Appendix I of RNTPC
Paper No. A/YL-MP/34
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_ 71 APR 713 2o Form No. Sto-1HHE-

This document is received on .

The Town Plannmg Board will formnlly acknowledge

the dale of receipt of the application only upon receipt

of all the required information and documents,

APPLICATION FOR PERMISSION
UNDER SECTION 16 OF
THE TOWN PLANNING ORDINANCE
(CAP.131) |

EIRE S16-111 5 -

B (R E ) 131 %)
% 16 16 X B ¥ o] &

Applicable to Proposal Only Involving Temporary Use/Development of
Land and/or Building Not Exceeding 3 Years in Rural Areas or Rénewal
‘ of Permission for such Temporary Use oxr Development*

BTSSR A B RRTHIE 3 B (o S e B SR A = 0
i PR TR Bt Sl P i/ S R e ] (A

*Form No. S16-I should be used for other Temporary Use/Development of Land and/or Building (e.g. temporary
use/developments in the Urban Area)and Renewal of Permission for such Temporary Use or Development.

SEL -3t  R BSPRTEERS R SR (I BB R SRS RA S SR i B
[REVFF TR » IR(EFTRAE R S16-1 8 -

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 reasonabie 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.html
| H SR AN EKTE AR B T 5 R A DARRERI AT AR 812 B SR ESIRT LR AR E BB AERT
THBEFEAFEENE P —HSBIR ﬁﬁ']ithl?%%%ﬁf&ﬁ?‘hﬁﬂ’]ﬁmﬂ” WA

hitps://www.info.gov.hk/tpb/te/plan_application/apply.html]

General Note and Annotation for the Form

*  “Current land owner” means any person whose name is regnstered in the Land Registry as that of an owner

of the land to which the application relates, as at 6 weeks before the application is made
CIRFT AT A L FSTESRH SRR N BE  E 4 ETR T i b MR ek Mt Rak SR A PARA T8

T HERE ARA

% Please attach documentary proof F5FCHEEEAS 4

A Please insert number where appropriate 5% 1 & it 7 5L BR4RSRT

Please fill “NA” for inapplicable item E7EFRAIIE HIHE " FEMA

Please use separate sheets if the space provided is insufficient ¥IFTR{HHIZEREF R » 5 5 EHERPE

Please insert a "+ | at the appropriate box LB ERIFBEALMLE Tv ) 3R




¥ ¢
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250005 Form No. SI6-I1 SRS S16-111

Application No, ,
For OffealUse Onty | PR RS A/ {7 3
R I Date Received .
e E1 58 21 APR 2003

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 Reoad, North Point, Hong Kong,
FASY A I RS B S e SR () %ﬁ%‘%ﬂtﬁﬁiﬁﬁiﬁ 333 SACAB S 15 Mg

RAERE (TR TERY ) G -

. 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.oov.hk/pb/, 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
E £ & ; | ¥, 1) ”" S o = o b ey - :
hitp//www info.covhkitply): JRel (12 B SEHm (A 5ILEBEE 333 BILABEEE 15 8 — Wi 2231 4810
2, 2231 4835) B AR BIEYA SU RN T aER (FAGR T 2231 5000) (B bAEEEE 333 SHLABUR & F 17T BRI
B ERRERE | SUOHBITEE 14 B)3EHL - ;

. 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 copies are incomplete.
BEAAETHEZ B AR T » TE 1 B GBI BRI Y SRR TR Sl ARLUTET L
IERRRRNE - MRASH AR IOUFEISAE S » ZRE TREREFMPH -

2.

1. Nameof Applicant HEFf A& B/LHE

Architectural Services Department

(OIMr. 28 /O Mrs. RA /0 Miss/ME /0O Ms. jt:i; /{1 Company £3S] @rganismion i)

Name of Authorised Agent (if applicable) BB E AL &Z/AHE (MNHBEA)

(‘D Mr. &gtk /OO0 Mrs, = A /0O Miss MR /O Ms, ﬁt:t?%ompany 448 /0O Organisation 48 )

Townland Consultants Limited

3. Application Site B 3 Hi BE
| Lot Nos. 3054 S.!;\. 581, 315618.A.’, 3200 RP(Part), 3200 S.A. RP,

(a) Full address / location /| 73201 RP (Part), 3202%Part), 3203 RP, 3204 RP, 3205 RP, 3215,
demarcation  district and lot | 3216, 3217, 3211RP, 3212RP, 3213RP, 3214 S.A,, 3214 S.B,, 3218,
number (if applicable) RP, 3250 S.B. s523 RP, 3250 $.B. ss33 RP in D.D. 104 and
Eedfhal /M0 EL /SEBOB R adjoining government fand, Yau Pok Road, Yuen Long
HE SRS (HNEA )

(b) Site area and/or gross floor area .
involved . ﬁitc arca H{HRETHE 8 9'774 ........................ sq.m E}Zﬁﬁwbout &
RS KAk ; . ) .
g&&jﬂtﬁgﬁfﬁ&/ﬁ. W Qﬁ)ross floor area 40 E L., 3%°10  sqm zFﬁﬁiwaUl &

(¢} Area of Government land included '

(if any) 8,028 N bout %
B EI0RT - ( fA) | e sq.m I3k out &Y
2

Parts I, 2 and 3 1~52 3
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Form No. S16-11] FHEE S16-111 3%

(d) MName and number of the related | Approved Mai Po and Fairview Park Outline Zoning Plan

statutory plan(s) No. S/YL-MP/6
ARSI o SMLMP!

{e) Lalnd use zone(s) involved . "Recreation”, "Residential (Group C)"
By T H R IR

mostly vacant, small portion for storage of equipment for
(f) Current use(s} Site maintenance

B AR '
' (If there are any Government, institution or community [acilitics, please illustrate on
plan and specify the use and gross ﬂoor area}

(B {T{el BT ~

4. “Current Land Owner” of Application Site H i§ ﬂt’.%’jﬁ’ﬂ FEfT MR A

The applicant Hi¥ A -

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

RE—H rﬁﬁiﬂ..?ﬁﬁ)u “* GHARITE 6 515 - MTRMISEREA ) -

(O isoneof the ‘current land owners™ # (please attach documentary proof of ownership).

REAP—& TRIT A A GRTH SRR -

is not a *“current land owner™.

XEFzE TRITLHERAL

[3J  The application site is entirely on Government land (please proceed to Part 6).

| ERSHESE R BT . (SR E 6 3h5) -

5. Statement on Owner's Consent/Notification

BRL A A BT E B/ A R B R

(a) According to the record(s) of the Land Registry as at .......0. DT (DD/MM/YYYY), this
application involves a total of ...... LT “current land owner(s) "'*. :
TR A MERE o A o FlRJacss - BB HRE
B e, & TRTLEEA L '
(b) The applicant EASE A -
has obtained consent(s) of .. 1 ......... “current land owner(s)"*.

B oo, & TEITHEEA | HIEE -

Details of consent of “current land owner(s)” * obtained I8 " IR{T LA A | *EIENEY

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

Land Owner(s)' . . (DDIMMAYYYY)
S8 154 M Registry where consent(s) has/have been obtained A By B e
‘ R -3 S MR ST SR B S B R A ERSREE /bR AR jrtinrs
Al B8 . (H/B/E)
i Lot Nos. 3054 5.A. 581, 3158 S.A., 3200 RP{Par), 3200 S.A. RF, 3207 .
1 RP (Parl), 3202 (Part), 3203 RP, 3204 RP, 3205 RP, 3215, 3216, 3217, 14.4.2023

3211RP, 3212RP, 3213RP, 3214 S.A. 3214 §.B., 3218 RP, 3250 S.B.
523 RP3250-5Bss33 RP-Im Db 10d

(Please use separate sheets if'the space of any box above is insufficient. #1_EFI{EFEFREVZERTF E « H1SEIRAE)

3 Parts 3 (Cont’d), 4 and 5 453 () - 35 4 B 554y
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Form No. S16-111 24845 S16-111 5%

] hasnotified .............. “current land owner(s)™
TR oo % THIT A AL ¢ -
Details of the “current land owner(s)”” notified EJHKT " HIT- 1S A "HUEEEMA R /
No. of Curreut Date of noptication

Land Owner(s)’ ‘Lot number/address of premises as shown in  the record of the
F 305 4 B Land Registry where notification(s) has/have been given
i, %8 R - e R £ 2 28 LR BIAT B SRS,/ PR ATty

given
(DD/MMEYYYY)
BRI EAE/ /)

/
/

{Pleasc use separate sheets if the space of any box above is insutticient, 40_-FHLETHISAVEMA R - FHEEH

[ has taken reasonable steps to obtain consent of or give notification tf owner{s):

CRR SIS B AR S e A IR R S A BB /O T ¢

Reascnable Steps to Obtain Consent of Owner(s) H¥{§ L HtgE ANNE SRR ATS 7
[] sent request for consent to the “‘current land owner(sy” on . (DD/MM/YY YY)
iy (B/AMEYRE—& BT RHEEE A R REE
Y
Reasonable Ste_s to Give Notification to Qwner(s - HidEEA A SR AR AR H Ay S TR
[] published notices in local newspapers on (DDMM/YYYY)®
7 . (B AR e S B P S T - s

on or near application site/premises on
Y)"c
iy A ISP SRS/ B R PR AT EI’J%”E{E‘E%HBEJ’ SEE PSS

[] posted notice in a prominent positi

(] sent notice to relevant owdlers’ corporation(s)owners’ committee(s)/mumal aid committee(s)/management

office(s) or rural comnyttee on (DD/MM/YYYY)®
o (E/ A ENR RS AR L T RA/ T HR G/ T EE R
E’i 4 .

- Others

ay insert more thanone "+ ; .

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

SR EILE T, B

) 3EE A7 PR — iﬂ_.EE (MR ) Repilin (47 ) 4y RIHR ki

4 Part 5 (Cont’d 5
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Form No. 816-111 S16-1115

Proposed Light Public Housing Development and

(2) Proposed Associated Filling / Excavation of Land on a 3 Years Temporary Basis
use(s)/development
ERRAT ISR
(Please illustrate the details of the proposal on a layout plan) (5§ B TR AR EEMEE 1)
(b) Effective period  of 7 ST OF- S S e,
permission applied for
BT AR O month(s) AR oo,
(c) Development Schedule ¥ RANETF
Proposed uncovered land area B3 % 1-ft i . 673305(approx 75% OISIleNea Jq.m CAbout 45
Proposed covered land area $E5877 - 25 - Hh [E 22,443.5 (approx. 25% of Site Are .m%bout 9|
17 Residential Bbcks.. 2 Amanity Blocks, 2 Guardhouses, 1
Proposed number of buildings/structures SF3$ 54, /sty 8 ;m;;;;mmgrm‘;’wfw Blocks (including
Proposed domestic floor area 58 ARk i 54435 ....................... sq.mW)out &
Proposed non-domestic floor area #ESSIE(E B EH 1 075 ......................... sq.MbQuL &y
Proposed gross floor area S AR IR T M . 55'510 ....................... 5q.mh ut 49

Proposed height and use(s) of different floors of buildings/structures (if applicable) S Y/ISSYNEREEEREING
BB iR (Ui¥FD) (Please use separate sheets if the space below is insufficient) I TR 2 » #REEREH)

Please refer to Supplementary Planning Statement :

.....................................................................................................................................
.....................................................................................................................................
------------------------------------------------------------------------------------------------------------------------------------

....................................................................................................................................

Proposed number of car parking spaces by types FEIREMEAEArAVENEH

Private Car Parking Spaces FA BB AT T e
Motorcycle Parking Spaces HE#HIfiy e T et ean e emaresntoreArtonnserannnanrnen
Light Goods Vehicle Parking Spaces BRUBEUEAHAT " e
Medium Goods Vehicle Parking Spaces €8 4555 R
Heavy Goods Vehicle Parking S BIHDATEAL e seeme e en st eennnan
Others (Please Speci fit, (GEFEA) et et r et e e e

Proposed number of loading/unloading spaces | 3% %5 Brii{ir (kRN 5

Taxi Spaces KRBT e
Coach SPaCes TR B T
Light Goods Vehicle Spaces #RBUfgdessfy B e
Medium Goods Vehicle Spaces ®igg®igifyy
Heavy Goods Vehicle Spaces BERIBEIRIMlT e
Others (Please Specify) Aty (#%08) .. 2GreenMinibus Bays . ... .




Form No. $16-HI F5t4%E S16-110 5

| Proposed operating hours f?&ﬁmﬁﬂ’}ﬁ'ﬁ

All hours
There is an existing access, (please indicate the sireet name, where
appropriate)
(d) Any vehicular access to F—REAHEN - GREHERLBENER))
the site/subject building? Yau Pok Road Famnew Park Boulevard
BEREBEAELSE S D There isa proposed aceess. (pleasc 1llustrate on p]an and spemﬂ( the wndth)
AR ? H—IREEREES - (RN - MGSERAE AR )
No & O

(e) Impacts of Development Proposal #&F 5% 5 138 51 %1 &y 2 4%
(If necessary, please use separate sheets to indicate the proposed measures to minimise possible adverse impacts or give
justifications/reasons for not providing such measures. ANTEIAYEE + ST E AT RER/VOIAEHIRT REEHY
e - SRRSFRICER/EH <)

(i Does the = ; g mEimms
development Yes & [ Pleaseprovide details 3EFE{LEFH
proposal  INVOLVE | et et e e e ettt an e eran
alteration of
existing building? .......... SErresetssseansaarinisaes AR AL SRS bbbk
HaSaE gﬁﬂ é‘% ............ PO U U PPPPPN
HEER AR '
ARE? NoE A
i Yes % a!’lmsc indlicate on site plan the boundary of concerned land/pond(s}, and particulars of stream
diversion, the extent of filling of land/pond(s) and/or excavation of land}
GﬁH&‘htﬁi$ﬁ§iiﬁl.ﬁﬁh‘ﬂ'§ BHEhb, b Ras - B RO ~ O - A R/ s LT Ryl
sl
] Diversion of stream 7 il
(if) Does the [] Filling of pond {4
development Area of filling SN ~-ov.ovooveee sq.m FH3l: OAbout 49
proposal  involve Depth of filling HHBERs : Sk ClAbout 24
the operation on the epth of filling BIHEEEE ... m 3 out &5
right? wTilling of land H{ -+
g;ﬁzjiég:ﬁzé g Area of filling 1 1 i&F& 1 5’700 ....... sqm 3 %out £9
AT Depth of filling {E 1 [EF 15 ................ m > About £7 -
xcavation of land {4+
Area of excavation ¥ +HH..... 7’600 .. sqm T HAHT§About 49
Depth of excavation $E1- 75 ... 22 m bout #
NB: Indicative only. Area and Depth of Filling/Excavation
No& |[] ofLand subject change during detailed design
On environment ¥ Yes & [ No g
On traffic #3253 ' Yes & [ No FfF
On water supply ¥f{fsK Yes & [] No ¢y
(iii) Would the | On drainage ¥fHE7K Yes & [ No A&
development On slopes BffiliEF , Yes & [ No F&
proposal cause any | Affected by slopes SRUFRIE Yes & [ No Fg
adverse impacts? | Landscape Impact ¥ RIERE Yes & (7 No ¢ '
ﬁﬁ%ﬁ%‘{' @1 & | TreeFelling Be{&iiAK Yes @& No REr
& i& B & B | Visual Impact BRELE Yes & No &
g7 . Others (Please Specify) HAt, (F4518A) Yes & [ No &
6
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Form No. S16-II1 ZHE S16-111 3¢

Please state measure(s) to minimise the impact(s). For tree felling, please state the number,
diamcter at breast height and species of the affected trees (if possible)
SRR R ROENE - SRR S EEAR O E - AR E A
FE R RS E])

Piease refer to the Supplementary Planning Statement.

.........................................................................................................
.........................................................................................................
.........................................................................................................
L e R R R TR R E)

.........................................................................................................

(B) Renewal of I’ermissnon for Temporary Use or Development in Rural Areas
R R RS PR R AT

(a) Application number to which
the permission relates A/ /

B ET A AT ARE

(b} Dale of approval

. e e e ettt (DD HAMM B/YYYY £)

{c) Date of expiry
&Y 1) s 1

{d) Approved use/development
Citteast el iy Rk, 5

[[1  The permissiondoes not have any approval condition

SRR A TR

licant has not yet complied with the following approval condition(s):

A AR T TN R

(e) Approval conditions

Itk 23T

Reason(s) for non-compliance:

TORBITTHIIEEA -

(Please use separate sheets if the space above is insufficient)

(LU 22 e - 385 HEREH)

() Reffowal period sought T3 year(s) £E e
RO RA (1 month(s) @S

7 Part 6 {Cont’d 6



Form No. S$16-111 454 S16-111 8

7. Justifications 3 &

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

BUEE R SR e R D RO AR - TR » A -

Please refer to the Supplementary Planning Statement.

.......................................................................................................................................
TR RN R L L D T L T T D B B LR TR YR R
........................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
........................................................................................................................................
.......................................................................................................................................
-u.aanu----u-uu--o--.--‘b--.---nannnnnnnnn-q||n--||n---nnnn-n----‘--ln--nnnnnnlnnnuuunlnnnql|n-l-l-ll--a----.-uu-a-l--uu--v------.- -----
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
........................................................................................................................................
.......................................................................................................................................
R I I N I T I T R R PR R
.......................................................................................................................................
.......................................................................................................................................

.......................................................................................................................................

.......................................................................................................................................
........................................................................................................................................
......................................................................................................................................

.......................................................................................................................................

Part 7 % 784




Form No. S16-1II &5 S16-111 &%

8. Declaration B HS

[ hereby declare that the parliculars given in this application are correct and true to the best of my knowledge and belief,
FAGHICERY - A AL A RO ERL - IR AT BLAE ML MRS -

I hereby grant a permission to the Board to copy all the materials submitted in this application and/or to upload such materials
to the Board’s websilte for browsing and downloading by the public free-of-charge at the Board’s discretion.

