfings. The proposed
large intake of population will lead to insurmountable adverse impacts to the local
villages as well as the rural environment. Please find below elaborations of my
comments on the application:

Wrong Location

2. There was no proper site search exercise conducted by the Government for
the proposed project. The application site is selected just because the landowner
Wheelock is willing to loan the site to the Applicant Lok Sin Tong. The site was part of
former unsuccessful residential development applications (e.g. Y/TP/10) proposed by
Wheelock at Shuen Wan. Like other farmlands acquired by major developers, the site
is idle just because the developer is waiting for development opportunities. It does
not mean the site is suitable for the current proposal or other uses.

3, Shuen Wan area is predominately rural in nature and comprises 11 small
indigenous villages with fow populations. Basic infrastructures and community
facilities (e.g. schools, markets, leisure places) are generally lacking. The area is only
‘served by a single two lanes public road, Ting Kok Road. Traffic problem has always
been bothering local residents and poses serious constraints for new developments.
Hence, the application site is not an appropriate place for large scale residential
development like the current application. If the criteria of Government’s farmer “site
trawling” exercise for Green Belt were applied (excluding land status), this site will
certainly be ruled out at the first instance.



The Proposed Development is Excessive

4. The application proposed to build 11 massive residential blocks. Detailed
dimensions of these building blocks were not available in the SPS. However, based on
the limited layout plans provided, a typical building block measured 30480 x 12192 x
13500 mm (L x W x H). Obviously, the typical footprint of these building blocks {372
m? or 4,000 sq. ft.) is much larger than that of a New Territories Small House (not
exceeding 65.03m? or 700 sq. ft.) Itis 61.5 times bigger. The number of storeys (4)
and building height {13.5m) are also much higher than that of a Small House (3 storeys,
not exceeding 8.23m). It is 1.6 times higher. These massive building blocks are thus
incompatible with the rural village settings in the area. The two photomontages
provided in the SPS (Figure 5.1) showing that these massive building blocks looked like
adjacent village houses, are therefore misleading.

5. The application sought to provide 1,236 units, which are much more than that
of some recent Home Ownership Scheme developments {e.g. Kai Cheung Court 940
units, Choi Wo Court 806 units). In fact, the proposal is comparable to large scale
private low rise residential developments. The proposed plot ratio of 1.493 is quite
high in the rural settings (higher than 1.19 of Beverly Hills, 0.8 of Tycoon Place and
Casa Marina in the surrounding areas). It is therefore more like a “Residential {Group
C)” development.

6. The estimated population of the proposed development is 1,962 persons.
However, according to the flat mix provided in the supplementary information, the
maximum population of the proposal should be 2,553 {2 persons unit x 1,182 + 3
persons unit x 27 + 4 persons unit x 27). Itis 1.3 times higher. The accuracy of design
and technical assessments based on the estimated population of 1,962 would be
subject to queries. In any case, some 2,000 additional population is a very high figure
for the Shuen Wan area. For instance, the population of adjacent Wong Yue Tan
Village or Treasure Spot Garden should-be around some 200. Hence, the new
population is more than 10 times of the existing ones, There will be severe adverse
implications on local infrastructures and facilities.

7. Moreover, the proposed layout is very congested. According to the Master
Layout Plan and Master Landscape Plan, the residential blocks are extremely close to
the site boundary (not even wide enough for the proposed single row of trees) and
remarkably close to each other. Large part of the remaining space will be used for the
emergency vehicle access (EVA) and other facilities. The residual area left is mainly
circulation space between building blocks and EVA. There is little room left for other
purposes, such as the alleged “open space”. The proposed development is thus
excessive and congested. [t is completely incompatible to the existing rural
environment.

Not in [ine with the General Planning Intention of the Area

8. The application site falls within the Approved Ting Kok Outline Zoning Plan No.
S/NE-TK/19 (“the OZP”). It is clearly stipulated in the Explanatory Statement of the

2



QZP that the planning intention of the Area should be oriented towards conservation
and developments are restricted. Relevant sections are quoted below:

9-‘

“The primary planning intention for the Area is to conserve the natural
environment.” (Section 7.1.1)

“The marsh area to the west of Ting Kok Road at Shuen Wan [adjacent to the
application site] is of ecological significance and importance in providing a
diversified habitat for various flora and fauna, particularly as a feeding ground
for birds. Developments in these areas are generally not permitted while
developments in the surrounding areas are restricted to ensure that the:
special characters of these areas are preserved,” (Section 7.2.2 (b))

“the rural hinterland of the NENT [including the subject site], the general
planning intention should be oriented towards conservation and landscape
protection” (Section 8.1)

“In view of the high scenic and ecological value and the rural nature of the Areq,
the general planning intention for the Area is to conserve its natural
environment... and to protect it from intensive urban developments.” (Section
8.2)

It is obvious that the proposed development of constructing 11 massive

building blocks housing a population of some 2,000 people is too intensive and
incompatible with the rural characters of the Area. The proposed development is not
in line with the general planning intention of the Area.

Not in line with the Planning Intentions of the Land Use Zonings

10.

The application site largely falls within Green Belt {“GB”) zone of the Ting Kok

OZP while a small portion falls within Village Type Development {“V") zone. According
to the Schedule of Uses of the OZP, the planning intention of GB is:

11.

“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.”

The Explanatory Statement of the OZP further elaborated that

“The planning intention of this zone [GB] is primarily for defining the limits of
urban and sub-urban development areas by natural features such as foothills,
lower hill slopes, spurs, isolated knolls, woodland and vegetated land and to
contain urban spraw! as well as to provide passive recreational outlets. There
is a general presumption against development within this zone”. (Section
9.1.1)



12, It is obvious that the proposed development is not in line with the planning
intention of GB zone, which 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 GB zone. There is no strong planning justification in the
submission to justify a departure from the planning intention

13. For V zone, the Schedule of Uses of the OZP stated that:

“The planning intention of this zone is to designate both existing recognized
villages and areas of land considered suitable for village expansion. Land within

_ this zone is primarily intended for development of Small Houses by indigenous
viflagers.”

“No new development.. shall result in a total development andfor
redevelopmerit in excess of @ maximum building height of 3 storeys (8.23m)”

14.  The proposed 11 building blocks are much bigger and higher than New
Territories Small Houses. As mentioned in paragraph 4 above, the typical footprint of
these building blocks (372 m?) is 61.5 times larger than that of a Small House (65.03m?2).
They are 1 storey higher as well. The building height (13.5m) is 1.6 times higher than
that of a Small House (8.23m). Hence, the proposed development is also not in line
with the planning intention of V zone.

Not Comply with the Town Planning Board Guidelines No. 10

15. Furthermore, the Town Planning Board Guidelines No. 10 for ‘Application for
Development within “GB” zone under section 16 of the Town Planning Ordinance’
clearly stipulated that:

“...The scale and intensity of the proposed development including the plot ratio,
site coverage and building height should be compatible with the character of
surrounding areas. With the exception of New Territories Exempted Houses, a
plot ratio up to 0.4 for residential development may be permitted.”
(Paragraph 2b)

“The design and layout of any proposed development should be compatible
with the surrounding area. The development should not involve extensive
clearance of existing natural vegetation, affect the existing natural landscape,
or cause any adverse visual impact on the surrounding environment.”
{Paragraph 2g)

“The proposed development should not overstrain the capacity of existing
and planned infrastructure such as sewerage, roads and water supply. It
should not adversely affect drainage or aggravate flooding in the area.”
(Paragraph 2i)



16. As described in paragraph 4 above, the footprint of proposed building blocks
is some 60 times bigger than the existing small houses in the surrounding areas. The
building blocks are also 1.6 times higher. The photomontages enclosed in the
application (Figure 5.1) showing that the proposed building blocks have similar height
with the existing village houses are quite misleading and inaccurate! Obviously, the
proposed development is not compatible with the character of surrounding areas.