A NBRAERTZE RETIFHEAATUE UARTHHEACHI T A WA B/ ot LR B S48l » (LA R Ry BITE s 1k -
Signature ‘ O Applicant 15 A Muﬂlorised Agent JEFZIRCHEE A
?E% Pae?

Lau, Vincent Chi King Associate Director
Name in Block Letlers Position (if’ applicable)
4 (GALAERIES) Rz (AnEEFA)

Ly IP TSRS 7 [] HKIA ZFBHSpiis g /
HKIS FikFIBATS s / [ HKIE s TieAisd /
(] NKILA FFEMEamEEdE/ [ HKIUD &8ss
[7] RPP il EESE 3R dRE
Others FAtl oooiin e

Professional Qualification({s) wiﬂbﬂ &R /[ Fellowof EE®E

on behalf of ‘Townland Consultants Limited

e e e R Ay
w Company %35 / [ ] Organisation Name and Chop (if appllcablc) ﬁ*ﬁ%f{ﬁ)&ﬁ (N3] )

Date [}t 17.4.2023

............................................................ (DD/MMAYYYY H/B/&F)

Remark {#&¥

The materials submitted in this application 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.

% B9 GRS IR B APRRRA I R TI 2 R @R P RATEANE - GRS RSB T - A
WA LREZ S GEERNREHARR T -

Warnin 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.

ERAFBAMRECRAIMEI T » SR P EHEHAET (A E R AR e - BRRR (NEFRTHAD -

Statement on Personal Data {& A #RlE 1A BH

1. The personal data submitted 1o the Board in this application will be used by the Secretary of the Board and Government
departmenis for the following purposes:
Z R OB R ARV EA R @A R AR RBOTENNT » DURE ORAEIEGD RAEBREMRTTR
W RGBS [HIBEELUT AR -

(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 :
FRREE R  EUSATES T AL AR - FREATT T ANE-A 8 A MR ¢ DK

(b) facilifating communication between the applicant and the Secretary of the Board/Government departments.

FI{E T AR RS Rty RO 8P 2 R T I

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

Pl ABKEEST RS LR ALAO0E Al - BORERIEAM AL DERE - DA LAEE | BHRRHIME -

3. Anapplicant has a right of access and correction with respect to his/her personat data as provided under the Personal Data
(Privacy) Ordinance {Cap. 486). Request for personal data access and correction should be addressed (o the Secretary
of the Board at 15/F, Nortl Point Government Offices, 333 Java Road, North Point, Hong Kong.

HE (B A BERHLARBERI) (45 486 TONIRITE » o1 A% A LS HR TSRS B BB TEL(E AFOT iﬂx‘v’k‘m‘—-‘l )R N
FEEER G HREAINER Kl FE I AEEE 333 Yk ARFSE 154 -

[2r]

9 Part 8 258 &4r




Gist of Application EFEFiHEE

(Please provide details in both English and Chinese as far as possible. This part will be circulated to relevant
consultees, uploaded to the Town Planning Board’s Website for browsing and free downloading by the public and
available at the Planning Enquiry Counters of the Planning Department for general information. )
(ERELUEN R PORE - RS ERETHRNESAL - LRENITREZEGERRAREERAKER
TR EPREFRERN SRR —RsE ) '

(For Official Use Only) (SH27 14 22 L)

Application No.
| EREEARSR
Location/address | | ot Nos. 3054 S.A. ss1, 3156 S.A., 3200 RP(Part), 3200 S.A. RP, 3201 RP (Part), 3202
&, ik - (Part), 3203 RP, 3204 RP, 3205 RP, 3215, 3216, 3217, 3211RP, 3212RP, 3213RP,
3214 S.A. 3214 S.B,, 3218 RP, 3250 S.B. ss23 RP, 3250 S.B. ss33 RP in D.D. 104 and
. adjoining government land, Yau PoK Road, Yuen Long
Site area 80.774 5 % A &E
. q. m 3 75‘7[{'\‘?About ]
ik AT
(includes Government land of @AEH AT £ 8028 sq.m .77 sk @Phbout 4)
aﬁrh Approved Mai Po and Fairview Park Qutline Zoning Plan No. SfYL-MP/6
= IR R AR B S [ 5 B A RO B R S/YL-MP/6
izté)%ng "Recreation”, "Residential {(Group C)"
"RREE, LB (FR)
Type.of ; ) Temporary Use/Development in Rural Areas for a Period of
Application (L AR B RS P R/ 5 R B
R SER - _ |
Hreas) F 3 O Month(s) &
[0 . Renewal of Planning Approval for Temporéry Use/Development in Rural
Areas for a Period of
I HABRER I EEERAF F i/ 4% R A TR 85T =] S N B
[T Year(s) £ - [J Month(s) A
Applied use/
development Eroposed Lig{pt Public HousingBDe\_felopment and Associated Filling f Excavation of
sy B/ and on a 3 Years Temporary Basis

. RERRENOREERERRLBLTE (B3 F)

For Form No. S.16-11T {388 S.16-111 BF



LB

25 %

i)  Gross floor area sq.m SEFTH Plot Ratio HtFEEE4
d/or plot rati
;@*ﬁr@pﬁc}ézo/gjz Domestic 54,435 v!\bout 29 OAbout £9
L *H O Not more than (INot more than
. ORELS NESS
Non-domestic 1,075 ? About £9 {OAbout 43
JEEH Not more than [ONot more than
e LA
(ii} No. of block Domestic 17
i £
Non-domestic 14 {2 Amenity Blocks, 2 Guard Houses, 1 Sewage Pumping
IFEMA Station, and 9 Buitding Services Blocks (including E&M and 2
Refuse Collection Points))

(iii) Building height/No. | Domestic . .
of Storcys . {35% Approx. 10.65 (Ma|n I'OOf) ]‘n ?k
HEYIERE /BB {2 (Not more than 4~ 261%)

3 Storeys(s) &
VﬁNot more than R ZF4)
;\g&%}mestm Approx. 5.5 (Main roof) m 3k
O (Not more than %5
1 Storeys(s) J&
«(Not more than %5
(iv) Site coverage

¢ About #y

(v)

No. of parking
spaces and loading /
unloading spaces
Bk EER
HHE

Total no. of vehicle parking spaces {£Ei{ir &8

Private Car Parking Spaces L FEEL
Motorcycle Parking Spaces T B HHIfL

. Light Goods Vehicle Parking Spaces #RIY &8I HEI{iy

Medium Goods Vehicle Parking Spaces AU (551 E {if
Heavy Goods Vehicle Parking Spaces BRI B HI [ Hi{ly
Others (Please Specify) H:fth (&%%//88)

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

EEEREN M1PHEREY

Taxi Spaces RY-HHif)y

Coach Spaces Jif€ = iz

Light Goods Vehicle Spaces $BEEY 5 HL AL

Medium Goods Vehicle Spaces A BT E{T
Heavy Goods Vehicle Spaces EE#I (BB {if.

Others (Please Specify) HAt (55%188)
Green Minibus Bay

Bus Bay

12

11

For Form No. 8.16-1H

S.16-H1




Submitted Plans, Drawings and Documents $23Z8V[ER! - 4818 5304

Chinese English
L3°8 L

¥

Plans and Drawings [FR[Ze858

Master layout plan(s)/Layout plan(s) 48485 REEH /ARt E

Block plan(s) #EF i EE

Floor plan(s) #&5-T[Hi[#l

Sectional plan(s) #%5E

Elevation(s) 17$%[E]

Photomontage(s) showing the proposed development %Tﬁ‘-‘ﬁé;ﬁa’jﬁﬁ-m 2H
Master landscape plan(s)/Landscape plan(s) BSEsRsT4EE,/BEIREEE
Others (please specify} HAilr (EEFEH)

goOooaoono

€&}

Reports 3 n%

Planning Statement/Justifications %Eﬁljﬁﬁj%/@?ﬁ

‘Environmental assessment (noise, air and/or water poliutions)
BEIEHE (W% -~ ZBRESKETISHL)

Traffic impact assessment (on vehicles) ELHLERAYAZ FER2EEETL

Traffic impact asséssment (on pedestrians) 51T AAYAE MBRZEEETAL

Visual impact assessment 58 828554

Landscape impact assessment 8 B2 @ EF (i

Tree Survey AL

Geotechnical impact assessment -+ JJE2 TG

Drainage impact assessment HE7K B2 85 E (S

Sewerage impact assessment HESRZEEETY

Risk Assessment [E\F&EES

Others (please specify) Hfifr ( 5H5EEH)

Ecological impact Assessment

oooOoogoooog 00

AR S 4]

Note: May insert more than one F v | . £ @ [ HEEMR—EHFBAMNE "v ) 5

Note: The information in the Gist of Application above is provided by the applicant for easy refercnce 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.

5 biteR R ENRORHR R R AR T ER R AR S - SN FTEREHEC A R R S F AR Wi SESR
FRF AR - SRR - EERBEH AR -
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Appendix Ia of RNTPC
Paper No. A/YL-MP/341

SECTION:16 PLANNING APPLICATION TOWN PLANNING ORDINANCE (CAP: 131)

PROPOSED LIGHT PUBLIC HOUSING DEVELOPMENT AND ASSOCIATED FILLING /
EXCAVATION OF LAND ON A 3 YEARS TEMPORARY BASIS
AT VARIOUS LOTS IN D.D. 104 AND ADJOINING GOVERNMENT LAND,
YAU POK ROAD, YUEN LONG

- Supplementary Planning Statement -

TOWNLAND CONSULTANTS LIMITED



Appendix Ib of RNTPC
Paper No. A/YL-MP/341

" TOWNLAND CONSULITANTS LTD.

URBAN AND REGIONAL PLANNING, DEVELOPAENT CONSULTANCY, MASTER PLANNING, URBAN DESIGN, ARCHITECTURE,
TOWNLAND LANDSCAPE ARCHITECTURE. FROJECT MANAGEMENT AND SOCIAL CEVELOPMENT

Qur Ref ASD/FPYIL/ERIC/03 By HAND and EMAIL
Date . 18 May 2023 | '

Secretary, Town Planning Board

¢/o Planning Department

15/F North Point Government Offices

333 Java Road, North Point, HONG KONG

Dear Sirs

SECTION 16 PLANNING APPLICATION
THE TOWN PLANNING ORDINANCE (CHAPTER 131)

PROPOSED TEMPORARY LIGHT PUBLIC HOUSING DEVELOPMENT FOR A PERIOD OF 3
YEARS AND ASSOCIATED FILLING AND EXCAVATION OF LAND IN “RECREATION” AND
“RESIDENTIAL (GROUP C)” ZONES, VARIOUS LOTS IN D.D. 104 AND ADJOINING
GOVERNMENT LAND, YAU POK ROAD, MAI PO, YUEN LONG (TPB REF: AfYL-MP/341)

Reference is made to the Captioned Planning Application submitted on 17 April 2023.

Further to comments received from Agriculture, Fisheries and Conservation Department ("AFCD”),
Urban Design & Landscape ("UD&L") Section of Planning Department (“PlanD"), Environmental
Protection Department (“EPD"), and Drainage Services Department ("DSD"), please find our
responses provided in the enclosed Responses to Comments (“R-to-C") table { Attachment 1
refers).

Per AFCD's Comment, please omit Appendix A from the Ecological Impact Assessment ("EcolA")
{Appendix 7 of the Supplementary Planning Statement submitted on 17 April 2023) as the relevant
information already incorporated into the main text of the EcolA.

Please note that all responses are clarifications only and there are no changes to the Proposed
Development or the findings of the Technical Assessments which conclude no adverse impacts to
the surrounding environment.

Should there be any queries, please do not hesitate to contact the undersigned or Mr. Eric Chan.
Yours faithfully

FOR AND ON BEHALF OF
WNLAND-CONSULTANTS LIMITED

Associate Director
VINERIC
jﬁx i MAIN HORG KONG OFFICF
i
|
il # CHINA OFFICE
2]
INDIA OFFCE
{ .
& - s e e e ASSOCIATED COMPANIES
1 TOWNLAND CONSULTANTS [INTERNAYTIONAL} LIMITED {International}
INDONESIA OFFICE TOWNLAND CONSULTANTS {SHENZHEN) LIMITED {China) Q
[ E:]
. TOWNLAND CONSULTANTS PVT, LIMITED [Indla] %
i PT TOWNLAND INTERNATIONAL [Indoncsia) )
. 50 9007: 2015
155} HOWARD & SEDRON PARTNERSHIP (United Kingdom) Cenificate No., CCB44
ci\yviasd_fpyl_03.docx {18-May-23) ' Page 1



e e Appendix Ic of RNTPC
Paper No. A/YL-MP/341

" ° TOWNLAND CONSULTANTS LTD.

URBAN AND REGIONAL PLANNING, DEVELOPMENT CONSULTANCY, MASTER PLANNING, URBAN DESIGN, ARCHITECTURE,
TOWNLAND  LANDSCAPE ARCHITECTURE, PROJECT MANAGEMENT AND SOCIAL BEVELOPMENT

Our Ref ASD/FPYL/ERIC/04 By FAX and EMAIL
Date 25 May 2023

Secretary, Town Planning Board

¢fo Planning Department

15/F North Point Government Offices

333 Java Road, North Point, HONG KONG

Dear Sirs
SECTION 16 PLANNING APPLICATION
THE TOWN PLANNING ORDINANCE (CHAPTER-131)

PROPOSED TEMPORARY LIGHT PUBLIC HOUSING DEVELOPMENT FOR A PERIOD OF 3
YEARS AND ASSOCIATED FILLING AND EXCAVATION OF LAND IN “RECREATION” AND
“RESIDENTIAL (GROUP C)” ZONES, VARIOUS LOTS IN D.D. 104 AND ADJOINING
GOVERNMENT LAND, YAU POK ROAD, MAI PO, YUEN LONG (TPB REF: A/YL-MP/341)

Reference is made to the Captioned Planning Application submitted on 17 April 2023.

Further to comments received from Environmental Protection Department ("EPD"), Transport
Department ("TD") and Highways Department ("HyD”), please find our responses provided in the
enclosed Responses to Comments (“R-to-C”) table (Attachment 1 refers). The R-to-C Table also
summarises comments from the Public and responds accordingly.

Please note that all responses are clarifications only and there are no changes to the Proposed
Development or the findings of the Technical Assessments which conclude no adverse impacts to
the surrounding environment.

Should there be any queries, please do not hesitate to contact the undersigned or Mr. Eric Chan.

Yours faithfully
FOR AND ON BEHALF OF
TOWNL&ND ONSULTANTS LIMITED

Vincent Lau
Associate Director

VINERIC
Enc  Attachment 1 - R-to-C Table

e —m e — o Attachment 2 - Replacement Pages of Environmental Assessment
Attachment 3 - Replacement Pages of Traffic Impact Assessment

cC Client /f Team
jﬁt MAIN HONG KONG CFFICE
TE CHINA QFFICE
pac

INDIA GFFICE
F - ASSOCIATED COMPANIES ©

. TOWNLAND CONSULTANTS INTERNATIONAL) LIMITED [International)

INDONESIA GTFICE TOWNLAND CONSULTANTS [SHENZHEN) LIMITED [China}

Ra
TOWNLAND CONSULTANTS PVT. LIMITED {Indin)
' ) PT TOWNLAND INTERNATIONAL {Indoncsia)
15D 9001 2015

] HOWARD & SEDDON PARTNERSHIF [Unlted Kingdem} Cernficate No: €CB44

P Drive\ASD_FPYL\Oulgoing_Doc\Correspondence\letier\d4.docx (25-May-23) Page 1



- Attachment 1

R-TO-C TABLE
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Attachment 2

REPLACEMENT PAGES OF
ENVIRONMENTAL ASSESSMENT




on a 3-Year Temporary Basis at Various Lots in D.D. 104 and Adjoining Government Land,

Proposed Light Public Housing Development and Associated Filling / Excavation of Land ﬁ

Yau Pok Road, Yuen Long

6.
6.1.

6.1.1.

6.2.

6.2.1.

622

6.2.3.

6.24.

Water Quality Impact

Criteria and Guidelines for Water Quality

The assessment on water quality impact shall comply with the Water Quality Objective
{(WQO) as stipulated in the Water Pollution Control Ordinance (Cap. 358) (WPCO), and other
relevant guidelines and regulations, including the Practice Note for Professional Persons on
Construction Site Drainage {ProPECC PN 1/94) and the ProPECC PN 5/93 con Drainage
Plans.

Water Quality Impact During Construction Stage

The major water quality concerns shall be the on-site runoff from dust suppression activities
and rainfall, sewage effluent from construction workforce and chemical spillage during the
construction stage. The key pollutants would be suspended solids from surface runoff and
other pollutants would include fuel and lubricant oil from the construction vehicles and
Powered Mechanical Equipment (PME) cn-site.

Best Management Practices (BMPs) should be- implemented at the “construction site;

tncludmg proper’ handiing, sorting and storage of construction solid waste; debris and refuse
generated ‘on-site prior to dlsposal General reflise and recyclable raterials should be
collected separately and stored in appropriately labelied ‘bins. dnd” removed “regularly to
minimise the risk of windblown waste/ debris discharging into the harbour.

To mitigate the water quality impacts, construction practices outlined in the ProPECC
PN1/94, where applicable, would be implemented. Typical relevant waste water control
measures include:

» All open stockpiles of construction materials (for example, aggregates, sand and fill
material) should be covered with tarpautin or simitar fabric during rainstorms;

« Manholes (including newly constructed ones) should always be adequately covered and
temporarily sealed so as to prevent silt, construction materials or debris being washed
into the drainage system, and storm runoff being directed into foul sewers;

+ Wastewater generated from the washing down of mixer trucks and drum mixers and
similar equipment should wherever practicable be recycled. The discharge of
wastewaler should be kept to a minimum and sited away from natural water courses
after treatment to WPCO requirement; and

+ The construction solid waste, debris and rubbish on-site should be collected, handled
and disposed of properly to avoid causing any water quality impacts.