17 According to the development parameters provided in the application, the
proposed development has a total plot ratio of 1.493 (domestic plot ratio 1.485),
which is much higher than 0.4 stipulated in the TPB Guidelines No. 10. It is 3.7 times
higher.

18. The application site comprises two land parcels interconnected by a narrow
strip of land. The northern land parcel is now completely overgrown by trees.
Reference could be made to the historic aerial photos of the site contained in
Appendix 5 of the Environment Assessment (EA) report in the SPS. According to the
Tree Preservation Proposal in Appendix C of SPS, all 147 trees within site boundary
and 18 trees outside are proposed to be felled (total 165 trees). Hence, all trees at
the site will be removed and certainly will generate adverse landscape impacts.

19. It is proposed that 165 no. of trees will be planted as compensation, but no
details has been provided. The Landscape Master Plan only show a row of trees along
the site boundary. Presumably, the compensation planting will be carried out there,
but it is doubtful if such narrow strip could accommodate 165 trees. As revealed from
the Tree Survey and Recommendation Plans, the building blocks are already awfully
close to the boundary (may be as narrow as 1 to 2m). There should not be enough
room left for the proposed compensation planting. Moreover, there will be a
proposed Peripheral Drainage Pipeline at the site boundary as shown in the Schematic
Onsite Drainage Plan (Figure 12). Serious conflict between drainage works and tree
planting is anticipated as illustrated in the figure below.

Proposed peripheral
drainage pipeline

Proposed new trees

F7 =00

Examples of conflicts between
compensation planting and drainage system



20. Furthermore, parts of the boundary are loose earth slopes but geotechnical
assessment is lacking. It is uncertain whether there will be any slope improvement
works required at the site boundary. Therefore, the proposed compensation planting
will seem impracticable. The landscape impacts could not be properly mitigated.

21. As indicated in the Master Layout Plan, some of the building blocks {Nos. 4, 6,
7,10 and 11) are remarkably close to the existing village houses of Wong Yue Tan and
Treasure Spot Garden. In Table 1 of the Air Quality Assessment (Chapter 2 of EA}, the
distance of the proposed building blocks to the existing village houses could be as
close as 3m to 5m. Given the much larger footprint and higher height of the building
blocks, the adjacent village houses will be almost completely overshadowed. Their
views will be blocked by the building blocks and their natural lighting will be seriously
affected. However, there is no visual impact assessment conducted to address such
severe visual impacts. Only two inaccurate photomontages have been provided
(Figure 5.1}. Photomontages of views from affected village houses as well as other
sensitive receivers {e.g. Beverly Hills) were not provided.

22.  The SPS of the application asserted that the proposed development will not
bring about adverse impacts to traffic, environment, drainage, sewerage, etc. Brief
reports of different technical assessments were also provided. However, it is found
that many details are not available and some assumptions of the technical
assessments may not be accurate. The proposed development may lead to adverse
impacts to traffic, drainage and ecology of the surrounding areas. Detailed
comments on these aspects will be provided later.

23. As discussed above, the proposed development does not comply with the
Town Planning Board Guidelines No. 10 in that the proposed development is
incompatible with the character of surrounding areas; has plot ratio much higher than
0.4; cause adverse visual impacts to surrounding village houses; has involved extensive
clearance of vegetation and generated adverse landscape impacts to the area; and
may overstrain the capacity of existing infrastructures.

Undesirable Precedent Case

24.  There were applications for Small Houses at GB in the vicinity of the application
site but were rejected by the Town Planning Board (TPB) (e.g. A/TP/613 » A/NE-
TK/215 » A/NE-TK/352). Applications for residential development were also rejected
(e.g. A/TP/273). The major reasons were (a) the proposed development was not in
line with the planning intention of the GB zone; (b) the proposed development was
not in line with the Town Planning Board Guidelines No. 10; and (c) the approval of
the application would set an undesirable precedent for similar developments within
the "GB" zone. The cumulative effect of approving such applications would result in
adverse landscapeftraffic impact and a general degradation of the natural
environment in the area.

25. If building a small house at GB will set an undesirable precedent, what kind of
precedent will be set by the current application with such huge development intensity.
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If the proposal is approved, it will only set an undesirable precedent that large scale
residential development could be allowed at GB zone. It may also facilitate Wheellock
to apply for development at the site after completion of the project (or termination
by the developer). This will lead to allegation about collusion between government
and developer (E & &J4E). The TPB should not apply double standards. Otherwise,
it would be unfair to other applicants, especially local villagers with little resources.

26.  The SPS of the application has also referred to the OZP, However, it only
highlighted those parts saying that applications at GB could be considered by the Town
Planning Board under special circumstances. There have not been elaborations on
how the planning intentions could be met. The major arguments are that the proposal
is only temporary; the applied land use “Residential Institution” is a Column 2 use of
GB and V zones; and there are planning merits. However, all these arguments are
unsound or misleading and are refuted in the following paragraphs.

Unlikely be a Temporary Land Use

27.  The application seeks for an approval of the proposed use for 5 years. If
approved, the Applicant will immediately apply for an extension of 3 years. Then why
not apply for an approval for 8 years in one go? Maybe this is a packaging technique
to make the application looks more “temporary”. It should be noted many so called
“temporary” facilities such as the Tai Po Temporary Market could last for decades.

28. It is not uncommon that many “temporary uses” approved by the TPB have
applied for renewal or extension of time many times. For example, in a recent
application for temporary use as barbeque site at Ting Kok (No. A/NE-TK/698), the
barbeque site got its first approval in 2007, Hence, if the 5 + 3 years of the current
application is approved, the Applicant could continue to apply for renewal or
extension of time every 2 to 3 years. Eventually, the project could last for decades.
The adverse impacts of the development, say visual and landscape impacts, then will
not be temporary.

29.  Asdjscussed above a number of times, the proposal is a large scale residential
project for some 2,000 population. Itis not those temporary land uses usually handled
by the TPB such as carpark, barbeque site or open storage, which could be terminated
or decommissioned without much difficulties. Terminating the project will involve
terminating the leases of some 1,000 families or some 2,000 tenants. It will be very
difficult, if not impossible, to evacuate such large number of tenants. How could the
TPB reject applications for renewal or extension when there are so many grass root
families being affected?

30. The proposal is very expensive. According to the Legislative Council paper
submitted by the Transport and Housing Bureau {THB) in December 2020 (No.
CB(1)299/20-21), the cost of a transitional housing unit is $0.55m. Hence, the cost of
the current proposal will be $679.8m ($0.55m x 1,236). The actual cost should be
much higher since the site lacks basic infrastructures. For instance, the project needs
to construct a secondary level sewage treatment plant, which should add a few ten
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thousand million dollars to the overall cost. Annual maintenance costs of the plant
will not be low either. All these have to be paid by public money. It would be highly
not cost effective if the project only lasts for a few years. Or has the Government in
mind that the project will last for much longer time?

31. The Applicant seemed too optimistic on the delivery of the project by the end
of 2022, Take “The Boxes” (temporary cross-boundary shopping centre) at San Tin as
example. The development used containers as the building blocks for shops. The site
was formerly used as container carparks. QOriginally, the project proponent thought
the development could be completed in a few months, due to “simplicity” of the
proposal and obtaining “consents” from various Government departments. The
proposal obtained TPB’s first approval in 2015 {A/YL-ST/476), but the development
could only commence operation in 2018. There were a number of applications for
extension of time and amendments of the proposal {e.g. A/YL-ST/477, A/YL-ST-529).
It is because the proponent had to sort out various technical issues to meet the actual
requirements of various departments, which took a long time.

32. The current application may face similar situation as The Boxes. Unlike other
transitional housing projects in the urban areas, the application site lacks general
infrastructures. For instance, constructing a secondary level sewerage treatment
plant will be required. The proposal has yet to fulfil various technical requirements
such as discharge licence for sewage, fire safety, building plans, drainage, geotechnical
assessments, etc. Application for extension of time may be necessary. Eventually, it
may take 3 years or even more to sort out all these tedious issues. Will it be cost
effective to pursue such “temporary” use? Or will the proposed use not be temporary?

Unlikely be a “Residential Institution”
33. According to the TPB’s Definition of Terms, Residential Institution means

“any institution established within a building.. which provides residential
accommodation for persons... It includes hostel, dormitory, and elderly housing...
but excludes hotel and guesthouse...”

The quoted examples- (hostel or dormitory} normally only provide basic
accommaodation services which are short term in nature. Usually, catering or cooking
facilities are not provided. As informed in the consultation meeting, the housing units
of the development will be rented to residents under a 2-year lease. This is the same
as renting flats in the market. The development will be managed by the Applicant like
an ordinary housing estate. Hence, it is different from a hostel or dormitory.

34.  As discussed in various paragraphs above, the proposed development
resembles more a private low rise residential development. In terms of development
intensity and scale, it is more appropriate to group the proposal under “Residential
Group (C)". '



35.  Column 2 land uses require permission from the TPB. This means that such
uses may or may not be suitable for a specific site and need to be considered by the
TPB. Even if the proposed development could be classified as Residential Institution,
it does not imply that the proposed land use is appropriate for the current site. Site
constraints will render the site unsuitable for the proposed use. Hence, the applied
use is a Column 2 use does not justify deviation from the development control or
planning intention of GB zone.

Asserted Planning Merits Not Justified

36. A number of planning merits have been listed in the SPS to justify the proposed
development at GB zone (Chapter 5). However, some of them are inaccurate and
some are misleading. For instance, echoing government’s policy and providing supply
of affardable housing are listed as the top merits. These are good objectives but they
should not be mixed up with the planning merits or justifications of the application. If
such argument is followed, then any piece of GB zone could be turned into a public
housing site. In fact, the TPB has rejected several requests for rezoning GB sites for
residential development by the Government, including GB sites in the vicinity of the
application site at Tai Po.

37.  Alileged merits like enhancing quality of life of residents and fostering an
environmental friendly and resource-efficient neighbourhood, are rather vain and not
- supported by strong evidence. For example, the development is congested and
crowded. Community facilities are lacking, but the SPS listed a bunch of facilities:
“multi-purpose community ‘area, multi-purpose exercise area with exercise
equipment, pocket garden, leisure-sitting-out areas, shops and communal space”
{Section 5.6.1). It is hard to envisage how to juggle so many features into the limited
and confined space at the site. There was not any figure or drawing showing the
layout of such facilities. There might not be enough space to put a sitting bench there.
It is also difficult to comprehend why providing a small shop and small communal
space for some 2,000 residents could enhance their quality of life. Also, building an
expensive sewage treatment plant and decommission it afterwards cannot be said to
be resource efficient.

- 38. For the other alleged merits like temporary nature of project; compatibility
with surrounding village setting; no adverse impacts to the surrounding; and set a
desirable precedent, etc., my comments above and below have shown the opposite.
Allin all, there are no actual planning merits of the application to justify deviation from
the strict development control of GB zone.

Lacking Important Details

39.  The SPS only provided some basic technical assessments and many important
details were not provided. For instance, information on geotechnical aspects were
not available (Section 4.7.1 of SPS). The application site comprises filled farmland, but
the properties of fill materials could not be certain. The boundary of the site facing
the marshes in the Conservation Area (CA) zone consists of loose earth slopes. Given
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the close proximity of the massive building blocks to the site boundary, there may be
slope safety problems. The practicability of the proposal in its simple form as
presented is thus doubtful.

40. Eventually, some sort of slope improvement works such as constructing
retaining wall may be required. This may seriously affect village houses in the vicinity.
More importantly, these slope works may encroach into the marshes in the CA zone
and cause ecological impacts. The Applicant has admitted that there will be potential
excavation and filling (Attachment 1 of Application Form). However, details were not
available. Such work may also affect the CA zone, in particular at the narrow strip of
land connecting the two land parcels. There is only a narrow strip between the CA
zone and the development and encroachment may be unavoidable. (Please see figure
below.) If the CA zone is encroached, the proposed development will become a
Designated Project under the Environmental Impact Assessment (EIA) Ordinance. A
more detailed statutory EIA study will be required to obtain an Environmental Permit
(EP) from the Environmental Protection Department.
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41. Other important details like onsite drainage system and compensatory tree
planting plan are also not available. It is thus uncertain if the proposed drainage
system will be effective as alleged and will not aggravate flooding in the area. As
discussed in paragraphs 19 and 20 above, the proposed compensatory planting seems
impractical. The Applicant failed to provide a detailed landscape plan to support the
proposed development.
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Adverse Traffic Impacts

42. Ting Kok Road is the only public road serving the areas from Fortune Garden
near Tai Po Industrial Estate to Tai Mei Tuk. It is the only transport corridor between
Tai Po and Tai Mei Tuk. Ting Kok Road narrows from 4 lanes to 2 lanes at Wong Yue
Tan and eastward to Tai Mei Tuk. This forms a bottle neck at Wong Yue Tan and often
results in traffic congestion. The proposed development is just located at this bottle
neck area. During peak hours, the traffic there is terribly busy and often vehicle
queues are building up starting from the road junction at Sam Mun Tsai Road. The
situation aggravates during Festive Days and public holidays. Queues could extend
from Wong Yue Tan to Tai Mei Tuk. For example, on 15 February 2021 (the Fourth
Day of Lunar New Year, a public holiday), vehicles started queuing up around noon
near Wong Yue Tan. The queue continued to build up and gradually extend eastward
to Tai Mei Tuk. The traffic only returned normal in the evening. Please find below
screenshots of google map on that day to illustrate the situation.
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43, The proposal will lead to an influx of some 2,000 additional population. While
no increase in private cars will be anticipated, there will be a strong demand for public
transport. To cope with the demand, there will inevitably be increase in buses and
public minibuses. Aggravation of the traffic conditions will be envisaged. However,
the Applicant did not provide any mitigation measures to ease the situation. Only
slight improvements to some road junctions further west of Ting Kok Road were
suggested (Figure 5.5). These could not solve the root of problem, i.e., the bottle neck
at Wong Yue Tan. More severe traffic congestion during peak hours will seem
unavoidable. This is not acceptable.