The practices outiined in ETWB TC (Works) No. 5/2005 “Protection of natural streams/ rivers
from adverse. |mpacts arising from construgction works” should be adopted where applicable;
Relevant mitigation measures are listed below:
s _Impermeable sheet piles and cofferdams should be used as required to divert water flow
from the construction works area so that all the construction works would be undertaken
within a dry zone and physically separated from the watercourses;

» The proposed works should preferably be carried out within the dry season where the
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on a 3-Year Temporary Basis at Various Lots in D.D. 104 and Adjoining Government Land,

Proposed Light Public Housing Development and Associated Filling / Excavation of Land . a
Yau Pok Road, Yuen Long

flow in the stormwater culvert/ water-channel/ stream.is low;

the mIand water bOdleS

and temporary stockprle of constructron materlals should be Iocated well _agvmay from anyi
watercotirses during carrying out of the construction works:

. Stockprllng of constructron matenats and dusty materials should be covered and located

i S WA RTE T R g  ? A  Aay

away from any watercoursas;

_Construction debris and spoil should be covered up and/cr disposed of as soon as
possrble to avoid heing washed into the nearby water receivers;

Constructlon actrvrtres whtch generate large amount of wastewater should be carried
.- where practicable;

treated *

’L-_: An temporary works sute :nszde the stormwater watercourses ,should be temporanly

ge effluents; it uncontrolled
i S, portable chemlcal torlet
le *"onsrbrlrty to ensure that cheémical toilets. are used‘and ‘properly maintalned and: that
lrcensed constructors are employed to collect and dispose of the waste off-site at approved
locatlonSl

6.2.6. By adopting the above mitigation measures with best management practices, the impacts

arisen during the construction stage would be reduced to an acceptable level and adverse
water quality impacts would not be anticipated.

6.3.  Water Quality Impact During Operational Stage

6.3.1. Dunng operation. phase “storm water. runoff from paved surfaces, with the Application Site
will be. directed 0. 2 managed stormwater dratnage system.. Ryrioff from the buildings and
road surfaces within the Application Site may carry suspended:$olids and other pollutants
such as fuel, oils and heavy metals that could enter nearby surface. water badies or storm
drams if uncontrolled Wrth:n |mplementat:on of stormwater best management practlces

hot anttcrpated
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Proposed Light Public Housing Development and Associated Filling / Excavation of Land
on a 3-Year Temporary Basis al Various Lots in D.D. 104 and Adjoining Government Land,
Yau Pok Road, Yuen Long

632

6.3.3.

6.3.4,

6.3.5.

~Regarding sewerage and sewage treatment implications, an on-site SPS will be provided 1o

collect the sewage from the future LPH during operation and conveyed to the public
sewerage system. A control system will be incorporated-into the design of the on-site SPS
to control the discharge flowrate as appropriate to suit the design capacity of downstream
treatment. Therefore, no adverse sewerage impact due to the LPH development is
anticipated (Sewerage Impagt Assessment at Appendix 8 of Supplementary Planning
Statement refers).

The proposed on-site SPS is designed to collect sewage to be generated from the proposed
LPH development. Under emergency situation (e.g. pump failure, electricity cut off, pipe
bursting, etc) where overflow of the proposed on-site SPS occur, the following mitigation
measures/ design would be applied to minimize the chances of emergency discharge as far
as practicable.

» A standby pump will be provided to cater for breakdown and maintenance of the duty
pump;

+ Backup power supply in the form of dual/ ring circuit power supply by CLP will be
provided to secure electrical power supply;

+ Regular maintenance and checking of plant equipment to prevent equipment failure;
s A wet well with effective volume of approximately 18.51m? {11 and

. Sewage will be tanked away to minimise the change of emergency overflow.

With standard provisions for SPS including dual power supply, standby pumps, wet well and
provision of tanker away arrangement, the proposed on-site SPS is considered to be
equipped with high reliability and risk of minimizing the risk of emergency discharges is
considered low.

The SPS design has adopted the latest standard design and management practice adopted
by DSD. Any incident of emergency overflows from the proposed SPS will strictly follow
EPD’s “A Guide on Reporting Sewage Bypass Incidents in Sewage Pumping Stations and
Sewers” and DSD's "Contingency Plan for Incidents Possibly Encountered in Sewage
Treatment Facilities having a Potential of Generating an Environmental Nuisance”
{Contingency Plan}. It is laid out in the Contingency Plan that before taking the need of
sewage overflows, all steps, as outiined in the Standard Checklist for Considering Various
Options to Mitigate/Avoid Sewage Discharge Prior to Bypass for the Purpose of
Maintenance or Minor Modifications in Existing Sewage Treatment Facilities {Appendix lI{h)
of Contingency Plan), should be carefully considered. All emergency sewage overflows to
sensitive waters nearby should also be reparted to EPD except during the case of sewage
bypass/overflow due to prolonged and very heavy rainfall (e.g. during black rainstorm
warning). The Contingency Plan details the procedures to promptly notify relevant
Government Departments such as WSD, AFCD, Environmental Protection Department
(EPD), Leisure and Cultural Services Department (LCSD) and Home Affairs Department
(HAD)} in the event of emergency overfiow that may pollute water sensitive receivers close
to the proposed SPS or cause other environmental nuisance as soon as possible within 24
hours of the incident and to conduct joint investigation with EPD to assess the impacts as
well as to work out mitigation measures to reduce impact to the environment and public
health and to interact with the community if necessary,

[1] The effective volume of the FRP sewage tank (i.e. the wet well) is calcutated based on the retention volume from the
minimum submergence level to the invert level of the overflow bypass. It should be noted that the volume is subject to
further review upon the finalised design of the FRP sewage tank at the detailed design stage.
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5.5.1.

5.5.2.

5.5.3.

5.6.

5.6.1.

56.2.

5.6.3.

2021 Modal Split of Yuen Long

Member ot e S48 Lawalln Geaey

Pedestrian Assessment

Based on the site observation, most of the people are driving along the carriageway
and riding a bicycle on the cycle track along Yau Pok Road; nominal pedestrian flows
(e.g. less than 20 ppl per hour) are observed using the footpath adjacent to the site
(e.g. Yau Pok Road, Kam Pok Road).

Given the site's distance from the nearest MTR station (e.g. Yuen Long MTR Station)
and the provision of public terminus with bus and minibus service within both the
northern and southern sites, it is expected that only a nominal number of people will
choose the public footpath to and from the nearby destinations.

Therefore, it is anticipated that all footpaths adjacent to the site would still operate
with a desirable Level-Of-Service (LOS “A”") even with the proposed development.

Public Transport Assessment

It is anticipated that residents of the Proposed Development are mainly low-income
families who take public transport service as their main mode of fransport. However,
there are only limited number of existing public transport facilities within a walkable
distance. Therefore, a public transport assessment has been carried out to analyse
the public transport demand of the Proposed Development.

Estimated Public Transport Passenger Demand

The provision of public transport facilities of the Proposed Development were
determined making reference to population characteristics of Fairview Park (M35) and
San Tin District (M36) District Council Constituency Area, presented in the 2021
Population Census resulis, the breakdown of Workers, Student and Non-student in
the area’is summarized in Table 5.3.

Table 5.3 Breakdown of Workers, Student and Non-student in the Areas

Fairview Park & San Tin (M35 18,507 14,198 5,321

38,027
& M36) 48.7% 37.3% 14.0%
Proposed Development 5,500 2677 - 2,054 770

Remark: (1) Home-makers, Refired or Others.

With reference to_TCS2011, the overall peak hours for mechanised lrips on a
weekday Wwere found to be accounting for about 12% of the daily trips made. The
mechanized trip rate 1.83 is adopted for assessment purpose. The passenger

generation by Transport Mode are summarized in Table 5.4.

Table 5.4 Passenger Generation by Transport Mode

Worker - T [ 9% [ 2% | 3% | 7% [ - [ 17% | 100%

Atkins | Draft Report of Transport and Traffic Impact Assessment — Amendment Page | CR001-01 | May 2023 Page 16
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Mot e SN0 Loen o Ge2ed

Student 24% 15% 3% 3% 26% % 11% 100%
Non-student - 27% 3% 27% 13% - - 30% 100%
Adopted Modal Split of The Proposed Development

Worker - 39% 9% 25% 3% % - 17% 100%

Student - 24% 15% 13% 3% .| 26% 7% 1% 100%
Non-student - 27% 3% 27% 13% - - 30% 100%
The Proposed Development

Worker 588 227 51 149 20 42 0 99 588

Student 169 42 26 .22 5 44 12 18 169
Non-student 235 64 7 63 3 0 0 70 235

Total | 333 84 234 56 86 12 187 992

Remark: (1) Peak hour factor 12% and mechanized irip rale 1.83 are adopled for workers and studenis; Peak
hour factor 6% and mechanized trip rale 1.83 are adopled for non-student, making reference lo
TCS2011.

(2} Refer ta tha overall mode spilt of Yuen Long in the 2021 Population Census results for workers and
sfudents; refer fo TCS2011 Table 3.6 for non-student,

(3) “Others” includes private cars, faxi, and shuttle bus.

{4) The figures are rounded to nearest infeger. The figures may no!l add up to the fofals due to rounding.
Note: According to TCS2011, home-based others (HBO) irips are distributed quite uniformly throughout

7:00 a.m. fo 1100 p.pm in a day. Therefore, peak hour factor 6% is adopted for non-student, who

generates HBO frips only.

Worl 2344
Non-student(t) 100%
80,953
Student @ ——
100%
Remark: (1) DI

ion Census “F “Persons Arfendmg

he New Territories includes new towns (Fanling/ Sheung Shui/ Kwu Tung, Tal Po,
Sha Tin, Tseung Kwan 0)
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Membor £ the 41 aadlin Grrp

. 53% 8% 0% 100%
Student fi6g == == = =
Student 169 50 7 7 T
3 p..'l,s _l!]." ._.e.r.]., gyt 6 § l';ﬁjj’ E‘_] 2‘35

Non-sfudent ¢}
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- Remearl {1} Refer fo Table 5.

Public Transport Demand of the Proposed Development

5.6.5. From Table 5.7, the required public transport provision during morning peak hour is

Peak Hour

PO ——

Sheuiig Shui

it 120%75% =90 43 5

Remark: (1) Demand of MTR passenger, pedestrian on foot, and pedestrian faking other transporf modles are
redistributed to transport modes of Bus and PLB.
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5.6.6. Asshown in Table 5.8, 17 trips of PLB during the AM peak hour would be required to
cater for the addltlonal public transport demand from the Proposed Development to

transport demand from the Proposed Development to Sheung Shui, and 5 trips of
buses would be required to cater for the additional public transport demand from the
Proposed Development to urban areas through the Tai Lam Tunnel Bus Interchange.

Proposal of Public Transport Route

5.6.7. According to Table 3.1 in Chapter 3.2, the most common destinations of existing
public transport service are Yuen Long and Sheung Shui. Therefore, it is anticipated
that majority of passengers generated from the proposed development would take
public transport towards the two locations. It is also expected that a portion of
passengers would take public transport towards Tai Lam Tunnel Bus Interchange for
bus services towards Kowloon or Hong Kong Island Area. An indicative Public
Transport Service Proposal is shown in Table 5.9, -

Table 5.9 Indicative Public Transport Service Proposal

Proposed Public Transporf: Terminus <> Yuen Long Daily

Bus Proposed Public Transpart Terminus +» Sheung, Shul

6075212 | Peakonly

Bus Proposed Public Transport Terminus «+ Tai Lam Tunnel Bus Interchange

Mode of Operation

5'."(_'5_‘.'_'8'_.'__,"’_ForYuga_n Long, itis recommeri dthat the. Ao

be a dally service, _17 trips

'é headway would pfééumably

5.6.9.. For Sheung Shu

5.6.10.. ¢

5.7. Public Transport and Internal Transport Provision

57.1. Two public transportation terminals, one on the narthern site and one on the southern
site, are proposed to meet the proposed development’s transportation needs.
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5.7.2.

5.7.3.

5.7.4.

5.7.5.

5.7.8.

5.8.

5.8.1.

5.8.2.

58.3.

AL SAp—— ATKINS

The Northern public transport terminus has a 18m long general lay-by, 1 green mini-
buses (GMB) bay with length of 24m accommodating 3 nos. of GMBs, and 1 bus bay

- with length of 52m ‘accommodating 2 nos. of buses.

The Southern public transport terminus has a 18m long general lay-by, 1 green mini-

T I e Ty o]

buses (GMB) bay|with iength of 24m 'accommodating 3 nos. of GMBs, and 1 bus bay
with length of 52m ‘accommodating 2 nos. of buses.

It is anticipated that the demand for private car parking spaces for the proposed
development for low-income families is negligible. Therefore, no parking provision is
proposed at the Site. However, a few general lay-bys- for taxis and private cars and
LGV would still be provided adjacent o the building blocks.

Passenger Queuing Area

The Level-of-Service (LOS) for passenger queuing area at both public transport

terminus during peak hour has been assessed and summarised in Table 5.10;

Table 530 LOS for Passenger Queuing Areas at Public Transport
Terminus during Peak Hour

B82°%-55% = 375 q0074=84 563 50567 5
682 x 45% = 307, 39874=77 243 20.56 €
0% 55% = 171 H4578=19 548 22.53 A
30 % 45% = 140 11978=18 248 2261 A

Remark {1} Level-of-Service (LOS) criteria for pedesman queuing areas from Highway Capacily Manual 2000 is
adopted.

acceptable Level of- Serwce (LOS “C") or above.
Proposed Mitigation Measures at Kam Pok Road

In view of the observec['parking condition at Kam Pok Road, it is found that Kam Pok
Road is often occupied by goods vehicle. There are many goods vehicles parking
taking place at Kam Pok Road, which causes only single lane being available most of
the time.

To allow accessibility for long vehicles {e.g., franchised buses, refuse collection
vehicles) to both site portions via Kam Pok Road, it is recommended to take mitigation
measures for ensure Kam Pok Road would be operating with its full capacity.

it is proposed that regulatory markings,-i.e., RM 1040 should be placed at Kam Pok
Road (Between Castle Peak Road — Tam Mi and Bridge located Outside Southern
Site). Stopping would be prohibited for-24 hours a day on all days. It is also advisable
to provide signs at the start {T.8S. 2137) and finish (T.S. 2139) of the restriction as a

Atkins | Draft Report of Transport and Traffic impact Assessment — Amendment Page | OR001-01 | May 2023 Page 13a
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reminder to drivers of the restriction in force. The proposed mitigation measures at
Kam Pok Road are shown in Figures 5.5.
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7411,

7.4.12.

7.1.13.

7.1.14.

7.1.15.

7.1.16.

7.1.17.

7.2.

7.2.1.

for the population and traffic generation from the development in long term, Junction
J2, J3 along Yau Pok Road and J4, J5 along Kam Pok Road are proposed {o be
reconfigured as a signalised junction.

With the proposed junction improvement, junction J2, J3, J4, and J5 would all perform
well above capacity with DFC of =0.85 or RC of »100%, while no junction
improvement schemes would be proposed for the remaining assessed junctions.

Road link assessment were also undertaken for some key road links with respect o
the traffic generation of the Development, including Castle Peak Road — Tami Mi, San
Tin Highway, and Fairview Park Boulevard. It is founded that all accessed road links
would operate with acceptable operation performance with V/C ratio less than 1.0
under all assessment scenarios.

Public transport assessment was also undertaken to estimate the public transport
demand of the proposed development. [t is anticipated that about 992 pax/hr of
passengers would be generated during the AM peak hour, which 4 trips of Bus service
and 8 - 9 trips of Public Light Bus (PLB) would be proposed for each site portion.

To facilitate the additional public transport demand generated from the proposed
development, three new public transport service routes are proposed and will be
served as a major mode of transport for the residents.

The Level-of-Service (LOS) for passenger- queuing area at both public transport
terminus during peak hour were assessed. It is anticipated that all assessed
passenger queuing area would operate with acceptable Level-of-Service (LOS "C")
or above.

This proposed development involves the construction of a 3-story relocatable
temporary residential development (transitional housing) by means of the MIC. The
proposed MIC trailer trucks would transport from the Lok Ma Chau control point and
standby at the parking location on Kam Pok Road. With estimation of construction
traffic impact, it Is anticipated that the trip generation of construction vehicle will be
manageable comparing to the operation scenario. Delivery of MIC during nonpeak
hours in daytime is allowed via this route with minimal disruption to the locals.

According to the site observation, there are only nominal pedestrian flows (e.g. less
than 20 ppl per hour) observed using the footpath adjacent to the site (e.g. Yau Pok
Road, Kam Pok Road). Also, majority of pedestrian generation will be absorbed by
the provision of Northern and Southern site public transport terminus. Therefore, it is
anticlpated that all footpaths adjacent to the site would still operate with a desirable
Level-Of-Service {LOS “A") even with the proposed development. ‘

Conclusion

Based on the above discussion, it is concluded that the Development would not
induce adverse traffic impact on the surrounding road network upon commissioning
at years 2025 and 2030. Therefors, the Development is considered acceptable from
traffic paint of view.

Atkins | Draft Report of Transport and Traffic Impact Assessment — Amendment Page | OR001-01 | May 2023 Page 13
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Appendix Id of RNTPC
Paper No. A/YL-MP/341

"~ TOWNLAND CONSUITANTS LTD.

URBAN AND REGIONAL PLANNING, DEVELOPMENT CONSULTANCY, IASTER PLANNING, UKBAN DESIGN. ARCHITECTURE.
TOWNLAND LANDSCAPE ARCHITECTURE, PRCJECT MANAGEMENT AND SOCIAL DEVELOFMENT

Qur Ref ASD/FPYL/ERIC/O5 _ : By FAX and EMAIL
Date 2 June 2023

Secretary, Town Planning Board

c/o Planning Department

15/F North Point Government Offices

333 Java Road, North Point, HONG KONG

Dear Sirs
SECTION 16 PLANNING APPLICATION
THE TOWN PLANNING ORDINANCE (CHAPTER 131)

PROPOSED TEMPORARY LIGHT PUBLIC HOUSING DEVEL.OPMENT FOR A PERIOD OF 3
YEARS AND ASSOCIATED FILLING AND EXCAVATION OF LAND IN “RECREATION"” AND
“RESIDENTIAL (GROUP C)” ZONES, VARIOUS LOTS IN D.D. 104 AND ADJOINING
GOVERNMENT LAND, YAU POK ROAD, MAI PO, YUEN LONG (TPB REF: A/YL-MP/341)

Reference is made to the Captior{ed Planning Application submitted on 17 April 2023.