44, The Traffic Impact Assessment (TIA) of the application also suggested providing
a new Green Minibus (GMB) route from the application site to Tai Po Market (Section
4.2.3). The terminal of the new route is at the cue-de-sac near the site entrance and
the minibuses thus have to use the existing village track of Wong Yue Tan to access

11



Ting Kok Road. The section of Ting Kok Road at this road junction is quite busy as it
has only two lanes. It is now sometimes quite difficult for vehicles at the village track
to get into Ting Kok Road. (Please refer to the photo below.) Adding additional public
minibuses will just exacerbate the situation. The TIA also suggested existing GMB
services could be extended by making use of the minibus layby at the site. This will
only further worsen situation. When a GMB going westward waiting at the road
junction to get into the Wong Yue Tan village track, traffic queue will be built up.

45, It is noted that traffic count surveys were not conducted by the TIA due to the
pandemic (Section 3.3.2). In house data of the Consultant in May 2019 was used for
the assessment (Section 3.2.3). It is uncertain if the data will be able to reflect the
current situation. It appears the estimated traffic load is on the lower side.

Inaccurate Prediction of Public Transport Demand

46. The TIA predicted that the additional public transport demand in outbound
direction in AM peak hours is about 709 pax/hr (1,236 x 2.9 x 1.83 x0.12 x 0.9) (Section
4.1.1). It was based on some assumptions on household size (2.9), daily trip rate (1.83),
morning trip ratio (0.12) and outbound trip ratio (0.9). These assumptions used
average figures of Tai Po District or the Territory. The specific characters of the Shuen
Wan area and the additional population have not been considered. Hence, the
predicted demand was surprisingly low.

47. As discussed in paragraph 6, the maximum population of the proposed
development should be 2,253. The new residents should all be grass root people and
need to go out to work. There are no job opportunities along Ting Kok Road.
Moreover, community facilities (e.g. schools, markets, leisure places) are lacking.
Therefore, no matter the residents go to work, attend school, buy food and groceries,
meet friends, seek entertainments, etc., they must go to Tai Po first. Most of these
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activities will take place during peak hours in the morning. Hence, a more accurate
estimation of the transport demand will be 2,253 (max. population} x 2 {daily trip) x
0.5 (morning trip ratio) x 0.98 (outbound trip ratio) = 2,208 pax/hr. The transport
demand should be about 3 times more than that predicted by the TIA.

48.  The proposed enhancement of existing public transport services by the TIA
should be unable to address the new transport demand, even using the estimated 709
pax/hr. It is suggested providing one additional trip each for the special bus routes
73P to Tsuen Wan and 74€ to Kwun Tong (Section 4.2.1). These two additional trips
were alleged to meet 20% (10% each) of the new demand (Table 4.1). These are
special routes with limited morning services (Table 3.3} and only serve limited
passengers with destinations at Tsuen Wan and Kwun Tong. They are not popular
routes due to scarce frequencies (a single trip to 3 trips). No justifications are given in
the TIA why future residents have demand for such routes.

43. The Applicant mentioned in the consultation meetings with Village
Representatives that target residents may mainly be those currently living in Tai Po.
On the other hand, those currently living or working at places far from Tai Po should
have little incentives to move to the proposed development, owing to much longer
travel time and higher transport costs. Hence, the key destination for future residents
should be Tai Po. Additional trips of 73P and 74E, fares of which ($14.8) are more
expensive than 75K ($5.8), will not be effective in meeting the new transport demand.

50. The other suggestion of adding one additional trip for bus routes 72C, 75K and
75P to Tai Po Market Station in the morning may help but far from adequate. Please
note that the public transport services now are already unable to cope with the
existing demand. Passengers at the Shuen Wan and Sam Mun Tsai Road bus stops
have great difficulties in boarding buses or GMB in the morning. Nearly all GMB are
full and 75K buses are crowded, if not full. With the additional populations, the
situation will only be worsened. The proposed 3 additional trips will be far from
adequate. '

51.  The TIA recommended increasing the headway of Bus Route 75K to Tai Po
Market in AM peak hour from existing 8 minutes {7 trips/hr) into 7.5 minutes (8
trips/hr). However, the existing frequencies of 75K shown in KMB’s website should be
8-15 minutes (05:30 to 07:55) and 15-20 minutes {07:55-23:10). Hence, there may
even not be 7 trips/hr under the current services. In any case, there is no guarantee
that KMB will be willing to provide all those suggested additional bus services for a
single development.

52.  The TIA suggested extending the existing layby of Sam Mun Tsai Road bus stop
to accommodate 2 bus bays for facilitating the additional public transport demand
{Section 4.2.2). Again, this is far from adequate. As shown in the figure below, there
are 4 bus stops near the application site (2 for each direction). The large increase in
passengers will overload these bus stops which also serve GMB. There could be over
a hundred passengers waiting for bus during peak hours and create safety problems.
However, the section of Ting Kok Road adjacent to the application site is very narrow
and there is little room available for improvements.
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53. To cope with the increase in some 2,000 population, more buses and GMB
services will be required. However, this will lead to more vehicles using Ting Kok Road.
The congestion problem of Ting Kok Road will then be aggravated.

Aggravating Flooding

54, “Ting Kok Road -Shuen Wan Chim Uk to Wong Yue Tan” is identified as Medium
Flooding Blackspot by the Drainage Services Department (DSD). Flooding occurs at a
“public toilet” and there is possibility of flooding at “a segment of pedestrian way +
cycle path along Ting Kok Road” according to DSD (Section 7.3.2). Apart from these
sites which are elevated lower than the surrounding, flooding did occur in the other
parts of the areas. Please refer to the figure below for past flooding spots.

55.  The Drainage Impact Assessment (DIA) of the application admitted that the
development will lead to increase in paving area and therefore runoff discharge will
increase generally (Section 7.6.1). It also mentioned that “Onsite drainage design will
be designed so that there will be no increased surface runoff (including treated
effluent from onsite sewage treatment plant) to the public drainage system along Ting
Kok Road. Most of the surface runoff would be discharged to the Marshland.”
However, as shown in the figure below, flooding in the village areas might be due to
backflow from the marshland, or when the amount of flood water exceeded the
storage capacity of the marshland. Obviously, the development will increase surface
runoff to the marshland (Section 7.6.6) and hence will increase flooding risks in the
area.
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56. Detailed design of the onsite drainage system was not available and there is
no way to assess how effective such system in controlling discharge of surface runoff.
It appears that the major measure to reduce surface runoff of the development would
be the suggested use of “green roof” (Section 7.7). However, the effectiveness of
green roof in the proposed development may not be easily assessed.

57. The DIA has adopted a runoff coefficient of 0.48 based on a study by Anna Palla
et al! (Section 7.2.4). The figure was derived from a laboratory green roof system
(test-bed) examined at the University of Genova (ltaly). Due to different climate and
environmental conditions, the figure may not be readily applicable locally. In fact,
different regions achieved different result of storm water retention percentage due
to climate and green roof configuration differences, ranging from 23~78%.2

58.  The dynamic stormwater response of a green roof to rainfall events is highly
variable and related to climate conditions and green roof design. The magnitude of
stormwater retention depends on various factors like structure of the green roof,
climatic conditions and rainfall patterns. The characteristics of substrates (thickness
of the soil layers and materials, vegetation typology and density) are important factors
for volume retention.

! palla A, Gnecco |, Lanza LG (2010) Hydrologic restoration in the urban environment using green roofs.
Water 2(2):140-154 '

2 WAI Wing Hong, Onyx (2012) Study of Green Roofs: Green Roof Guidelines, Water Quality and Peak
Runoff. Presentation at Drainage Services Department Research & Development Forum 2012
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59. The moisture content of the substrates immediately before a rain event
significantly influences water retention and detention. Study by Kolasa-Wiecek and
Suszanowicz® reported that in the case of heavy rain (more than 10 mm/day), the
runoff reduction decreased by 30%. In the case of a minimum of 3 consecutive days
of rainfall, the reduction in rainwater runoff decreased by 20%. Consecutive days of
heavy rainfall are not uncommon in Hong Kong. The substrate of green roof may easily
become saturated and ineffective in retention of runoff. Hence, it would seem risky
to rely on green roof as the key measure to reduce surface runoff. The proposed
development will aggravate flooding problem in the area.

Implications under the EIA Ordinance

60.  The Environmental Assessment (EA) report of the SPS alleged that the project
does not fall within the definition of Designated Project (DP) under the EIA Ordinance
{Section 1.4). However, many details of the proposed development are not available,
such as geotechnical assessment, need for slope improvement works, design of
drainage system, etc.  As such, it is premature to draw conclusion that the
development is not a DP, in particular the development is adjoining to the CA zone.
Any encroachment into the CA zone may render the proposal becoming a DP under
Category Q1. If dredging operation is required, then the project may be a DP under
Cat. C12(a){viii). (Dredging is not restricted to activities at the sea or river as
interpreted by EPD in the past.}

Ecological Assessment Inadequate

61. The Ecological Assessment (EcoA) report (Appendix D) of EA in SPS is not
adequate to provide accurate assessment of the potential ecological impacts of the
proposed development. The application site is adjacent to the Shuen Wan marsh. As
described in the Explanatory Notes of the OZP:

“The marsh area to the west of Ting Kok Road at Shuen Wan is of ecological
significance and importance in providing a diversified habitat for various flora
and fauna, particularly as a feeding ground for birds. Shuen Wan marsh is
known to have conservation interests.”

The marsh is zoned “CA” on the OZP in order to conserve its ecological value.

62.  The proposed development is in close proximity to the CA zone (Marsh 4 as
shown in Habitat Map). It is also close to Marsh 3 {zoned GB). Marshes 3,4 and 5, are
located at the upstream of the reed beds, mangroves and pond habitats at the
northern side of the site. These wetland habitats are interconnected and form a
wetland ecosystem. Any changes in hydrological or ecological characters at the
upstream will also impact the downstream habitats.

% Kolasa-Wigcek, A., Suszanowicz, D. The green roofs for reduction in the load on rainwater drainage in
highly urbanised areas. Environ Sci Pollut Res (2021}. https://doi.org/10.1007/511356-021-12616-3
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63. Since the application site is close to the marshes and elevated higher, any
construction activities like filling or excavation will easily affected the marshes. Silty
runoff or other pollutants discharged from the construction site will seriously affect
the wetland habitats. However, only some very general mitigation measures were
proposed and may not adequately address the potential ecological impacts.

64, For instance, the SPS mentioned that a 2.5m buffer has been reserved
between the proposed transitional housing blocks and the boundary of CA zone
(Section 5.5.3). It further mentioned that planting along the boundary adjacent to CA
will provide physical and visual separation from the CA zone and screen off potential
human disturbance to the ecological sensitive areas. Interestingly, such measure was
nat recommended or elaborated in the EcoA.

65.  The 2.5m buffer is too narrow and far from adequate. [t is even not enbugh .
for the proposed tree planting. From ecological perspective, buffer to streams,
wetlands and coastal habitats should be at least 15m. Such approach has been
adopted by the TPB in many cases of determining zonings in OZP (e.g. SSSI zoning of
Sha Lo Tung Stream in Sha Lo Tung OZP, GB zoning along Lin Ma Hang Stream in Lin
Ma Hang OZP, GB zoning along Heung Yuen Wai Stream in Ta Kwu Ling North OZP,
CPA zonings of coasts in Hoi Ha OZP and Tai O OZP} and vetting development
applications.

66. There are a number of inadequacies in the EcoA which may lead to
underestimation of ecological value of the habitats or inaccurate assessment of the
ecological impacts. The following paragraphs highlight some of the major
inadequacies.

67. The EcoA only reviewed the 2009 Ecological Baseline Report for a S.12A
application {Section 2.1.2). Presumably, this was the rezoning request of Wheelock.
As the Report was not in the public domain, the public would be unable to assess the
relevance or accuracy of the data. On the other hand, some published information
about the site were omitted. This includes the approved EIA Report for Drainage
Improvement in Sha Tin and Tai Po (EJAD Register No.: AEIAR-110/2007), the study
area of which covered the application site. Ecological monitoring of the project was
carried out at Shuen Wan from March 2011 to January 2016, by Ramboll, Consultant
of the EA of this application. It is therefore surprising such relevant information was
not reviewed in the EcoA.

68. The Conservancy Association was invited by Wheelock in proposing a Wetland
Rehabilitation Project in Shuen Wan. To have a better understanding on the
ecological situation of Shuen Wan wetland, the Association completed a series of
ecological baseline surveys on habitat types, birds, dragonflies, amphibians and
reptiles in 2012, The surveys recorded 68 species of birds, 34 species of dragonflies,
18 species of amphibians and reptiles.* The EcoA should try to acquire further
information in this aspect from the Association or Wheelock.

4 Please refer to the website of Conservancy Association:
https://www.cahk.org.hk/show_works.phpttype=content&u=54&lang=en
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69. The EcoA only carried out rapid ecological surveys from July to October 2020
(Section 2.1.3), i.e., with a duration of 4 months covering the dry season only. As
recognized by the OZP, Shuen Wan wetland habitats are considered of conservation
interests. There may be seasonal changes in wildlife uses, especially water birds.
According to the EIAO Guidance Note No. 7/2010 “Ecological Baseline Survey for
Ecological Assessment”, there should be an ecological baseline survey of 6 months or
9 months covering both wet and dry seasons. The survey efforts of the EcoA might
not be adequate to draw up an accurate ecological profile of the study area.

70. In addition, only the dates of the ecological surveys were provided. Other
details, such as survey routes, sampling points, survey methodologies, timing, etc.,
were not provided. Itis hard to assess the appropriateness of the surveys.

71. Only plants species of Marshes 3 and 4 were provided in Appendix 1. Records
of plants occurring in other habitats, in particular those with ecological interests like
secondary woodland/fung shui wood and mangroves, were not provided. For
examples, a group of uncommon mangrove Lumnitzera racemosa is found along the
footpath near the north side of the application site and an Incense Tree (Aquilaria
sinensis) sapling is found at the fung shui wood to the west of the site. Locations and
photos of these plants as well as some past personal records of native fauna
observed/collected are shown in the figures below. There were also past sightings of
fireflies at Marshes 4 and 5.

Records of Native Flora and Fauna

Lumnitzera

Common Birdwing Incense Tree (mangrove)

(butterfly)

Sharphead Sleeper
(fish)

NP e |
N el Agpllca_llquite} )

Chinese Barb
(fish)

Water Beetle,
Paradise Fish
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Incense Tree Lumnitzera
{Aquilaria sinensis) (Lumnitzera racemosa)

TNE LS

72. Although species lists of major fauna groups were provided in Appendix 2, the
EcoA report only roughly divided the records into two categories: “in Application Site”
and “in Study Area”. Detailed locations or habitats where they were recorded were
not provided. It might be hard to determine the likeness of these fauna being
impacted by the project.