Further to comments received from District Planning Office ("DPO") of Planning Department
(“PlanD"} and Drainage Services Department ("DSD"), please find our responses provided in the
enclosed Responses to Comments (“R-to-C”) table (Attachment 1 refers).

Please note that all responses are clarifications only and there are no changes to the Proposed
Development or the findings of the Technical Assessments which conclude no adverse impacts to
the surrounding environment.

Should there be any queries, please do not hesitate to contact the undersigned or Mr. Eric Chan.
Yours faithfully

FOR AND ON BEHALF OF
TOWNLAND.CONSULTANTS LIMITED

incent La
Associate Directo

VINERIC

Enc Attachment 1 - R-to-C Table
Attachment 2 - Replacement Pages of Sewerage Impact Assessment

cc Client/ Team

1’!& MAIN HONG KONG OFFICE
?‘5 CIHINA COFFICF
)
INDIA OFFICE
D) < ASSOCIATED COMPANIES -
TOWNLAND CONSULTANTS [INTERNATIONAL] LIMITED {lnternational]
INDONELIA OFFICE TOWNLAND CONSULTANTS [SHENZHEN] LIMITED {China)
B - .-
) TOWNLAND CONSULTANTS PVT. LIMITED {India]
. PT TOWNLAND INTERNATIONAL [Indoncsia)
1SQ 9001. 2015
] . HOWARD & SERDON PARTNERSHIF [Unlted Ringdom) Cernficate No.: CCBA4
P Drive\ASD_FPYL\Outgoing_Doc\Correspondenceiletteri0d.docx {1-Jun-23}) Page 1




Attachment 1

R-TO-C TABLE
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Attachment 2

REPLACEMENT PAGES OF SEWERAGE
IMPACT ASSESSMENT




Project No.: 819.4000

Sewage Impact Assessment for PROPOSED LIGHT PUBLIC HOUSING DEVELOPMENT AND ASSOCIATED FILLING /
EXCAVATION OF LAND ON A 3 YEARS TEMPORARY BASIS AT VARIOUS LOTS IN D.D, 104 AND ADJOINING
GOVERNMENT LAND, YAU POK ROAD, YUEN LONG

3.1.4.

4.1.1.

41.2.

The construction works will tentatively commence in late 2023 and the Proposed
Development is anticipated to begin operation in Year 2025. The LPH is planned to operate

for five years.

Relevant Government Standards

Water quality in Hong Kong is legislated by the provisions of the Water Pollution Control
Ordinance (Cap 358), 1980 (WPLO). Territorial Water has been subdivided into ten Water
Control Zones {WCZ) and four supplementary water control zones. A Technical Memorandum
on Standards for Effluents discharged into Drainage and Sewerage Systems, Inland and
Coastal Water (TMES) has been issued, which requires licensing of all discharges into all public

sewers and drains. The water quality standards will have to be met during the operation stage,

With reference to ProPECC PN 5/93 Drainage Plans Subject to Comment by the
Environmental Protection Department {“EPD”), foul water should be discharged to a foul
sewer under the Building (“Standards of Sanitary Fitments, Plumbing, Drainage Works and
Latrines} Regulations 40(1} and 41(1).

Assessment Methodology

The sewage generated associated with the Proposed Development will be collected by the

holding t tanks via underground drainage system hy gravity. The sewage will be discharged to

the holdlng tanks with screemng which will be constructed in dry-pit arrangement ‘Thej-

R PR

B

tot

_ he proposed SPS:
-to _e constru ted by Drainage Serwces Department ("Dr D") as shown |n F.-gi re 3-.

The total

maximum flqw rate fro[n north gnd soqt_h s_lql_e to_ the p_roposed SPS_ shall__ not excee',c',iiS“?lL]S._

m the holding tank by dry-plt pum

Subsequently, the proposed SPS will pump the sewage through the proposed twin rising
malns to be constructed by DSD to Nam Sang Wai Sewage Pumping Station (“NSWSPS”). The
sewage discharged from the Proposed Development is conveyed to Yuen Long Sewage
Treatment Works {(“YLSTW") for further treatment and ultimate disposal. Figure 3-1

illustrates the sewage impact assessment study area.

Allied Environmental Consultants Limited o Page 2
Member of AEC Group (HKEX Stock Cede: 8320.HK}






Appendix IT of RNTPC
Paper No. Af'YL-MP/341

Relevant Extracts of Town Planning Board Guidelines for
Application for Developments within Deep Bay Area
under Section 16 of the Town Planning Ordinance (TPB PG-No. 12C)

According to TPB PG-No. 12C, the Site partly falls within the Wetland Buffer Area (WBA).
Extracts of land use concept and development guidelines are summarised as follows:

(a) the intention of the WBA is to protect the ecological integrity of the fish ponds and
wetland within the Wetland Conservation Area (WCA) and prevent development that
would have a negative off-site disturbance impact on the ecological value of fish ponds;
and

(b) within the WBA, for development or redevelopment which requires planning permission,
an ecological impact assessment {EcolA) would need to be submitted. Some local and

minor uses (including temporary uses) are however exempted from the requirement of
EcolA.






Appendix I of RNTPC
Paper No. A/Y1L.-MP/341

Previous s.16 Applications covering the Application Site

Approved Application

Area for a Period of 3 Years

No. | Application No. Proposed Use(s)/Development(s) Date of Consideration
(RNTPC/TPB)
1. | A/'YL-MP/57 Golf Driving Range with Ancillary Facilities and Parking 10.9.1999 (RNTPC)




Rejected Application

No. | Application No. Proposed Use(s)/Development(s) Date of Consideration | Rejection
' (RNTPC/TPB) Reason(s)

1. | A/YL-MP/74 Golf Driving Range with Ancillary Office, 1.6.2001 (RNTPC) e8]
Changing Room and Parking Area

2. | A/YL-MP/107 Proposed Fishing Pond cum Field Study 23.8.2002 (RNTPC) 2), (3),
Centre and Residential Development 4) & (5)

Rejection Reason(s):

(1)

@
@
(4)

()

There was insufficient information in the submission to demonstrate that the development would not
pose danger. to the safety of the public in the surrounding areas, particularly the school located
immediately to the north of the application site.

The proposed residential development is not in line with the planning intention of the “REC” zone
in that the residential development is not ancillary to the recreational use.

Insufficient information has been provided to demonstrate that the proposed development would not
cause negative environmental impact to Deep Bay.

Insufficient information has been provided to demonstrate that the proposed development would not
lead to traffic and environmental nuisances to the local residents.

Approval of the application would set an undesirable precedent for similar applications leading to

large-scale residential developments in the areas zoned "REC", the cumulative effects of which
would lead to a loss of recreational space in this area.

AfYL-MF/341
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(b)

(©)

Appendix IV of RNTPC
Paper No. A/YL-MP/341

Recommended Advisory Clauses

To note the comments of the District Lands Officer/Yuen Long, Lands Department
(DLO/YL, LandsD) that

the application site (the Site) comprises various private lots in D.D. 104, which are all
old schedule agricultural lots, and adjoining Government Land (GL). As quoted by
the applicant, the Site has an area of about 89,774m? (including about 8,029m? of
GL), which should be subject to further verification and survey;

part of the Site encroaches onto Simplified Temporary Land Allocation No. GLA-
TYL 2653 allocated to CEDD for construction of cycle track. The site boundary is
subject to further liaison between Government departments upon the land application
stage; and

should planning approval be given to the subject planning application, the applicant
has to submit formal land application to implement the planning scheme. However,
there is no guarantee at this stage that the land application would be approved. Such
application, if submitted will be dealt with by the LandsD acting in the capacity of the
landlord at its discretion and if it is approved, the approval would be subject to such
terms and conditions as may be imposed by LandsD; ‘

to note the comments of the Director of Environmental Protection (DEP) that

the applicant should note that the design of the sewage tank shall follow the guidelines
in Section 4 of the Sewage Manual Part 2 and subject to the agreement of the Drainage
Services Department (DSD); and

the proposed residential development is a designated project (DP) under Item P.1,
Schedule 2 of the ETAO (i.e. a residential development or recreational development,
other than New Territories exempted houses within Deep Bay Buffer Zone 1 or 2)
and an environmental permit under the EIAO is required before the construction and
operation of the proposed residential development. Environmental Protection
Department (EPD) received an application for permission to apply directly for
environmental permit (DIR application) under 5(1)(b) (pursuant to Section 5(9)) of
the EIA Ordinance for the LPH development from ArchSD on 28 April 2023. On
2.6.2023, DEP permitted the applicant to apply directly for environmental permit
subject to conditions which will be included as enforceable conditions in the future
environmental permit;

to note the comments of the Chief Engineer/Mainland North, Drainage Services
Department (CE/MN, DSD) that |

the applicant should implement the drainage and sewerage provisions on site in
accordance with the agreed Drainage Impact Assessment (DIA) and Sewerage Impact
Assessment (STA);

should there be any changes of design parameters in the course of the development
which would materially affect the validity of the DIA or SIA report, the applicant
should review/revise the DIA or SIA report and submit the revised DIA report to DSD
and the revised SIA report to DSD and DEP for comment;



(d)

®

-2-

the applicant is required to rectify the sewerage system if they are found to be
inadequate or ineffective during operation. The applicant shall also be liable for and
shall indemnify claims and demands arising out of damage or nuisance caused by a
failure of the sewerage system;

the proposed development should neither obstruct overland flow nor adversely
affected any existing natural streams, village drains, ditches and the adjacent areas;
and

the applicant should consult DLO/YL and seek consent from relevant lot owners for
any works to be carried out outside his lot boundary before commencement of the
sewerage works;

to note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) that

the access arrangement should be agreed by Transport Department (TD);

adequate drainage measures should be provided to prevent surface water flowing from
the Site to nearby public roads and drains; and

the applicant should seek advice from TD on the junction layout and arrangement and
the Traffic Impact Assessment report;

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

the applicant shall observe the requirements of emergency vehicular access (EVA) as
stipulated in Section 6, Part D of the Code of Practice for Fire Safety in Buildings
2011, which is administered by Buildings Department (BD). Suitable parameters
should be used for the swept path analysis of emergency vehicles;

the applicant is reminded that adequate protection and mitigation measures should be
carried out before any structural works being done at the vicinity of the petrol filling
station (PFS). Minimum separation distance between a PFS to its nearby
development as stipulated in “Design, Construction, Modification, Maintenance and
Decommissioning of Filling Station (4th edition)” published by APEA and Energy
Institute should be observed. Shall the proposed work affect any licensed premises,
such as petrol filling station, the applicant should make separate enquiry to this
department; and

the applicant shall observe the Fire Services Department (FSD) Circular Letter No.
3/2019 on “Guidance Notes on Submission, Approval and Acceptance Inspection of
FSI in Modular Integrated Construction Building Projects”;

to note the comments of Chief Engineer/Construction, Water Supplies Department
(CE/C, WSD) that :

for provision of water supply to the proposed development, the applicant may need to
extend his/her inside services to the nearest suitable government water mains for
connection. The applicant shall resolve any land matter (such as private lots)
associated with the provision of water supply and shall be responsible for the

A/YL-MP/341
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construction, operation and maintenance of the inside services within the private lots
to WSD’s standards; and

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

* no facilities of the Food and Environmental Hygiene Department (FEHD) should be

affected.

If any FEHD facility is affected by the proposed development, FEHD's

prior consent must be obtained. Reprovisioning of the affected facilities by the
project proponent up to the satisfaction of FEHD may be required. Besides, the
‘project proponent may be required to provide sufficient amount of additional
recurrent cost for management and maintenance of the reprovisioned facilities to

FEHD;

* proper licence/permit issued by FEHD is required if there is any food business/
catering service/activities regulated by the DFEH under the Public Health and
Municipal Services Ordinance (Cap. 132) and other relevant legislation for the public;

under the Food Business Regulation (FBR), Cap. 132X, a food business
licence is required for the operation of the relevant type of food business
listed in the Regulation. For any premises intended to be used for food
business (e.g. a restaurant, a food factory, a fresh provision shop), a food
business licence from the FEHD in accordance with the Public Health and
Municipal Services Ordinance (Cap. 132) shall be obtained. The
application for licence, if acceptable by the FEHD, will be referred to
relevant government departments such as BD, FSD and Planning
Department for comment. If there is no objection from the departments
concerned, a letter of requirements will be issued to the applicant for
compliance and the licence will be issued upon compliance of all the
requirements;

depending on the mode of operation, generally there are several types of
food business licence/permits that the operator of a convenience store may
apply for under FBR:

* if food is sold to customers for consumption on the premises, a
restaurant licence should be obtained;

* if food is only prepared for sale for consumption off the premises, a
food factory licence should be obtained;

. if fresh, chilled or frozen beef, mutton, pork, reptiles (including live

snake), fish (including live fish) and poultry is sold, a fresh provision
shop licence should be obtained; and

*  ifmilk, frozen confections, non-bottled drinks, cut fruit etc. are to be
sold, relevant restricted food permits should be obtained;

the operation of the eating place must not cause any environmental
nuisance to the surrounding. The refuse generated by the proposed eating
place are regarded as trade refuse. The management or owner of the Ste is
responsible for its removal and disposal at their expenses. The operation

ASYL-MP/341
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of any business should not cause any obstruction or environmental
nuisance in the vicinity;

* proper licence issued by FEHD is required if related place of entertainment is
involved. Any person who desires to keep or use any place of public entertainment
for example a theatre and cinema or a place, building, erection or structure, whether
temporary or permanent, on one occasion or more, capable of accommodating the
public presenting or carrying on public entertainment within Places of Public
entertainment (PPE) Ordinance (Cap. 172) and its subsidiary legislation, such as a
concert, opera, ballet, stage performance or other musical, dramatic or theatrical
entertainment, cinematograph or laser projection display or an amusement ride and
mechanical device which is designed for amusement, a Place of Public Entertainment
Licence (or Temporary Place of Public Entertainment Licence) should be obtained
from FEHD whatever the general public is admitted with or without payment;

* there should be no encroachment on the public place and no environmental nuisance
should be generated to the surroundings. Its state should not be a nuisance or injurious
or dangerous to health and surrounding environment. Also, for any waste generated
from such activities/ operation, the applicant should arrange disposal properly at their
OWI1 eXpenses;

» if provision of cleansing service for new roads, streets, cycle tracks, footpaths, paved
areas etc., is required, FEHD should be separately consulted. Prior consent from
FEHD must be obtained and sufficient amount of recurrent cost may have to be
provided to FEHD; and

* if domestic waste collection service of FEHD is required in future, prior comments

from FEHD on the waste collection plan, including the accessibility and
maneuverability of RCV to RCP, should be sought.

AYL-MP/341
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001

gl I LA T Making Comment on Planning Application / Review

SEER

Reference Number:

230512-174458-63721

TEX MR

Deadline for submission: - 19/05/2023

P22 H A SRR Ad.
Date and time of submission: 12/05/2023 17:44:58
A AR R AR
The application no. to which the comment refates: A/YL-MP/341
F%EEAJ f@t%/%ﬁﬁr “y EE et 2y = = .
Name of person making this comment: G CEEERNRRIE B
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LR B R SE /A% AE B R, Making Comment on Planning Application / Review
BEES

Reference Numbers 230430-212017-62945

FRXIRIA

Deadline for submission: 19/05/2023

$E3X H B

Date and time of submission: 30/04/2023 21:20:17

ARSI R
The application no. to which the comment relates: A/YL-MP/341
rj;}%EEAJ f&%fﬂgfﬁ %i M. %

Name of person making this comment:

B R

Details of the Comment :

SBRAAHESIBIE RS BREMONR - RERRYATS - BB EAD

m~1

Ho1 * . LT Eal B N R e R T T S R - . - - a—




PEMS Comment Submission

Page 'l of 1
003

BLA B 5L R HI B R, Making Comment on Planning Application / Review

SRR
Reference Number: 230501-021616-88913

e IR

Deadline for submission: 19/05/2023

$E3X 5 B ]

Date and time of submission: 01/05/2023 02:16:16

RIS EIFRTH RS

The application no. to which the comment relates: A/YL-MP/341

"RERA /AR

Mr: CHAN CALVIN
Name of person making this comment: FELE M

B R

Details of the Comment :
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o B RE L RS TV Making Comment on Planning Application / Review

SRR

Reference Number: 230512-213809-64209

R IRI

Deadline for submission: 19/05/2023

FEAT H #A BB

Date and time of submission: 12/05/2023 21:38:09

A BRATAR B B S 4mest

The application no. to which the comment relates: A/YL-MP/34]

TRERA /AT

£ Mr
Name of person making this comment: 584 Mr. Thomas

EREE

Detai]s of the Comment :
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s EL e A ROV Making Comment on Planging Application / Review
o
SRR

Reference Number: 230513-135719-60697

HESC PRI

Deadline for submission: 19/05/2023

FEA H 1 Rt ]

Date and time of submission: 13/05/2023 13:57:19

AR A AR5

The application no. to which the comment relates: AIYL-MP/341

CREREA L A

e My S
Name of person making this comment: el Mr. BEIR

ERFH

Details of the Comment :
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g BRI S R b L Making Comment on Planning Application / Review

Reference Number:

230514-221047-49362

HR SRR

Deadline for submission: 19/05/2023

AT H H R ]

Date and time of submission: 14/05/2023 22:10:47

5 TR A5 B B S i

The application no. to which the comment relates: A/YL-MP/341

THRERA ) HRAT

Name of person making this comment: 3 Ms. Wong Near Man

BERAE
Details of the Comment :
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gk BEIGSA LA TR Making Comment on Planning Application / Review

SR

Reference Numbher: 230514-222122-37129

IR

Deadline for submission: 19/05/2023

PR K H R B3 R

Date and time of submission: 14/05/2023 22:21:22

B T AR IR S iR

The app]lcatlon no. to which the comment relates A/YL-MP/341

THRERA MR/ -
Name of pe:Json making this comment: 56tk Mr. SIS

BRI

Details of the Comment :
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LRI P

Tt Making Comment on Planning Application / Review
BRI '

Reference Number: 230515-093921-34631

AR

Deadline for submission: 19/65/2023

TEA [ H1 R R ]

Date and time of submission: 15/05/2023 09:39:21

5 BRI B A RSk

The application no. to which the comment relates: A/YL-MP/341

"RERA L R

Name of person making this comment: Fetk Mr. Terrie HOHO

BRR

Details of the Comment :
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gEHI NP A AR 7)) Making Comment on Planning Application / Review

SR

Reference Number:

230515-145410-15053

HE AR

Deadline for submission: 19/05/2023

AL 3] e ]

Date and time of submission: 15/05/2023 14:54:10

AR R R

The application no. to which the comment relates: A/YL-MP/341

oINS .
Name of person making this comment: el Mr. B8

B

Details of the Comment :
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B IR R Makmg Comment on Planning Application / Review
SRR

Reference Number: 230515-201228-48913

TR FRAA

Deadline for submission: 19/05/2023

BT Be ]

Date and time of submission:

15/05/2023 20:12:28

sk I GEE Tt

The application no. to which the comment relates: ANL-MP/341

TRERA L ER/ETR

- Ms. Suen Ming Mi
Name of person making this comment: S &

BEREE

Details of the Comment :
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BR8] R E /A i HH B R Making Comment on Planning Application / Review
S ER

Reference Number:

230517-083223-19125

SRR

Deadline for submission: 19/05/2023

R E R

Date and time of submission: 17/05/2023 08:32:23

FIRER B RS

The application no. to which the comment relates: A/YL-MP/341
FIRERA ) /20 44 Mr, CHU SHEK LU

Name of person making this comment: N

RN

Details of the Comment :

I really do believe that it is quite impossible for low income person to live at the proposed tempo
rary light public housing at Mai Po/Fairview Park.

I have been living (as a renter).in Fairview Park since 2012. As a Fairview resident, we have the
luxury of having Fairview's coach service to Yuen Long. Because of the sheer size of Fairview P
ark, the frequency of bus service is acceptable. Waiting time of 5-10' minutes is quite common. I
f we look at the coach service for Palm Spring estate, their coach service is usually at a frequenc
y of like 15-30 mins. Most people would find that to be quite a long wait. And most owners of I
airview and Palm Spring has their own vehicle, so not everyone uses the coach service all the ti
Ime. The capacity has not maxed out yet. With the proposed housing, would there be adequate lo
w cost transportation for its residents?

Cost of transportation would be another great concern. If the new resident does not have a job in
the Yuen Long aréa, cost of daily transportation would easily amount to over HK$1000. For my
self, even with the government transport subsidy, I am paying way over $1000 a month.

If the proposed housing would have a population similar to Palm Spring estate (~4000), I believ
e most of theresident will find transportation to be a major hurdle on cost and time,

- S i + www x oam B N TN
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RECEIVED

JAY oo .
17 HAY g Friday, 12 May 2023

Tet Mobile |

Town Plannin g
Board

Town Planning Board Secretariat,
15/F, North Point Government Offices,
333, Java Road,

North Point,

Hong Kong,

Dear Members of the Town Planning Board,

Proposed Public Light Housing, Yau Pok Road, Yuen Long

One file jacket contains tHe correspondence which has been written under
two dates, and the second contains relevant drawings and photographs.

Yours sincerely,
Dourndl Weand

David Weaver CPM

Copy to:-

Environmental Protection Depariment,
Your refi- Dir-296/2023
Environmental Protection Department,
EIAQ Register Office,

27/F, Southorn Centre,

130, Hennessy Road,

Wan Chai,

Hong Kong.

Madam Jenna YUEN, -
LO(R6)1/YLDO,

Home Affairs Department,

Yuen Long District Office Building,
269, Castle Peak Road,

Yuen Long,

New Territories.



Monday, February 20, 2023

Various Government Departments.
Addressee list at the end.

Dear Sir or Madam,

Construction of “Light Public Housing” Adjacent to the Fairview Park Estate.

On the 10" January 2023 the Manager of the Fairview Park Estate sent out a
circular to residents concerning the title above. A copy of this circular (Estate Management
Notice No 1 (AD/2023) is attached for easy reference.

In particutar the following paragraph caught the letter writer's attention:-

"We also took this opportunity to reiterate that though the Fairview Park
Boulevard is a private road, it has actually been serving as a public road. Therefore, we once
again requested the relevant authorities to take over the Fairview Park Boulevard and to build
a public sewage well outside Fairview Park, to enable us to connect the sewage channel of
out Estate to the public sewage well, so that the use of the sewage treatment plant in the
estate is no longer necessary and such operating cost can be reduced”.

Connecting the Fairview Park Estate sewage treatment plant to the on-line
public sewage pipeline infrastructure not too far from the estate is likely to be a civil
engineering matter which is not the subject of this letter,

Background.

The author of this letter and his family have lived
since mid-1997. As time has progressed the author has walked over every single road inside
this estate, and he has also explored by bicycle rides all the public roads and tracks in the
immediate vicinity of the estate.

The Fairview Park Estate is surrounded by a security perimeter fence line
which consists of low height mounded earth embankments topped with fortress like chain link
fencing and razor wire. In various parts of this perimeter fence there are pedestrian gates to
allow maintenance of the fence alignment.

The point of this letter.

If the author’s description in the preceding paragraph is correct — that there is
no “emergency” vehicle and pedestrian ingress egress gateway with public road quality
surfaces at any point in the security fence line, then the only way into, and out of, the Fairview
Park Estate is via the main security entrance leading to the Fairview Park Boulevard and the
public road system. Photograph and drawing attached.

In other words, the residents and daytime operations of the shopping centre
are effectively trapped inside the Estate. There are 5,024 residential homes in the Estate so
allowing for a population of 3 persons per residential home the mathematics provides 5,024 x
3 = 15,072, plus a ball park of 100 staff in the shopping centre and Management staff of 60,
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makes 15,072 + 100 + 60 = 15,232. Allowing for children and domestic helpers the real
working total of people of all ages in the estate at any moment in time must be in the region of
20,000 or more,

The Fairview Park Estate is also surrounded by what can be described as a
moat, or water filled ditch, which forms an integral part of the area natural drainage system
leading the tidal Kam Tin River. The Fairview Park Estate and hinterland land is only a metre
or two above principal datum.

In the course of everyday life this low level Iand mass could be considered to
be a flooding risk, but after twenty five years of living in the Estate and experiencing all
variations of inclement weather no hint of flooding risk has ever been observed.

However, there is one risk which is ever present and cannot be predicted in
advance by modern technology and that is a tsunami. The Hong Kong Observatory has
contingency warnings for the Hong Kong population about this event.

Having regard to the foregoing, readers can begin to see that the present day
entrance — called the security entrance — is vital to escape from the Fairview Park Estate if a
tsunami warning is ever given. No doubt there would be panic and the prospect of a traff' ic
accident and/or jam up at the security entrance/exit would be a nightmare.

There could be other ways to completely stop ingress and egress at the
security entrance in the form of;-

a) The ESSO petrol/diesel station exploding in a giant firebail.

b) A petrol tanker entering the estate to refuel the ESSO station collides
with one of the concrete columns supporting the large weather cover
at the security entrance causing it to collapse and then explode into a
fireball incinerating anyone uniucky enough to be in the vicinity.

c) A bottled gas cylinder vehicle delivering a large quantity of full
cylinders to the bulk storage depot inside the estate replicating the
event mentioned in (b) above.

d) Prevention of vehicle entry and exit to/from the estate took place in
2007 when residents and outside villagers organized a sit-in and walk
around protest with placards following the death of a young boy on a
bicycle. He was run over by a goods vehicle whilst cycling along the
Fairview Park Boulevard. This story can be found on the Internet.

: Readers will of course think that the foregoing catastrophic examples will never .
happen and we all hope that such events will not interrupt our daily lives.



Comparison Residential Estates.

The nearby Royal Palms Estate also known as Palm Springs does have a
well-made and maintained emergency ingress/egress road leading to the Castle Peak Road.

See below:- The emergency ingress egress gateway for vehicles and pedestrians.

Palm Springs Emergency exit y gl oy & Lagand
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The Hong Lok Yuen Estate.

It is more than twenty years since the author of this letter visited the Hong Lok
Yuen Estate, but a rusty memory does have recall that there is an emergency ingress egress
gateway leading to the public road system.

The Marina Cove Estate.

Whether or not an emergency road ingress or egress arrangement is provided
to this estate is beyond the memory of the author.




Construction of “Light Public Housing” Adjacent to the Fairview Park Estate.

The author of this letter has no objection to the above project and over the
past twenty and more years he has always thought that the proposed land development for
the above project could provide the solution to multiple emergency ingress egress road
connections to the Fairview Park Estate and the public road/highway system beyond — namely
the Castle Peak Road and the San Tin Highway.

. BUT, has the Government simply compounded an existing problem that may,
or may not, exist for many other residential estates in Hong Kong?

Readers may now refer to the attached Architectural Services Department
(ASD) land plan and it shows two road access points for the above project leading to and from
Kam Pok Road. In other words, it's the same entrance IN, and the same Entrance QUT for
each major part of the proposed project land mass. An exact replica of the way it is for the
Fairview Park Estate.

Supposing these access ingress egress gateways were impassable for some
reason — how would the residents of these two conjoined land portions escape in an
emergency?

A solution.

Time is of the essence and it is probably not too late to solve the provision of
multiple emergency ingress egress road links leading from the Fairview Park Estate and into
the land now being allocated for Construction of “Light Public Housing” and thence the public
road system. Architects, land surveyors, and others could easity plan such an arrangement.

BUT, supposing the situation was slightly different, and in reverse. If the
residents of the “Light Public Housing” estate could not escape in the usual way (as shown by the
solitary entrance for ingress and egress on the Architectural Services drawings) then they could escape INTO the
Fairview Park Estate and thence the public road system if such ‘emergency’ road connections
were in existence.

If there were locked security gates each party could hold keys for unlocking the
gates,

This author of this letter is an ‘owner’ of a home in the Fairview Park Estate and
therefore has a vested interest in this subject. However, it is not his job to solve a problem
which more properly lies with a combination of Government Departments and the

Management Company of the Fairview Park Estate.

Coordination and replies fo this letter.

The original Management letter on this subject mentions a meeting between
the Fairview Park Estate Manager and the Yuen Long Home Affairs Department in early
December 2022,

It therefore seems to be a sensible and logical move to send all replies to the
Officer in Charge of the Yuen Long Home Affairs Depariment. If this is not satisfactory
addressees can rearrange a subject “leader” accordingly.

Any Department that wishes to send the letter writer a reply may do so if
desired, but this is not obligatory.



Mai Po Fire Station and the Director of Fire Services.

This important public service facility is physically located within the Fairview

Park Estate and consists of one High-Platform Fire Appliance™ and two Ambulances. (™
Reported to have a maximum safe reach height of 17 metres. its capabllity for the proposed Light Public Housing (LPH) units Is
something for the Director of Fire Services to assess).

Essential public services like this always require a mention.

Security aspects.

The provision of multiple emergency ingress egress gateways for the Fairview
Park Estate is unlikely to become a security problem. The development of CCTV technology
and heat alarm sensors is so good these days that the vast majority of residents have already
installed their own CCTV systems to protect their homes.

The author of this letter is a retired Hong Kong police officer and has spent
many years studying and documenting the security of the Estate. Any person wishing to
disagree with the author about estate security is welcome to attend a one-on-one confldentlal
briefing if they have a contrary view point.

The Long Term.

We are told by the Government that this type of accommodation is:-

Light Public Housing (LPH) units will mainly cater to housing applicants who
have been on the waiting list for traditional public rental housing for three years or more, with
priority given to family applicants. It is estimated that the first batch of around 2,100 units can
be completed in 2024-25 earliest.

The Fairview Park Estate Management circular included with this letter also
mentions:- )

“5, Construction-wise, assembly and synthesis will be used to avoid noise
and dust nuisance caused by piling. At the same time, the location of the unit building will be
situated as far away from the border of Fairview Park as possible, and housing estate fences

will be set up to reinforce the security control”.

Paragraph 6 mentions a sewage treatment plant, and

Paragraph 7 states that the service life of the entire “Light Public_Housing" is
about 5 years.

It therefore follows that the “Light Public Housing” to be built outside the
Fairview Part Estate includes structures built on piles means that it will be with the community
for much longer than the mentioned 5 years.

The mere mention of piling for building structures and the provision of a
sewage treatment plant suggests an increase in cost and a life expectancy in excess of five
years.

(This is not five years from the date of construction work, but five years from
the date of first occupation. Allowing two years for construction and five years until
Government can provide proper purpose built housing, then it means that this facility will be
outside the Fairview Park Estate in the year 2030 and very likely much longer).

It seems rather odd that the houses in the Fairview Park Estate are built using
the floating slab technique, whereas the note arising from the briefing by the staff of the Yuen
Long Home Affairs Department states that the proposed accommodation will accommodate
roughly 2,000 people and the floor height may not exceed 3 floors. This structural description
is vague and does it mean:-



Ground floor.

First floor.

Second floor.

Third floor, and then the
Rooftop?

The sub-surface geology (estuarine mud) of the Yuen Long Plain is well known
- especially to the Civil Engineering Department (CEDD) — so it is not surpnsmg that pifing will
be needed to support these proposed structures.

Is the project at this particular land location viable?

Firstly let’s look at the population.
The briefing note mentions 2,000 people. But what does this mean?

If it means 2,000 residents then it becomes possible to add on additional
" numbers follows:-

a) Management.
Administration.

Maintenance. . .
Security. . Say, 100.

b) Shopping centre.
Sales staff.

Cleaners. Say, 100.

c) Transient services.
Post Office mail delivery.
Daily rubbish collection.
Other services. ' Say, 50

d) Visitors to residents and/or the shopping centre. Say, 200.

The daily fi igure of persons residing in or having some connection with this
estate may be in the region of 2,000 + 100 +100 + 50 + 200 = 2,500. For simplicity and
argument purposes work on a h:gh side figure say 3,000.

The need for a sewage treatment plant.

This is essential because the Director of Water Supplies cannot supply salt
water for {oilet flushing purposes. And neither can he supply salt water for the very same
purpose to the Fairview Park Estate and probably all the estates in the area and villages
around because there is no salt water supply infrastructure northwards from the Kam Tin
River.

Nor is there any sign of such a supply being made in the near future. The
Water Supplies Department has been supplylng fresh water for toilet fiushing purposes to the
Fairview Park Estate since its inception circa 1975.

From time to time members of the Legislative Council tackie the Director of
Water Supplies and enquire what is being done to conserve fresh potable water (drinking
water).

And the same goes for the sewage disposal arrangements. There is recently
buiit public sewage on-line infrastructure very close to the Fairview Park Estate, but the Paim
Springs Estate, many other estates nearby, and thousands of village houses that do not have
a share in a communal on-line sewage disposal system. Drawing attached. Hence the
continuing use of fresh water for toilet flushing, septic tanks, and small scale sewage
treatment plants.
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In the attached Architectural Services Department drawing it shows two parcels
of land with a narrow umbilical 1and link — the Light Public Housing project.

The estimated area values are 8.9 and 8.9 hectares totaling 17.8 hectares.
What percentage will be eaten up to create a sewage treatment plant to serve between 2,000
and 3,000 people is unknown. As mentioned previously, potable water will be used for
drinking and toilet flushing purposes so does this fly in the face of sensible questions raised
by Legislative Councilors?

s a project that is designed for useful life of five years with the above
mentioned constraints really viable at this location that lacks essential infrastructure? The
question is now academic because at the date of posting this letter there is site investigation
taking place so the project will aimost certainly go ahead as planned.

To Conclude.

What is the Government policy regarding the provision of a combined
pedestrian and vehicle ingress egress emergency gateway(s) for seif-contained
residential estates in the whole of Hong Kong?

The Fairview Park Estate is so large that it deserves several vehicle and
pedestrian emergency ingress egress locations. How can this be achieved?

For the avoidance of any doubt and absolute clarity, this series of notes are not
intended to stand in the way of Government direction.

Thank you and good luck.

Yours sincerely,

David G. Weaver. CPM
Hinteriand — meaning - . the remote areas of a country away from the coast or the
banks of major rivers.

tributary region, either rural or urban or both, that is closely
linked economically with a nearby town or city.

Another name:- The ‘'sticks’.
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Hong Kong.
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Director of Home Affairs,

30" floor,
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Hong Kong.
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Acting Director of Lands Department,
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Hong Kong.

Miss WONG Tin Yu, Agnes, JP
Director of Housing,

Housing Authority Headquarters,
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Ho Man Tin,

Kowloon.

Mr. Tai Sheung Shing, Victor, JP.
Under Secretary for Housing,
19/F, West Wing, '
Central Government Offices,

2, Tim Mei Avenue,

Tamar,

Hong Kong.

Mr. CHUNG Man Kit, lvan, JP
Director of Planning,

Planning Department,

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

Hong Kong.



Mr. NG Wai Keung, JP.
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Ho Man Tin Government Offices,
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Ho Man Tin,

Kowloon.

Mr. Vincent Lin, 2 copies
Manager,
Fairview Park Property Management Ltd,

Please continue reading on the
next page
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This following text was written on the 12" May 2023

Proposed Temporary Light Public Housing Development
Planning Application No: AlYL-MP.341

Scenario Number One.