73.  The major ecological concern for this project should be indirect impacts to the
adjacent habitats of ecological interests, including marshes, streams and wetland
habitats further downstream. The EcoA did identify a number of potential impacts of
low to moderate significance (Sections 5.3.8 to 5.3.12 and Table 12). However, only
some general mitigation measures were recommended. It heavily relied on the belief
that the development will be confined within site boundary and there will be minimal
site formation work {Sections 6.1 & 6.2). As pointed out in paragraphs 39 to 41 above,
filling and excavation works may be required. Slope improvement works may also be
necessary and encroachment of CA zone may result. The narrow strip of vegetation
between the development and CA zone will not provide sufficient screening and
minimise the disturbance impacts to the CA zone as predicted in Section 6.2.6.

74, The EcoA suggested that fence off the application site by hoarding or with
sandbags stockpiled along the site boundary would be sufficient to control water
quality impacts {Section 6.3.1}. As discussed earlier, the building blocks are very close
to the boundary and only very narrow space is left. However, such narrow space have
to be used for constructing peripheral drainage pipelines as well as compensatory tree
planting. Maybe use as “sitting out” areas later as well. Erecting hoardings and
construction of pipelines will already bring about construction impacts to the CA zone.
Sandbags may not be effective in preventing silty runoff particularly during heavy rain.
The suggested mitigation measures would seem inadequate or ineffective.
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_ 75. The proposal will lead to influx of some 2,000 population. These new
residents obviously will not stay at home all time. Given that leisure facilities are
lacking in the area, it is highly likely that they will wander into neighbouring areas.
Trespassing through landscaped areas to gain access to public road or scenic spots is
now a rather common phenomenon. Apart from potential conflicts with existing
villagers, they will also put pressure on the local natural environment. Human
disturbance and nuisance will affect wildlife there, particularly birds at the Shuen Wan
-marshes. However, such impacts were not discussed in the EcoA.

76. The SPS mentioned that proper management will be in place to deter any
unwanted activities at the CA zone and the surrounding area (Section 5.8.2). Like the
proposed 2.5m buffer, such issue was not discussed in the EcoA. Moreover, it is
uncertain what kind of management will be implemented. The proposed
development is not a' detention camp, not much could be done to control the
behaviour of residents.

Potential Conflicts with Existing Residents

77.  The proposed development will bring an additional population of some 2,000
- people.Itis some 10 times mere than the exiting populations of villagesthere. Given
that the building blocks are so close to the village houses (the closest just 3m), there
. may not be any effective separation or screening between the new development and
existing villages. Trespassing and competitions for the scarce community resources
(e.g. public transport) may create conflicts between new and existing residents. This
is highly undesirable. The empty statements in the SPS for providing a pleasant co-

living environment will not be materialized.
Concluding Remarks

78. No one will object to the provision of appropriate accommodation to people
in need. | am also grateful for all the good work of Lok Sin Tong in serving the
community. However, any good work must be carried out at the right time and right
place. The location of the current application is just not suitable for such purposes. It
will bring adverse impacts to the local community and the environment. The
application is also not in line with the planning intention of the area and land use
zonings. | sincerely hope that the TPB could seriously consider my lengthy
presentation above and reject the application. If necessary, | would be pleased to
present my comments to the TPB.

Yours faithfully,

Cheung Kwok Wai

Address:
Email:
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=4 Comments on application number; [A/NE-TK/702]
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Dear Sir,

Attached please find my comments to the captioned application for permissions to the Town Planning
Board under section 16(2F) of the Town Planning Ordinance.

Best regards,
Cheung Kwok Keung .



hkcliu
文字框
Appendix II-18 of RNTPC 
Paper No. A/NE-TK/702


2/3/2021

HAEILEEZEE 333 3%
IbABEE 15 B
HEILZ ESE

WEEE

AR AP IR R R
HEMELTHE [PAEIE © A/NETK/702]

HIRFUSC RS AR - BT ¢

T VH R R FEARAT I, 550G CA Y&k (LitiF b - BRI SRR FIRTATY T a g
YRR HE > RARRERIL T - BRI &1 L2 S B |
BRMMARNAE » PSR EHEENEREHE - 2R EHEHE NS
T EFIRERBIBOR -

kiﬁ—ﬁmﬁﬂé“ﬂ%% Iu%fﬁﬂ’ﬁ!ﬁ i > ERETERR 6 - AR ARREET LA
BERE - BREFERIREIS A TEE SR RCE AR E R L IR
B IL KRR AR EIE BRI A FHE AR BT - ARBIE AL RN AR #] 2002
SEHYIMIBFARLAERD - B P HREIESRS TS  E % E IR B A R
BRNESAS  TREEENEARRE - B MG TEEE AHENSNEE
AR B -

2.1 TEJ%"%F%F' IEE%@J%%EW*JM&]I(SINE TSN T4k, HAsy R
F—8 - REEERAREAIER G RENIIZ

2.2 FEFHESIEIE—IREARE PR LM, - SEELIEL - WRELERK
Y - HEREERTRP R EENE . FT AR ERNEEE - HRCARL
"eRfb ) MR ISR RE IR © (HKSPG 55— P48 &)



2.3

2.4

2.5

2.6

2.7

b HAFRIAFEREGREE CA It

B BN IR B L ﬁﬁxe*ﬁ%ﬂ“%’ﬁ @Kﬁ}ﬁﬁé’%ﬁﬁ’] M &kd IZ_] iﬂﬁ%‘

Bear S ey 5% e 1 AL B (R RS S fR N & 0 A AR - SRR R
1L,236EAGriY TARRY ) BBEMHE - mlifTAR - BB TR TRk
SERERE AR ) A T AT RS R AR OO R 5 | A BN RS R
AHlEhAREESRY) | #9fE5] 0 (HKSPG %+—F P.48-49 #2)

BETH ERERHIERIF MR A T {E - N RE B R AERAT =1 ENEE
il R - IS I G BT R RIAFEAVEE - Frl T WIREHERS -
MEEAEFRENALTE - HWHPHRIST - [HUHMEHERRES
Fo REHTZ AR AT o AT T 3EB1‘Ti B RRE ) THE SRR
PRI B R e A T BRIy R S AR ]

BETHERER P e TIERET ~ AERE » 3 ~ FKRBES T mBI R RaErs - 5
RACTE A RHRI SRR DG IR S e A & B RS A R & - T
B PR A S RIS R WA L SR A 2 — (R
TH H IEZ PR FH VR 5

TR T 4k(b ) MORTH R AR BRI (R B R REECARY, » TTRESZ2. SRV AT
T » R RGE R f BRI — 1T A BRESEHY | AERIATHR | » A e FiT
T T ERAVEE - BRGNS - O NEDREZ -

2



2.8 [LIHEREE S ERARE LR S
RK S HE R EERVHIBEEE R » ZURRSERRE | F AL At ¥ i S i B Ay R St
LEFR(ESH LY - MBEE LA TA S ST 8O GHE o 380 R r A s
Wi HEESMEEEN T TR, -