An Airbus 380 fully loaded with fuel and 525 passengers plus aircrew takes off
from Check Lap Kok airport.

Minutes later, after developing technical failures, the aircraft crashes on the
entrance/exit gateways at the Fairview Park Estate.

There is a catastrophic loss of life everywheré. All the crew and passengers
are killed, and many people in Fairview Park Estate homes, surrounding village houses,
restaurants, vehicles in the vicinity, are burnt fo death by fuel from the aircraft.

The main potable and flushing water supplies into the Fairview Park Estate are
lost because they lie under the road at the point of impact by the aircraft.

Residents inside the estate cannot leave because there is no emergency.
vehicle and pedestrian means of ingress or egress anywhere in the fence surrounding
the estate. Residents outside the estate at the time of the crash cannot enter because the
perimeter fence is so formidable and there is no means of alternative ingress or egress.

The crash site becomes a Civil Aviation air crash investigation site and is
fenced off by police and fire services personnel.

a) Residents in the Fairview Park Estate buy out all the food in the
shopping centre;

b) There is no immediate water supply;

c) The Director of Fire Services cannot deploy his single fire appliance
from the Mai Po Fire Station and two ambulances because they
cannot exit the estate to meet an area service.

And so it does not take much to illustrate to readers of this document
that the above sentences highlight a significant problem of biblical proportions. :
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Scenario Number Two.

An earthquake takes place in the South China Sea at 2 o’ clock in the morning
—2am.

The Hong .Kong Observatory issues a tsunami warning that a 6 metre high
wave will hit all of the low lying areas of Hong Kong in two hours time — circa 4 am.

The warning is given on the radio, television, Internet and also by the Hong
Kong Government activating the emergency smart phone alarm system. This was tested once
during the COVID era;-

“The Government today (26" November 2020) launched the emergency alert
system (EAS). Government Depariments may disseminate important real-time messages to
mobile phone users through the EAS during emergency situations that may extensively
endanger lives and properties.

in the Fairview Park Estate residents pile into the family car and try to exit
through the one and only means escape which is the present day ingress/egress system.
Panic traffic accidents occur in the estate, fighting takes place, and traffic is dead locked.

The same happens outside the estate with the San Tam Road, Castle Peak .
Road Tam Mei Section, and the San Tin Highway with traffic dead locked and completely
jammed up. .
People abandon their cars and walk and run speedily to reach hills in the
surrounding area.

Some of the smart people in the estate grabbed bags, emptied all the food out
of the refrigerator and from shelves, and made their way out of the estate on foot which was
faster than those trying to escape in motor vehicles to somewhere and nowhere!

This scenario is actually far worse than scenario one.

The point being made, yet again, is that the Fairview Park Estate has never
had provision made in the land grant for one or more roads to facilitate ingress and egress by
vehicles and pedestrians as a means of escape in a dire emergency.

Why not?
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Laws of Hong Kongl.

The Building Ordinance CAP 123 has been perused and there is plenty of
detail to allow the Director of Fire Services to enforce provisions that have been enacted from
the result of fires that have occurred over many years.

The Buildings Ordinance changes from time to time, but it did once contain this
very important provision:-

Cap. 123F Building (Planning) Regulations —
Regulation 41 Means of escape.

Means of escape
(N
Every building shall be provided with such means of escape in case of emergency as may be required
by the intended use of the building.
: @
Without prejudice to paragraph (1), every building which exceeds 6 storeys in height or in which the
level of the floor of the uppermost storey is more than 17 m above the level of the ground at the point of
discharge of the main staircase shall, in addition to the main staircase, be provided with a second
staircase as means of escape in case of emergency.
(L.N. 294 of 1976)
(L.N. 33 of 1966)

Code of Practice for Means of access for Firefighting and Rescue

41D, Emergency vehicular access

(1 Every building shall be provided with an emergency vehicular access which is so
designed and constructed as—

(a) to allow safe and unobstructed access of a vehicle of the Fire Services Department
{o the building; and

(b) to provide for the safe operation of such a vehicle, in the event of a fire or other
emergency.

(2) The design and construction of an emergency vehicular access shall be in
accordance with such requirements as may be specified by the Building Authority
from time to time having regard to the intended use of the building.

In the above text nothing is mentioned about egress be it for vehicles or pedestrians.

(3) The Building Authority may exempt a building from any or all of such requirements on
design and construction if the Building Authority is satisfied that compliance with the
requirement or requirements is—

(a) impracticable having regard to the topographical features of the area on which the
building is situated; or

(b) unwarranted on the ground that the purpose for which the building is to be used
constitutes a low fire risk.

(4) A building in respect of which an exemption under paragraph (3) is in force shall
comply with such other fire safety measures as may be specified by the Building
Authority for the purpose of ensuring that the safety of the building would not be
prejudiced by the exemption.

(15 of 2004 s. 60)



13

RESCUE is not the exclusive preserve of the Fire
Services Department.

There is the common law presumption that every man, woman and child,
should equally do what they can to save their own lives and that of others if the circumstances
mean that conventional means such as fire appliances, ambulances, helicopters and so on
are simply not accessible nor available.

Fairview Park Estate today — a concentration camp?.

As it stands today the Fairview Park estate is nothing more than a
concentration camp reminiscent of the wartime concentration camps. Just one gateway
structure for ingress and egress.

Exactly the same applies to the proposed Public Light Housing proposed for
construction just outside the estate.

Fairview Park Estate Perimeter Fence.

This is a seriously menacing obstacle. It has two uses:-

a) The keep burglars, thieves, murderers. rapists, arsonists, scoundrels,
and perverts, out of the estate, and

b) To prevent law abiding residents, and others who have business to be
in the estate, from escaping speedily from the estate in a dire emergency.

The photograph below shows the only gateway in the perimeter fence of the
estate. It is mostly for maintenance work such as:-

a) CCTV maintenance,

b) Grass cutting.

c) Fence maintenance,

d) Tree, bushes and shrubs cutting.



The maintenance gateway is shown above.

Why has this situation been allowed to develop over the years?
What has the Town Planning Board done about it?

What action has been taken has been faken to hold the Director of Lands
publicly accountable for this situation? -

Proposed Public Light Housing Project

This voluminous text with drawings has NOT been written as an objection to
the building of Public Light Housing outside the Fairview Park Estate nor anywhere else.

The author of this letter is quite happy to follow what the Government perceives
fo be an essential need in the short term.

The Town Planning Board needs to review this situation and provide a remedy
for all existing estates and, of course, ask why the proposed Public Light Housing project
outside the Fairview Park Estate has no provision for alternative emergency ingress/egress
facilities for vehicles and persons on foot.

Since 1969 the only Police stations in the Yuen Long area are:-

a) Yuen Long,

b) Pat Heung,

c) Lau Fau Shan, and

d) Tsim Bei Tsui (Marine police).
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Since 1969 the only Fire stations in the area are:-
a) Yuen Long,

b) Mai Po (Fairview Park Estate)

c) Pat Heung Fire Station.

Since 1969 the only Post Offices in the area are:-

a) Yuen Long,
b) Fairview Park Estate shopping centre.

c) Kam Tin.
d) San Tin,
e) Tin Yiu,

f) Tin Yuet,

The point of the foregoing is that since 1969 scores of small to medium size
estates have been created in the Yuen Long area The Village House policy also comes into
the equation.

Park YoHo has been built — this is a large very modern estate alongside the
Kam Tin River.

Go to Yuen Long today and you will be able to see YoHo MAX and above it is
a multi storey building with 55 residential floors. See below:-
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Local estate agents do not yet know how many residential flats will be available
on each floor level, but it could range from 6 to 10. Taking 10 as a worst case that allows

some calculations to be made:-
Suppose 5 persons per flat.
5 x 10 (flats per floor) x 55 floor levels = 2,750 residents (in the region of).

At the moment the Police Force is under strength by several thousands of
vacant posts — recruiting is difficuit.
The state of the Fire Services manpower is unknown.

The Post Office is short of staff so retiring staff are being re-engaged on three

year contracts. _
: No new Police Stations have been built to cater for the massive residential
developments that have taken place since 1969.

No new Fire Stations have been built — this definition includes ambulances.
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No new Post Offices have been built,

The whole Town Planning process for the Yuen Long area is one gigantic
mess.

And now the Government proposes Public Light Housing for 2,000 — 3,000
people just outside the Fairview Park Estate. Where is the supporting Government
infrastructure?

Yuen Long and its surrounding area could be called “the poor sister’ in
terms of modern day Government Services. The nearest place to renew a vehicle licence
(using the traditional methody) is Shatin or Sham Shui Po both of which are fong distances
away.

The Yuen Long Government Offices, located opposite Yuen Long police
station, are hopelessly inadequate and the whole site needs redeveloping into a modern day
complex. The Government offices above the Tai Kiu Market are out-of-date and the best
English language word to describe them is grimi

David Weaver CPM

cC

Environmental Protection Department,
Your ref:- Dir-286/2023
Environmental Protection Department,
EIAO Register Office,

27/F, Southorn Centre,

130, Hennessy Road,

Wan Chai,

Hong Kong.

Madam Jenna YUEN,
LO(R6)1/YLDO,

Home Affairs Department,

Yuen Long District Office Building,
269, Castle Peak Road,

Yuen l.ong,

New Territories.

For those who are interested in the
letter writer’s background and his
qualifications to write this

- correspondence please read on.



David Weaver CPM

Joined the Hong Kong Police on the 21% February 1969.

L

Above.

Young and handsome, 20 years of age. Photograph taken at Kowloon
City Police Station circa 1970 or 1971. The writer will soon be 75 years
of age. '

18
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Police Headquarters, Arsenal Street, Hong Kong.

Planning and Development Branch,

David Weaver, Chief Inspector. Buildings | - Kowloon, Marine and Special Projects.

The Police Clubs Projects
The Police Officers’ Club, and )
The Police Sports and Recreation Club ) 2% years exclusively. 1984 — 1986.

Building projects 1986 onwards:-

Converting the former Sai Wan Ho Ferry Piers to accommodate:-

Marine Police Headquarters, Sai Wan Ho. )
Marine Police Training School, Sai Wan Ho. ) formerly HYF ferry piers.
Marine-Police Harbour Division, Sai Wan Ho. )

Marine Police North Division Base, Ma Liu Shui, Shatin.

- Marine Police South Division Base, Aberdeen.

Marine Police East Division Basé, Tui Min Hoi, Sai Kung.
Marine Police West Division Base, Tai Lam Chung.
Marine Police Post, Yung Shui Wan, Lamma Island.

Marine Police Post, Tap Mun Island.

Marine Police Post, Kat O Island.

Others

Design and layout of fdentity Parade rooms in new District police stations at
Tseung Kwan O, and Ma On Shan.

Design and layout of Briefing Rooms in new District Police Stations. As above.

Conduit design, and project definition for cable runs and fibre optic cables
between three hilltop observation posts on the Sino British Border (as it was then). This
project was originally built by PCCW, but the legal documents allowed the company to share
the conduit piping with the Hong Kong Government.

Refurbishment of the East Ping Chau (Mirs Bay) Marine Police Post
emergency generator. The generator machine was air lifted by helicopter from the Marine
Police North Division Base by the HK Auxiliary Air Force and it was the first time that the lifting
strops had been used to carry a load under a helicopter.

Design of retro accommodation for Districc Commanders in the Marine South
Division Base, and Regional Commander Kowloon East accommodation in Tseung Kwan O
Police Station. | cannot remember why | was given this job but that was the way it was in
those days — | seem to be [anded with everything.

a) Project coordination with the Hong Kong Observatory to establish a
wind sheer radar mast on an outcrop of rock that formed part of the land area allocated to the
Marine Police West Division Base at Tai Lam Chung. This was to support the new Chek Lap
Kok airport.
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b) Also the establishment of a Hong Kong Observatory facility to monitor
background radiation associated with Daya Bay nuclear power station. The equipment is now
located within the police post land allocation at Tap Mun Island.

Tung Chung Temporary Police Station. Thls lasted for a while after the
completlon of the Chek Lap Kok airport project.

It was temporarily used by a non Government organisation. It may have been
demolished by now — February 2023.

Government Departments and professional staff routinely consulted.

Architectural Services Department - Chief Architect 4 Division.
Architects.

Building Services Engineers.
Structural Engineers.

Civil Engineering Degarfment
Port Works Division Civil Engineers.

Hong Kong Observatory
Technical staff.

District Lands Office
Various staff in different office locations.

Hong Kong Auxiliary Air Force {as it was then)
Helicopter pilots for night time test landings on helipads in some Marine
Pclice bases.

The Police Clubs.

Architectural Services Department.
Consultant Architects.

Interior Design Consuitants.

Marine Department.
Various staff when required.
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Commissionet’s Commendation.

MR. D.G.

WEAVER, CHIEF INSPECTOR OF POLICE

fs bereby Commended for

LEADERSHIP,

ADMINISTRATIVE ABILITY AND DLVOTION

TO DUTY OF AN EXCEPTIONALLY HIGH ORDER DISPLAYED
WHILST SERVING IN THE POST OF PROJECT QFFICER
(CLUBS AND RECREATION) FROM OCTOBER 1983 UNTIL

APRIL 1986.
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Estate Management Notice No. 1 (AD/2023)

10 January 2023

To all Owners / Residents,

Consfruction of "Light Public Housin.g" Adjacent to Fairview Park

Regarding the government's decision to build a "Light Public Housing" near Fairview Park , afler
learning the news from the newspapes, we called the Yuen Long Home Affairs Department in early
December 2022 to understand the situation and express our serious concerns. Through various
channels, we propose to make appointments with officials of relevant government departments in
order to learn more details and reflect our opinions.

With the assistance of the "The Owners' Association of Fairview Park ", the representatives of both
Fairview Park Property Management Ltd. and Owners’ Association met with the Under Secretary for
Housing, Mr. Tai Sheung Shing, Victor, JP, on 6 January 2023. During the meeting, we raised the -
likely impacts of nuisance, the impact of building height, security, and livelihood facilities,
transportation facilities and future wraffic conditions. In response, Under Secretary for Housing,
M. Tai stated that the initial conception of the "Light Public Housing" adjacent to Fairview Park is
as follows: :

1. The number of units is about 2,000, and the floor height may not exceed 3 floors. The
construction is based on units, mainly small units, ranging from 10 square meters to 31 square
meters, :

2. In terms of resident's livelihood supporting facilities, including retail stores, launderette,
supermarkets, restaurants and other people's livelihood-related shops.

3. Interms of transportation facilities, there are a number of direct bus lines to the housing estate,
and Kam Pok Road is used for entry and exit, avoiding the use of Fairview Park Boulevard, and
there will be no private parking spaces in the housing estate.

4. There will be enough resting space and playground in the housing estate for residents to use.

5. Construction-wise, assembly and synthesis will be used to avoid noise and dust nuisance caused

by piling. At the same time, the location of the unit building will be situated as far away from

the border of Fairview Park as possible, and housing estate fences will be set up to reinforce the
security control.

There will be a sewage treatment plant for the sewage disposal.

7. The construction period is around 2 years, and the service life of the entire "Light Public
Housing" is about 5 years.

&

We also took this opportunity to reiterate that thongh the Fairview Park Boulevard is a private road,
it has actually been serving as a public road. Therefore, we once again requested the relevant
authorities to take over the Fairview Park Boulevard and to build a public sewage well outside
Fairview Park, to enable us to connect the sewage channel of our Estate to the public sewage well, so
that the use of the sewage treatment plant in the Estate is no longer necessary and such operating cost
can be reduced.

Should there be any updated information, we will keep the resident abreast as soon as possible.

Fatrview Park Property Management Limited
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PEMS Comment Submission - ' Page 1 of | ~

1

- BUAA B B 5/ B IR E R Making Comment on Planning Application / Review
SERR

Reference Number: 230517-160758-58453

TR IRH

Deadline for submission: 19/65/2023

TS H B R R

Date and time of submission: 17/05/2023 16:07:58

A RNEAR B S ARTR

The application no. to which the comment relates: A/YL-MP/341

CERRRA L B

Mr. Andy P
Name of person making this comment: s ney

E R

Details of the Comment :

The application site falls in close proximity to ecological sensitive areas, including Wetland Buf
fer and Conservation Areas, Mai Po Ramsar Site and SSSI, as well as Mai Po Egretries. Its impo
rtance is highly valued by the general public. It is understood that the Light Public Housing is to
serve housing demand, careful design and monitoring for its ecological impact should not be un

dermined. '

The applicant and his consultant largely rely on the Ecological Impact Assessment conducted fo
r other planning application. However, since those applications have not been approved and the
Assessment have not been undergone and endorsed by Environmental Impact Assessment Ordin
ance procedure, relevant Authority should not adopt such baseline information to determine the
ecological condition of the application site.

It is noted that the applicant has conducted a reconnaissance survey in December 2022. Despite
Ecological Impact Assessment is exempted for temporary uses under TPB-PG No. 12C, howeve
r, considering the development scale with population of about 5,500 in the Deep Bay area, a 12-
month ecological survey must be required to be conducted to fully verify the ecological conditio
ns.

AFCD please take lead to protect Mai Po.