(HKSPG 5% P.19 K3) fHmLHMMEEER — MWaiE

WL | it — RS iRk 75 Y ERI

LR '
TR | 0.4£F 3 & BFE | WEREANAT TR 3
I PGSR | EAHE » (H I 2
A £ it B SRR 7 TR PR A FT R PR
FRBETRE | 0.21% B S ] | U AT ERIF RS - DA
IS 0w (B R ERET -
5l
BETEARY 4B | 1.485(% 11EE 4/ Ry KRBV =B 1 B BT B
=X 1 : 55k 7w |t ]
=, HH

2.9  JLIAFREESR R EALRI A I R i s
(HKSPG "% 210 P.27) TSR I EATHT 8 R S Ay A 4R R B (i 2 R
AT EAR

B EES PSR EE | AR
s 5% e A 4 & 5 &
FAETEAN 100 A SO

216 AW 216 A 108 A

BETAAEY T 4B =0 1 5 EREE AL 49 1,962 A
B THHQ2.16/AH)

AR S e A TR B

R EHES | e PRALEE
BRI BRI
4 & 5 &

BAEEREUEE - 30 20

216 HEEEHE - 65 43

BETEAEY T A U B HEE P BRI ¢ 1,236
B HEQI6AH)




¢2021¢1H ZOEI Eﬁuuuﬁj‘%‘t TH H BRI = RO MR EE - — A i =
ARSI R RAHE ARSI HHE A TR - EEN R RS SRR
B A T DR AR » — U T RS B2 o MR ER R
{EREETE RN L T $ 4E  FR -

Eﬁ:‘ﬂ % T”“ FF Fe‘%ﬁﬂf‘eﬁ E.:é%@lﬂﬁfm SRR o 2R I R B S e [ A A
HHBGERMETEH - FIREEEMRRFETR - M2 E 8 8Hy k21
HE# RS KB AR GEE RS HERTHERENE - A LS
HER » (HLSTAIS BT BB ERT— R AR & AR - HES AR TC R E SIS
T - SRR AR (R SR R R -

E2020E?ﬂ4&¥ﬂﬁ1$@’ﬁ{ﬁ%iﬁ’.{i LSTEE FREAED - fE _EIERHZE - [F
RF NIRRT A » KA IIE (S0 > S e B LGRS R B B A 218
5T o BERLWPPAEET PTELE 18005 = U A BT > METFE20204E9 H 24 H #25-Hfl A B
& A ERIREEE & 77 ERRE R B R AV T » SR IEEA KRR REfEny
R flgeeiE - SOV PSSO EE o R IR A G B i D 61 4 T v A DL S 49500025
A AECUR B X & R50 8L - ARy 5 %€ o 1L A € 20204 12 H 6 H He

AN RS R - (https://www.legco.gov.hk/yr20-
21/english/panels/hg/papers/hgch1-299-e.pdf) & RALZEE &M 7 33 (%0 - BLUA
B/ N A YRS TE TEHA AT E - EERIESGHE T - #EA
RETh B EEAT 8 H HA13,237 0 15,000 H AR K —EXHERE - (EALEEE FIE H B
iz B B PABR F5850 « SBH L IF20205ENY R & » R R R LL13, 2001  BE fir
RAFE B FIEARK =LA R AV RIS - MR I H R S & 8 S0(@E
BAAY -

6.1 iZDJ:S‘Iﬁﬁ?EZOI()’EFﬁEB@EiEﬁ TEAE2023FF HiTFR AE15,0001E 244 5 B A7 - ¥E
e E AR SR I #212% (2,800) - Tk FEIHAREATR » B a5 SO IRR I A IR AT
HH - sk s B R EALET REVETE T - AHE AR » THE BRI S
BB B H PR B DASE T EERERE D - RtV H HRER (26386 (<1236 - 850)IE B iz 32
8 o SRS RALE E A R S H R/ NEFR P ERTERR SRV TR - AR R
FoPENNTA B ERK (B Wl AR, 28 0 H IR AR ARSI T IR AR RB

& KEBERSF » RREALFELH > BE4E ERETT  EELE—ER
FE A1 SRR RE -



6.2 EMAHHBRAZEE - HEE =R/ IUIOHHE R IE H oTH 8% E
JFHY HAREEAL R A —— - (4.1.1 + 422+ 5227 5.10.1E%)

6.3 HEZEAKE > TESLE— T RRR & &S A B R [
#moit ¢ AINE-TK/702 Ko HPEg4mas @ A/YL-PH/R76] ° /\SIEHE MY typical block
layout  HABAECAIHAERIE H S0 - My A BRI MYRIE B (1R S i
[E]— 2 {18 B i & P 2R 1982 B A By -

6.4 FH2UEGHEEEA IR AL ZHE - FERHRERSICESTREEE
JRBZIETE H BRI H ATHASE - — 5 A AEUR B T FE R RO 25 TEBE R R 2 P
TEHYE% » S5—JTHITRAEAAEIE H T - AR EThR N EEE » Bk
IRFHER SRR S — T > IORERALEE (SO e s (G A
SFAZEZSUL] 236 B - E IR G TR EE BN U | T B B R R
gHE-

EF’ )£14:J§’\2021fﬁ2ﬁ ?méa fE' T‘B 3. 4,%:03%* % IFHILZ&@ 202045 H 26 H @iy s &
i (https://www.legco.gov.hk/yr]19-20/english/panels/hg/papers/hg20200526¢b1-652-1-
e.pdf ) o A LT Ay bR RO ES 2020512 Ho 0 @il iV Rt &kl - BT
IR ZESE - (HIAA RV ERIASZ B8 E X - KOS EE A
&2 850 {EEEAL -

ﬁz?&#ﬂﬁ’%ﬂ’]ﬁ% %E{I%ﬁﬁlﬁﬁ’]/\fiﬁfﬂm{ﬂé{% ERFERA L ERE
TAELAARATE - T THIEATRE SR &R 5 8 B A IR EIBARE S » f5 2014 4 2 A8
wHY (RERFERNE) AREHRES 6.17 BEAILER "L AREHIMAREL
FEREEIAR] - ETHEA S 22 B it BURF T — 5 i e AR B Lt e
BEMER TATREANL - | RBEFEEREAL " RSN - BE
A PR AR A — WA R AR TR A R A /DT R IR B HETIR A2 ! > WVRER A
REAANZ PR - 2020 FFRAE TEAE IR AL HERRRIFT » T 2021
2 ARTUBEIRERY B S &Iﬂﬁgﬁlﬁ?%&fﬁ{%tf’f GIND #2215 I e b A=
E R R BRI ) - BRTHE ATV S REIEEES  EAERER
R LUK R 57 15,000 YA EEE -



8.  BIZFE{E:AIME ORIy i R AR B L IR
1= AR5 5 RO ESTEAIERE - L 0
PP (A BTSRRI E AR AERR IR M0G0 » BEESARE IRIAIR
5 - HEBRBRBE ML EECAMML AR HE - TR B

- STHRTTARBIET RS AFIRRY o S0 IR R R CEIRRAE B A R

SFRTSRAT L ﬁ%ﬁ R BRI -

é%?&’f %

o Bl 58
2021 &£ 3 A 2 H

L



__ First of all, as a member of Taipo District Council, it’s regret that we were not being
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Paper No. A/INE-TK/702
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Town Planning Board
15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong

1st March 2021

Dear Sir,

Re: Proposed Temporary Residential Institution (Transitional Housing) at Wong Yue Tan,
Tai Po (A/NE-TK/702)

consulted, while at the same time it was done with the Taipo Rural Committee. During this
time, we are waiting for the meeting and information from the concerned parties. However,
| was finally informed before the Chinese New Year that we are bypassed and the project
went directly to your board with the time of public consultation of about 1 month time.