Farh [PORY FNES [ I Y, SRR 7 0 WS L o D Tt s R B BV o R RSV A Aa e



PEMS Comment Submission Page 1 of 1

Y

FLHR Y ER S AR U L Making Comment on Pianning Application / Review
SERH

Reference Number: 23051 8-20442.5-33593

TR FRAA

Deadline for submission: 19/05/2023

F238 H HA BB .
Date and time of submission: 18/05/2023 20:44:25
A RRRIAR B e S 4R R AYLMP]

The application no. to which the comment relates:

TRERA L R/

Name of person making this comment:

2 Ms. FR/NEB;

R

Details of the Comment :

&5
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13-MAY-2023 11:55 P. 01

Rt [P E

AT EANUE :

FAZBRETR: @%:itﬁm%ﬁ BIHL AR TS 15 M!
TEL 2877 0245 3 2522 8426

BE: 1pbpd@pland.gov.hk

To : Secretary, Town Planning Board

By hand or post : 15/, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax : 2877 0245 or 2522 8426

By e-mail : tpbpd@plénd.gov.hk

‘ ‘ﬁﬂﬂﬁﬁﬂﬂaﬁﬁ% The application no. to which the comment relates
A/YL-MP7 )

REMN (EBE. HSERY)

Details of the Commént (use aeparats sheet if necessary)

SRBRTERARTE A M RN A0 2 B E . TS S S W RN 2k I M A 11 B 33 A
7 ! BEXNEE T R MR R KR A MR AR, NERTREN,

ERER XYRERRANNEARIRONT:
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BRMNBFINITAEL EN AREE KRGTELY, LARHBRANES,

3. MEERSE: WHEEKEASNTHUTHOAD. SERUEHORLE, EREY
AEEMERUEREFERE, AN NUTR, f@0S AHENES, ERHAR
i MMSERNRE, BLTRNEERRAENRIEE MY, HIBENWTH,

B RRERDIREEATR, 8. RRRRE LA FEE SRR, 7t BEx
S R R SRR O 4T 085, MO RAMSBE R AR, 3 k<
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"HERA 12 %m Name of person/company making this comment -

E% Signanure ___li-:_ gﬁi— B Date | P
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[ Urgent [ Return Receipt Requested O sign O Encrypt [ Mark Subject Restricted [ Expand personal&publi

ETTRANZ S ONE AN T ERENEGOARSRE (B 34) HMELR
1+ 142 ATYL-MP/341
19/05/2023 12:48

From: . Mfairviewpark.hk> ‘

To: < 2

Ce: M<shoﬁice@hb.gov.hk>. <doyl@had.gov.hk>
File Ref:

1 attachment

2]

20230519 - fjE9AR (FIRHRZE B SHHUE R No. AYL-MP341).pdf

B RNTREE R ginE
HRIE " REREERFEONBRE (B 3 F) EMELRIZLETE, » #HHEIEA
AIYL-MPRAIEYER, » FHENHE: - S !

BlAhIL

mz%uwﬁm
{87k B =12 5 B R (shottice@hb.gov.hk)

TEIRBE A (doyl@had gov hk)
ST-ERFEETESNESY

FdE b E Y R S A IR E]
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A/YL-MP/341 DD 104 Yau Pok Read Light Housing
19/05/2023 03:32

From:

To: popO <pbpd@pland.gov.nk>
File Ref:

AIYL-MP/341

Various Ldts in D.D. 104 and Adjoining Government Land, Yau Pok Road, Mai Po
Site area: About 89,774sq.m Includes Government Land of about 8,029sq.m
Zoning: "Recreation” and "Res (Group C)"

Applied development : Light Public Housing / Filling and Excavation of Land / 17

Blocks — 2,150 Units / OS 5.500sq.m / 12 Vehicle Parking / 2 amenity blocks / 1
sewage pumping station / 2 guardhouses / 9 building services blocks

Dear TPB Members,

Strongest objections. This is a blatant conspiracy between the developer and the
administration to convert what was intended to be recreational space for the
community into a private residential development.

Not only is the immediate district lacking in many community facilities, there is also
the issue of the growing number of residents in coming years as additional approved
developments are completed.

There has not been a district OZP for almost two decades so the extent of non-
compliance with basic HKPSG is difficult to assess. Of course this data has not
been provided.

There have been a number of attempts to develop the two sites this over the past
two decades but they were resisted

AYL-MP/107 (Southern section)

Applied Use  Proposed Fishing Pond cum Field Study Centre and Residential
-Development :

RNTPC MEETING ON 23.8.2002

The Town Planning Board (the Board) decided not to approve the application and
the reasons are :- .



(a) The proposed residential development is not in line with the planning intention of
the "Recreation” ("REC") zone in that the residential development is not ancillary
to the recreational use;

(b) Insufficient information has been provided to demonstrate that the proposed
development would not cause negative environmental impact to Deep Bay;

(c) Insufficient information has been provided to demonstrate that the proposed
development would not lead to traffic and environmental nuisances to the
local residents; and

(d) The approval of the application would set an undesirable precedent for
similar applications leading to large-scale residential developments in the
areas zoned "REC", the cumulative effects of which would lead to a loss of
recreational space in this area.

Sun Hung Kai currently has two Sect 12 applications under consultation, Y/YL-MP/7
and 8. They were scheduled to be considered today but are not on the agenda. As
there was a good chance they would not be approved, SHK has come up with this
solution, allow the government to use the sites for a few years for the purpose of
providing temporary homes. This will expedite stripping the lots of all vegetation and
trees. In addition the tax payer will fund the installation of sewerage and other
amenities, access roads, etc.

And a few years down the line the tenants will be given notice and approval will be
guaranteed for the private residential developments. SHK gets to pocket billions, as
does the administration with land premiums. The densely developed district loses
the only piece of land where community recreational facilities could have been
provided. !

THIS 1S A SHOCKING MANIPULATION OF THE UNDERPRIVELEGED TO
ACHIEVE FINANCIAL REWARDS AT THE COST OF THE COMMUNITY IN
GENERAL

In Sham Shui Po the transitional housing at Pei Ho Street, courtesy of Hénderson,
that was utilized for only two years has already been dismantled.

These transitional housing arrangements are temporary but cost as much as
permanent public housing when all the charges are factored in. At a time when the
economic outlook is not bright and our reserves are falling, throwing money around
to achieve short term reductions in the number of people queuing for public housing
is deplorable. And the people housed in these facilities will end up back in the slums
and still in the PH queue so this is no more than a Band Aid solution to the housing
issue.

On a site zoned “REC’ there are expectations that there would be a considerable
number of trees and natural surrounds but under this plan, more drastic than that of
SHK, of the 339 trees — 245 to be removed. This will certainly impact the
environment of the district that has no park area other than some pockets



surrounding an artificial pond at the centre of the sprawling residential development.

The planning intention of the "REC"” zone is “primarily for recreational developments
for the use of the general public. It encourages the development of active and/or
passive recreation and tourism/eco-tourism. Uses in support of the recreational
developments may be permitted subject to planning permission”.

In other words residentjal use is not permitted.

Of course anybody objecting to the scheme will be accused of stirring up trouble and
failing to support the administration. But short term interests that squander public
revenue and impact the long term quality of life of the community must be opposed.

Mary Mulvihill

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

Date: Thursday, 16 June 2022 2:34 AM CST
Subject: Y/YL-MP/7 and 8 DD 104 Yau Pok Road

YIYL-MP/7

Lots 3211 RP, 3212 RP, 3213 RP, 3214 S.A, 3214 S.B, 3215, 3216, 3217, 3218
RP, 3250 S.B s5.23 RP and 3250 S.B $5.33 RP in D.D. 104 and Adjoining
Government Land, Yau Pok Road, Mai Po

Site area : About 43,463sq.m Includes Government Land of about 4,342sq.m
Zoning : "Recreation” and "Res (Group C)"

Proposed Amendment : Rezone to "Res (Group C) 1"/ 9 Blocks — 1,228 Units /

PR 1.28/58mPD / OS 3,316sq.m / 336 Vehicle Parking / Clubhouse /
Commercial

Y/YL-MP/8

Lots 3054 S.A ss.1, 3156 S.A, 3200 RP (Part), 3200 S.A RP, 3201 RP (Part),
3202 (Part), 3203 RP, 3204 RP and 3205 RP in D.D. 104 and Adjoining
Government Land, Yau Pok Road, Mai Po

Site area : About 45,627sg.m Includes Government Land of about 2,385sq.m

Zoning : "Recreation”

Proposed Amendment : Rezone to "Res (Group C) 1"/ 9 Blocks — 1,249 Units /
PR 1.22 /58mPD / OS 3,372sqg.m / 344 Vehicle Parking / Clubhouse



Dear TPB Members,

Strong objections. House with private garden out because SHK can make more
money cramming families into high rise concrete boxes of less than 400sq.ft.

The two applications are related and will be reviewed together, This is another
striking example of how developers procrastinate and delay, delay in order to
maximize profits. Unfortunately government policy has encouraged this as every
year new measures are announced that promote increased density and
developers know the longer they hold back the better returns.

Comparison:

Combo: 89,000sp.m / 18 Blocks / 2,477 Units / 710 Vehicle Parking / OS
6,688sq.m

Y/YL-MP/3 Approved 13 May 2016 SHK

106 Villas / 245 Vehicle Parking PR .2 / BH 2 storeys / / 2.67ha Private Open
Space

The applicant proposed to rezone the site from “Recreation” ("REC") (about
98.3% of the site area) and “Residential (Group C)” ("R(C)") (about 1.7% of the
site area) to one of the following options for a proposed residential cum
commercial development with a plot ratio (PR} of 0.2 and building height of 2
storeys {6.6m) above one storey of basement car park and/or ancillary plant
room:

The northern portion of the site, which fell within the Wetland Buffer Area
(WBA), would reserve as a private local open space

Option 1: “R(C)1" zone; (ii)

Option 2: “R(C)1" zone (about 94.7% of the site area) and “Other Specified
Uses” annotated "Bike Kiosk and Eating Place” (“OU(BK&EP)") zone;

Option 3: "ReS|dent|a| (Group D)" ("R(D)") zone;

Original Project Time Table The construction work is expected to commence
in 2012 and to complete for occupation in 2015/16 HA HA HA

The Project Site is zoned "Recreation” ("REC") on the Approved Mai Po and
Fairview Park Outline Zoning Plan (OZP) No. S/YL-MP/6 (Subject OZP),
According to the Notes of the Subject OZP, the planning intention of the “REC”
zone is, in brief, to encourage the development of active and/or passive
recreation and tourism/eco-tourism. Uses in support of the recreational
developments may be permitted subject to planning permission.



There is a very detailed EIA that is now out of date as it does not take into
consideration the approvals for many additional estates in the district and nearby
and their impact on both the environment and traffic.

https:/iwww.epd.qgov.hk/eia/3d/pub/yueniong/Hidden/Video/Test%20with%20Disc
laimer.mp4

Members can click onto link for 3D model that shows the pond

Decision Date -
(DD/MM/YYYY 13/05/2016 Y/YL-MP/3

)

Decision Approved/Agreed

Authority Rural & NT Planning Committee
The Committee decided to agree to the
application for rezoning the site for the
proposed residential cum commercial
development. PlanD would work out
an appropriate Zoning with suitable
development requirements for the site.

. .The proposed amendments to the
Detailed apprgveltji Mai Po and Fairview Park

]?e_msnon Outline Zoning Plan (OZP) No.
S/YL-MP/6 would be submitted to the
Committee for approval prior to
gazetting under section 5 of the Town
Planning Ordinance upon reference back
of the OZP for amendment by the Chief
Executive in Couincil.

The Commiittee also agreed to advise the applicant to note Members’ concern
onh enhancing the ecological linkage of the site to the Ngau Tam Mei
Channel and the fishponds within WCA.

But to date no new OZP has been put forward for public comment.

Issues raised during the meeting include:

9. A Member noted that the northern portion of the site was proposed for a
landscaping area and asked whether that portion could be retained as
“REC"” zone. DPO said that three options, including an option to develop
both the northern and southern potions for residential use, had been
evaluated during the preparation of EIA report. The findings indicated
that residential development in the northern portion would create
significant adverse ecological, environmental and visual impacts on
the surrounding areas. In addition, having considered neighbouring
residents’ views ori preserving the natural environment and given the
location of the northern portion within WBA, greenery and open



space uses were hence proposed in the northern portion.

The existing pond within the northern portion of the site, which was
located within the WBA, would be retained and enlarged to enhance its
ecological value. At the request of the Chairman DPO supplemented that the
northern portion of the site, which fell within WBA, was in close proximity
to fish ponds zoned “Conservation Area” and a site zoned “OU(CDWPA)”
which both fell within Wetland Conservation Area (WCA). Locating
residential development further away from the fish ponds and the “OU
(CDWPA)”, which were of ecological significance, could help minimize
disturbance to those areas.

THE POND IS NOW GONE. DESTROY TO BUILD. WAS ANY
ENFORCEMENT ACTION TAKEN?

A Member asked whether the EIA report had taken into account the cumulative
impact of surrounding approved residential developments on the Ngau Tam Mei
Channel. Mr Tim Osborne, with reference to the findings of an ecological
survey of water birds conducted from March 2015 to February 2016,
concluded that the cumulative increase in disturbance to those bird
species would be insignificant.

BUT THAT WAS BEFORE OTHER DEVELOPMENTS LIKE ANOTHER SHK
PROJECT ON THE OTHER SIDE OF THE CRAINAGE CHANNEL WERE
PROPOSED.

SO ALL OF THIS HAS BEEN IGNORED AND DEVELOPER PLANS TO
CONVERT BOTH SITES TO MEDIUM RISE RESIDENTIAL TOWERS

DPO supplemented that a total of 22 ha of land was zoned "REC” on the Mai Po
and Fairview Park OZP BUT THAT WAS A DECADE AGO AND MUCH OF
THE RECREATION ZONE HAS BEEN USED FOR OTHER PURPOSES.
WHAT IS THECURRENT SITUATION? NO HKPSG FOR THE DISTRICT
PROVIDED AS THERE HAS BEEN NO OZP. HOWEVER LARGE INCREASE
IN POPULATION SO THERE IS CERTAINLY NEED FOR SITES TO PROVIDE
COMMUNITY RECREATIONAL FACILITIES.

6,7275Q.M IS GOVERNMENT LAND SHOULD BE RETAINED FOR THIS
PURPOSE.

The only community facility included in the plan is a Kindergarten. But this is in a
commercial building and these facilities are in fact commercial. -

Visual Impact

Hazy images HOW COME PHOTOMONTAGE OF CYCLE TRACK IS ON BLUE
SKY DAY BUT THE IMAGES PERTAINING TO RIDGELINES ARE ON
CLOUDY DAY



Members should reject the two applications as they are not in the public interest.
The growing community in that part of NT has urgent need of more sports fields
and other recreational facilities. That the administration has been dragging its
feet in providing the amenities does not mean that sites allocated for them
should be eliminated.

Now with the renewed interest in sports and the pledges to support such
activities, it is necessary to provide facilities not only for the traditional sports but
also for the emerging pastimes that appeal to the younger demographics, like
skateboarding, breakdancing, etc.

Covid and other virus that impact travel will be with us for years to come. There
is urgent need to develop more amenities to ensure that citizens can recreate
and let off steam.

Mary Mulvihill
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HKBWS' comments on the planning application for the proposed Temporary
Light Public Housing Development for a Period of 3 Years and Associated Filling

and Excavation of Land at Yau Pok Road, Mai Po (A/YL-MP/341)
- 19/05/2023 15:28

From: "WONG, Suet Mei" <wsuetmei@hkbws.org.hk>
To: tpbpd <tpbpd@pland.gov.hk>

Ce Chuan Woo <wchuan@hkbws.org.hk>

File Ref:
Dear Sir/Madam,

The Hong Kong Bird Watching Society's comments on the planning application for the proposed Temporary
Light Public Housing Development for a Perfod of 3 Years and Associated Filling and Excavation of Land at
Yau Pok Road, Mai Po (A/YL-MP/341) is attached.

Thank you.

Best Regards,

Waong Suet Mei | B
Conservation Officer | {RE 3 {E

The Hong Kong Bird Watching Society | i 2 &
A: 7C, V Ga Building, 532 Castle Peak Road, Kowloon, Hong Kong
FEHNAT R A G325 Rk K ETTHICE .

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

20230519_YauPokRoad_LightPublicHousing_A_YL_MP_341_HKBWS.pdf



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,

By email only

19 May 2023

Comments on the application for the proposed Temporary Light Public Housing
Development for a Period of 3 Years and Associated Filling and Excavation of Land

at Yau Pok Road, Mai Po (A/YL-MP/341)}

The Hong Kong Bird Watching Society (HKBWS) objects to the application based on the

following reasons.

i Not in line with the planning intention of Wetland Buffer Area (WBA) under the
Town Planning Board Planning Guideline No. 12C and the existing zonings
1.1 The development site falls within WBA in Deep Bay area. According to the
Town Planning Board Guideline No. TPB PG-NO. 12C, ‘in considering
development proposals in the Deep Bay Area, the Board adopts the Study’s
recommended principle of “no-net-loss in wetland”. Moreover, WBA is “to
protect the ecological integrity of the fish ponds and wetland within the WCA
and prevent development that would have a negative off-site disturbance
impact on the ecological value of fish ponds.”* However, the footprint of the
proposed LPH development would lead to a direct and permeant loss in
7,300 m? of wetland and 7.22 ha of grassland/shrubland, which is not in

line with the principle of “no-net-loss in wetland” in Deep Bay. We consider

the direct impact is significant, and compensation and mitigation measure
are required for the direct wetland loss if the loss could not be avoided.

! Section 6.4 of the Town Planning Board Planning Guideline No. 12C. Available at:
https://www.info.gov.hk/tpb/en/forms/Guidelines/pgl2c_e.pdf
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1.4
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According to the approved Mai Po and Fairview Park Outline Zoning Plan
{OZP) Na. S/YL-MP/6?, the general planning intention of the area is to
“conserve the ecological value of the fish ponds which form an integral part
of the wetland ecosystem in the Deep Bay Area... The planning intention of
the area further away from the fish ponds is to protect the ecological
integrity of the wetland ecosystem, and prevent development that would
have a negative off-site disturbance impact on the ecological value of fish
ponds.”

Most of the footprint of the residential development is zoned as Recreation
(REC) zone which is intended “primarily for recreational developments_for
the use of the general public”, where “no residential development (except

‘New Territories Exempted House’) shall result in a total development in
excess of a maximum plot ratio of 0.2 and a maximum building height of 2
storeys (6m)” under the OZP No. S/YL-MP/7.