We therefore collected the public opinion from the area with results as follows (attached
with this letter in separated):

Total collected Agreed Not agreed

On line 356 2 354
On Street 83 3 80
TOTAL 439 5 434

It’s clear that the overwhelming majority is not agreed with the proposed project.

Within the one month time (including the Chinese New Year), our office worked hard to
understand the proposal in your Shatin office which comprises professional knowledge of
different aspects, including environment protection, traffic, sewage and etc. Being a layman
of different professional aspects, and without the explanation by relevant authorised
people, we tried to understand and picked up information that we could understand and
response as below.

Paragraph 4.2.1 ....it is proposed to increase the headway of Bus Route 75K...from existing

=
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8 minute to 7.5 minutes and to provide one additional trip for Bus Route 72C and 75P....

The 75K has never been 8 minutes headway. It’s 10 minutes during the morning peak hour
(before 9 am) in the morning and becomes 15 and 20 minutes for the rest of the day.
Regarding the GMB service, it’s hard to have one GMB picking up passenger in the Shuen
Wan Station (Jim Uk) in the daytime. It is very easily to be observed if the applicant has
visited the bus stop at the normal day time especially before 9 am or consulted with
concerned parties . You would also see taxis waiting to pick up customers around the bus
stop.

We have been talking with the GMB for providing more service but they couldn’t at the
moment due to the limit of resources, although they agreed it’s profitable for them. It
means the demand for the service is already greater than what it could be provided even at
this time being.

Beside the inaccurate fact from the applicant, | wonder what is the status of “ it is proposed
to increase...” and what action has been made in addition to the statement made in the
proposal.

Paragraph 5.9.2  “..Those improvement works could be implemented by the government
or Tung Tsz Residential Development...”

We can’t see any kinds of improvement works have been planned or mentioned, and in fact,
the planning Tung Tsz Residential Development will also worsen the traffic condition of Ting
Kok Road, where, this project as an organic part of it, will further deteriorate the condition.

Last but not the least regarding traffic and public transportation, the Lung Mei Beach which
will be officially opened by this summer was already proved to worsen the traffic condition
during the last Chinese New Year as shown in the attached photo (traffic congestion upto
Sham Mun Tsai Road and further).

We welcome any plan to improve the overall housing condition especially for the need.
However, this temporary Transitional Housing will be built and pulled down after 5to 8
years time(?). It will be a double harassment for the neighbourhood, and | can foresee the
third harassment once the land is returned to the developer.

We also know that other opinions have been organised and mailed to different concerned
government departments before your notice of consultation. | hope that those opinions will
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also be considered.
A 1238 units housing project for almost 3000 people concentrated in the area will definitely
create lots of influence to the neighbourhood. | hope that your board wili safeguard with

your professional knowledge as we have no adequate knowledge and chance to be
consulted.

Regards,

So TatM eung

Svires o A LA SR T KR e R

Member of Taipo District Council (Shuen Wan)
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(a)

(b)

(©)

(d)

(e)
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Recommended Advisory Clauses

to note the comments of the District Lands Officer/Tai Po, Lands Department (DLO/TP,
LandsD) that:

(i)  the Site comprises mainly private lots held under Block Government Lease and
government land. No structures should be erected on the Site without approval
under lease; and

(i)  the lot owners should submit and obtain a short term waiver under lease before
using the Site for the proposed use and a short term tenancy from LandsD before
occupying/using the government land for the proposed use. If the above
applications are approved by LandsD in the capacity as landlord at its absolute
discretion, they will be subject to such terms and conditions, including but not
limited to payment of fees as may be imposed. However, there is no guarantee
that approval to such applications will be given;

to note the comments of the Commissioner for Transport (C for T) that the management
party of the access road and the roundabout should ensure the smooth traffic of the
access road and the roundabout (including exercising control over illegal parking) and
allow 24-hour access by and overnight parking of GMB to facilitate the efficient
operation of the GMB service;

to note the comments of the Chief Town Planner/Urban Design and Landscape,
Planning Department (CTP/UD&L, PlanD) that approval of the application does not
imply approval of tree works such as pruning, transplanting and felling under lease. The
applicant should seek approval for any proposed tree works from relevant departments
prior to commencement of the tree works;

to note the comments of the Chief Architect/CMD(2), Architectural Services
Department (CA/CMD(2), ArchSD) that:

()  some of the building facade area of Block 1 are facing west. Solar control
devices should be considered to reduce solar heat gain and avoid glare affecting
other buildings as far as practical; and

(i)  barrier free access shall be provided to comply with “Design Manual: Barrier
Free Access 2008”;

to note the comments of the Chief Building Surveyor/New Territories West, Buildings
Department (CBS/NTW, BD) that :

Q) means of escape of the proposed building should comply with regulation 41 of
Building (Planning) Regulations (B(P)R). If single staircase buildings are
proposed, the requirements on building height, usable floor area, access to
required staircase and travel distance, etc. under Clause B6.1 and Clause B11.2 of
the Code of Practice for Fire Safety in Buildings 2011 should be complied with;



(if)

(iii)

(iv)

v)

(vi)

(vii)
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the Site should be provided with means of obtaining access thereto from a street
under B(P)R 5 and emergency vehicular access (EVA) should be provided under
B(P)R 41D;

if the Site is not abutting on a specified street having a width not less than 4.5m,
the development intensity should be determined by the Building Authority under
B(P)R 19(3) at building plan submission stage;

the proposed building should be provided with adequate access and facilities for
use by person with a disability in accordance with B(P)R. Also the provision of
open space and the provision of prescribed windows for natural lighting and
ventilation should comply with relevant regulations of the B(P)R;

the sustainable building design requirements and pre-requisites under PNAP
APP-151 & 152 would be applicable to the proposed development if GFA
concessions for non-mandatory/ non-essential plant rooms and services are
claimed;

if MiC is proposed for constructing the proposed development, the applicant is
advised to note PNAP ADV-36 and APP-161; and

formal submission under the Buildings Ordinance (BO) is required for any
proposed new works, including any site formation works. Detailed comments
under the BO will be provided at the building plan submission stage;

(f) to note the comments of the Director of Fire Services (D of FS) that :

(i)

(i)

detailed fire safety requirements will be formulated upon receipt of formal
submission of general building plans; and

EVA provision at the Site shall comply with the standard as stipulated in Section
6, Part D of the Code of Practice for Fire Safety in Buildings 2011 under B(P)R
41D which is administered by BD;

(g) to note the comments of the Director of Food and Environmental Hygiene (DFEH) that :

(i)

(i)

(i)

if any Food and Environmental Hygiene Department (FEHD)’s facility is affected
by the proposed development, prior consent from FEHD must be obtained.
Reprovisioning of the affected facilities by the applicant up to his satisfaction
may be required;

no environmental nuisance should be generated to the surroundings. For any
waste generated from the works and operation of the proposed development, the
applicant should arrange the disposal of waste properly at his own expenses;

during the planning approval period, the proposed development should not hinder
the flow of departmental refuse collection vehicle(s) (RCVs) to the refuse
collection point (RCP) and the normal operation of RCP should not be affected,;
and
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(iv)  if domestic waste collection service of FEHD is required, prior comments from
FEHD on the waste collection plan, including the accessibility and
manoeuvrability of RCVs to RCP, should be sought.