However, the proposed residential development consists of 17 blocks of 3-
storey residential buildings in both northern and southern portions of the
site, introducing a population of 5,500 people. We are concerned the
disturbance to the surrounding ecological sensitive receivers {please refer
to section 2 below), including noise, light pollution, and the increased

human disturbance from the substantial increased population, leading to

degradation of habitat quality of Deep Bay wetlands.

We consider the residential development is not in line with the above
planning intention of WBA as it would bring negative off—sité disturbance to
the Wetland Conservation Area (WCA),
landscape that is now with limited human disturbance. We urge the Town

and destroy the open rural

Planning Board {Board) to reject this application.

2 Underestimate the ecological value and sensitivity of the Yau Pok Road site

2.1

The Yau Pok Road site is currently composed of pond, seasonal wetlands,
farmlands, and grassland. According to the previous survey in 2009/2010
under the Environmental impact Assessment (EIA) Report (no. AEIAR-

2 Approved San Tin Qutline Zoning Plan No. $/YL-ST/8. Available at:
https://www1.0zp.tpb.gov.hk/planfozp_plan_notesfen/S_YL-ST_8_e.pdf

& B B E The Hong Kong Bird Watching Society

T Teilo +852 2377 4387
Y B tlo +852 2314 3687

IR R I A

WIEmy

50 Webse www hkbws.org bk

S T

e e e A

info@hkbws.orghk i SBARBEMEGMES32MMEXNTC

Adgdrets 7C, V Ga Building, 532 Castle Peak Road,
Lai Chi Kok, Kowloon, Hong Kong

x’c{«.
Bh'dufe ,

EAAFP

e, Fta bt It L e n e e st S Tk by aats T

e IRy

PR e T



s

FiE M B YW The Hong Kong Bird Walching Soclety e

-

2.2

2.3

182/2014), the survey in 2019/2020 under the Ecological Impact
Assessment (EcolA) Reports for the two recent rezoning applications {no.
Y/YL-MP/7 & no. Y/YL-MP/8), and also the -Reconnaissance Survey
conducted in December 2022, a total of 46 species were recorded within the
project site while 16 of them are of conservation concern.

However, the applicant stated that only 10 species of conservation concern
were recorded within the site from the reviewed literature and the
reconnaissance survey, We cansider the applicant should review the current
desktop review result.

The applicant also claimed that the “potential direct ecological impact of the
Project on fauna species of conservation importance is of Low significance.”
However, from the reviewed literature, the project site has been recorded
with various wetland-associated species of conservation interest, such as

" the globally Vulnerable Collared Crow (Corvus torguatus), Eastern Cattle

Egret [Bubulcus coromandus), Intermediate Egret {Ardea intermedial,
Yellow Bittern (Ixobrychus sinensis), White-throated Kingfisher (Halcyon
smyrnensis), Wood Sandpiper (Tringa glarecfa), Chinese Pond Heron

(Ardeolg bacchus), Red-billed Starling {Spodiopsar sericeus). Other open

country bird species [ike Black-faced Bunting (Emberiza spodocephala) and
Richard's Pipit (Anthus richardi) were also recorded. Most of the above
species were recorded within the Grassland/Shrubland. The rare passage
migrant and winter visitor Blunt-winged Warbler {Acrocephalus concinens)
was recorded in the Reed. We consider the presence of these species

indicates that the Yau Pok Road site is connected to the surrounding
wetlands, and they all are forming a part of the Deep Bay wetland system
and is of significant ecological value, function, and sensitivity.

3 Inadequate ecological impact assessment

31 From Table 5.1 of the current EcolA report, the ecological value of
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Grassland/Shrubland deviates with the previous assessments under EIA
Report (no. AEIAR-182/2014) and EcolA Report (no. Y/YL-MP/7 & no. Y/YL-
MP/8). Grassland/Shrubland was particularly downgraded from “Low to
moderate” to “Low”. We consider such deviation needs to be made based
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on a comprehensive 12-month baseline survey covering different taxa.
However, there is no information explaining how such change was being
made. |t is unclear if it was downgraded due to any significant survey finding

from the additional one-month survey. We consider the habitat evaluation

of this EcolA report is not well evident and well explained.

in Section 4.5.1, it is highlighted that “no bird species of conservation
impartance were recorded regularly within the Application Site”. In Section
6.2.5, it is stated that “the Application Site is an irreqular lbaﬁng site for only
a small number of wetland-dependent birds”, and that the overall impacts
on these species of concern is considered to be of Low Significance. However,
the survey gefforts under previous reports varies and were generally
insufficient to capture the bird usage of the site during migratory season,
while the surveys were not conducted on a regular basis, we consider it is
inadeguate to make a conclusion that no birds of interest were recorded
regularly based on the existing surveys. In addition, when we refer to the
surveys in 2009/2010 and 2019/2020, various water birds of conservation
importance, such as Wood Sandpiper, Little Ringed Plover and Chinese Pond
Heron were recorded in both surveys. This indicates the site was actually
regularly used by several wetland-associated bird species of ecological
concern.

Moreover, the EcolA report stated that “none of the bird species of
conservation importance were recorded in significant numbers in
comparison to their Deep Bay populations”. We would like to point out that
birds in Deep Bay would exploit different resources across habitats at
different times and seasons, such that the ecology of the wetlands should
be viewed across the Deep Bay as a whole. In the Study on the Ecological
Value of Fishponds in the Deep Bay, it is stated ‘it is inappropriate to consider

-that some ponds are of intrinsically higher value to birds, and that removal

of “low vaiue” ponds will not be affect birds’. We, therefore, are concerned
the above conclusion drawn in the EcolA report is misleading and has
underestimated the potential adve;rse impacts of the development on the
integrity of the Deep Bay wetland ecosystem and the bird populations that
such ecosystem supports.

ek —— P

.-'kf

1 Wehule . wwavhkbws.org.hk todress TC, W Ga Building, 532 Castle Peak Road,  \ oo

RiEme i kbws.org, i ; j !
it info@hkbuws org.hk ¢ ERARBAMELASIZNREANIC Bud@ k"r’f

Lai Chi Kok, Kowloon, Hong Kong FP

S R T AL ST T R TN SCR B I S AT N NS G

vi{arel ]\W”(‘ Powry oy,

{ [UCN|“



BT

4 The severe disturbance to the surrounding sites and species of ecological
importance

4.1 The “Inner Deep Bay and Shenzhen River catchment” Important Bird and

Biodiversity Area {IBA), Mai Po Inner Deep Bay Ramsar Site, WCA, WBA, Mai

Po Village 5551 (Mai Po Village egretry) and Mai Po Lung Village egretry are

all the areas of conservation importance located less than 2km away from
the application site and are important sites and habitats for both breeding
and migratory birds.

4.2 The application site is just adjacent to the Ngau Tam Mei Main Drainage
Channel (NTMDC), where is under tidal influence and is ecblogically
connected with Deep Bay wetland ecosystem. Bird species of Regional
Concern like Common Redshank {Tringa tetanus) and Spotted Redshank
(Tringa erythropus) were recorded in April 2023. The Greater Painted-snipe
(Rostratula benghalensis) of Local Concern® and the globally “Endangered”
Black-faced Spoonbill (Platalea minor}® have been recorded in NTMDCS.
Groups of 10 to 15 Black-faced Spoonbill individuals, and up to a maximum
of 33 individuals, were chserved in NTMDC during Jan 2014 to March 201568,
This channel is also regarded as “moderate” ecological value, having “some
functional linkages with the Deep Bay area” and “high abundance of certain
bird spe}:ies of interest” as stated in the Ecological Impact Assessment (EcolA)
report submitted by the applicant. The bird abundance in NTMDC is
described as “relatively higher and supported high numbers of ardeids
occasionally during favorable tide conditions” in the Environmental Impact
Assessment (EIA) Report {no. AEIAR-182/2014). In this study, 101 Little
Egrets, 80 Grey Herons and 65 Great Egrets, and up to 6 Black-faced
Spoonbills were recorded in this channel.

4.3 Given the existing low pedestrian flow locally, the NTMDC provides a
suitable foraging ground for different waterbirds especially during low tide.
However, from our observation, the waterbirds that forage in this channel

3 Fellowes et gl. (2002)
4 |UCN Red List
$ HKBWS unpublished data.

& HKBWS internal data.
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are very susceptible to human disturbance, owing to the close distance from
the pedestrian and the relatively narrow width of NTMDC, We consider the

low level of disturbance, the low population and low-density landscape,

and the ecological corridor provided by the existing natural features of the

site should be maintained for both migratory birds and breeding ardeids.
4.4 However, during operational phase, “the proposed residential development
will accommodate_a residential population of ahout 5,500 after full

occupation”, which is almost 20 times more than the proposal under the
previously approved EIA Report (no. AEIAR-182/2014). We are highly
concerned the proposed development with substantial increase in

_population due to the LPH development would bring severe disturbance to
the surrounding ecclogical sensitive receivers, including direct human
disturbance, noise, light pollution, etc, leading to degradation of habitat
gquality for waterbirds in the vicinity and the Deep Bay wetlands. We

consider the indirect impacts of the proposed development to the
surroundings are significant and have not been properly assessed.

5 Contradict with the previous approved environmental impact assessment and
rezoning applications
5.1 The current site was associated with private developments proposed by the
property estate developer and previously approved under the
Environmental Impact Assessment {EIA} Ordinance and Town Planning
Ordinance. Based on the approved EIA application (no. EIA-220/2014) in
2014 and the approved rezoning application no. Y/YL-MP/3 in 2016, the
northern portion of the site was proposed to be a landscaping area with
pond and passive recreational uses, to maintain the rurat landscape within
WBA and the surroundings. Meanwhile, the 2-storey residential
development was concentrated at the southern portion of the site.
5.2 Referring to the Minutes of 556th Meeting of the Rural and New Town
Planning Committee held at 2:30 p.m. on 13.5.20167, a Town Planning Board
member asked whether the portion proposed for a landscaping area could

7 https://www.info.gov.hk/tpb/en/meetings/RNTPC/Minutes/m556rnt_e.pdf
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be retained as “REC” zone, the representative from that application Ms
Margaret Chan repiied that “three options, including an option to develop
both the northern and southern potions for residential use, had been
evaluated during the preparation of EIA report. The findings indicated that
residential development in the northern portion would create significant

adverse ecological, environmental and visual impacts on the surrounding

areas. In addition, having considered neighbouring residents’ views on
preserving the natural environment and given the location of the northern
portion within WBA, greenery and open space uses were hence proposed in
the northern portion.”

In addition, the District Planning Officer Ms. Maggie MY. Chin also
supplemented that “the northern portion of the site, which fell within WBA,
was in close proximity to fishponds zoned “Conservation Area” and a site
zoned “OU(CDWPA)” which both fell within Wetland Conservation Area
(WCA). Locating residential development further away from the fishnonds

and the "OU{CDWPA)", which were of ecological significance, could help
minimize disturbance to those areas.” The applicant was also advised to note
“Members’ concern on enhancing the ecological linkage of the site to the
Ngau Tam Mei Channel and the fishponds within WCA".

However, the northern portion of the site is now included in this LPH
development. We consider the wetland filling and site formation during
construction, and also the mass population during operation, are obviously

contradicting with the above ecological and planning consideration (i.e. to

minimize disturbance to the nearby wetlands and to enhance the ecological

connectivity) and the previous impact assessment.

6 Cumulative ecological impacts and undesirable precedent set on Deep Bay area

6.1

&2 8 B ¥ The Hong Kong Bird Watching Society o e

Cumulative ecological impacts to the fishponds of Deep Bay area need to be
carefully assessed given that a number of other residential developments
have already heen prppoéed and approved in close proximity of the
application site. We are concerned all the potential residential and
commercial developments would all cumulatively cause significant impacts
on the Ramsar Site, Wetland Conservation Area, migratory birds, and also
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6.2 Moreover, the approval of this application will set an undesirable precedent
to the future similar applications within WBA in the Deep Bay area, and thus
nullifying the statutory planning control mechanism. We urge the Board to
reject this application in order to protect Deep Bay wetlands from any
development threats.

7 Unjustified site selection at Yau Pok Road and deepen public distrust

7.1 One of the purposes of the scheme is “to improve the living conditions of
people living in inadequate housing”. However, due to the remote
geographical location and the inherent planning constraints of Yau Pok Road
site, there are clearly insufficient infrastructures, amenities, public facilities,
and public tra'nsport, to suppart such an additional population, and more
importantly to maintain an affordable cost of living of the target residents
(i.e. public rental housing applicants). We are concerned the current site
selection of Yau Pok Road site would not be able to achieve the original good
intention of improving living conditions but would in turn creating more
social problems in the community in the long run.

7.2 Given the geographical limitations, it wilt not only increase the cost of living
of the residents, the construction time and cost of the Light Public Housing
at this site is also expected to be high, in order to comply with EIA and
planning requirement, to conduct extensive site formation and to meet the
basic needs of the residents. We consider that it is not well justified to
choose Yau Pok Road site as one of the Light Public Housing sites. Besides,
the government would be responsible to pay for the heavy financial and
environmental costs derived from the filling of wetland, site formation,
establishment of infrastructure {i.e. transport, sewage and drainage facilities)
and the applications for permission under different land development
procedures.

7.3 According to the paper submitted to Legislative Council, it is stated that the
private sites would alsc be considered if “the relevant private developers are
Winng to provide some of their land with no confirmed development plan
for the Government to develop LPH", However, the Yau Pok Road site is
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privately owned by the real estate developer Sun Hung Kai Properties and is
actually associated with development plans that are undergoing planning
procedures. There are two recently submitted rezoning‘applications (No.
Y/YL-MP/7 & No. Y/YL-MP/8) for substantial increase in building footprint,
height and intensity under the Town Planning Ordinance®:%, We are
concerned this will give the public the impression that such an inconvenient,
costly and short-term Yau Pok Road Light Public Housing development
seems to be used to facilitate the future potential estate development
projects of the developers, by turning the “primitive land” into “spade-ready
sites”. We are concerned that the inclusion of this site would further deepen
the public distrust,

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, the Board has the responsibility fo, (i} “restrict uses within
conservation zones to those which sustain partfcuibr landscapes, ecological and

~ geological attributes and heritage features” and (iii), “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, and the Agriculture, Fisheries and Conservation Department (AFCD)
and the Planning Depariment (PlanD) have the responsibility to advise the Board
on the ecologicall® and planning aspects in particular. Given AFCD’s mission to
conserve natural environment and safeguard the ecological integrityl?, and the
proposed development is not in line with the planning intention of the statutory
zoning, HKBWS would also expect AFCD and PlanD to object to this application.
Should AFCD, PlanD or the Board feels othermse we urge that the appropriate
Justlflcatlons are provided.

¢ https://www.info.gov.hk/tpb/en/plan_application/Y_YL-MP_7.htm|

? https://www.info.gov.hk/tpb/en/plan_application/Y_YL-MP_8.html

10 AFCD Role of Department. Available at:
http://www.afcd.gov.hk/english/aboutus/abt_role/abt_role.html 4

1 AFCD Vision and Mission. Available at:
http://www.afed.gov.hk/english/aboutus/vision_mission/abt_vision_mission.html
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The HKBWS respectfully requests the Board to take our comments into consideration
and reject the current application. Thank you for your kind attention.

Yours faithfuily,

Wong Suet Mei

Conservation Officer

The Hong Kong Bird Watching Society
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KFBG's comments on four planning applications
19/05/2023 13:19

From: EAP KFBG <eap@kfbg.org>
To: "tpbpd@pland.gov.hk” <ipbpd@pland.gov.hk>
File Ref:

4 attachments

-

230519 516 MP 341c.pdf 230519 516 HT 20.pdf 230519 s17 ST 626.pdf 230519 s12a ST 49c¢.pdf

Dear Sir/ Madam,-

Attached please see our comments regarding four applications. There are four pdf files
attached to this email. If you cannot see/ download/ open these files, please notify us
through email. '

Thank You and Best Regards,

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

Email Disclaimer:

The information contained in this e-mail {including any attachments) is confidential and is intended solely for the
addressee, If you are not the intended recipient, please notify the sender immediately and delete this e-mail from your
system. Any unauthorised use, disclosure, copying, printing, forwarding or dissemination of any part of this information is
prohibited. KFBG does not accept responsibility and shall not be liable for the content of any e-mail transmitted by its staff
for any reason other than bona fide official purposes. There is no warranty that this e-mail is error or virus free. You should
not rely on any information that is not transmitted via secure technology.
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Kadoorie Farm & Botanic Garden Corporation

Kodoorio Farm & Bulonic Garden
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The Secretary,

Town Planning Board,

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

Hong Kong.

(Email: tpbpd@pland.gov.hk)

19th May, 2023: _ By email only

Dear Sir/ Madam,

Proposed Temporary Light Public Housing'Development for a Period of 3 Years and
‘ Associated Filling and Excavatio_n of Land
(A/YL-MP/341)

1. We refer to the captioned.

2. Please make reference to our recent submission (Appendix 1) for the Project Profile of
the same Light Public Housing proposal (DIR-296/2023) for our views on this application.

3. Thank you for your attention.

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

EHFRARERBORE

Lam Kam Reoad, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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.\ Kadoorie Farm & Botanic Garden Corporation

Kodoore Form B Botanic Gorden
HNE R AN U aN

Dr. CHUI Ho Kwong, Samuel, JP

Director of Environmental Protection

16/F, East Wing, Central Government Offices,
2 Tim Mei Avenue, Tamar, Hong Kong

(Email: eiaocomment@epd.gov.hk)
12th May, 2023. . By email only

Dear Dr. Chui,

Light Public Housing at Yau Pok Road, Yuen Long
{DIR-296/2023)

1. We refer to the captioned.

2, Although on a ‘temporary’ basis, the proposal would still introduce a relatively large
population (as compared to existing condition) into the locality, which is ecologically sensitive
(e.g., partially within Wetland Buffer Area'). We have already been in many of our
submissions f.or planning applications in this area expressed our concerns regarding the
potential human disturbance impacts associated with the introduction of considerable human
populétion into the locality.

3.  We urge the authorities and relevant parties such as The Advisory Council on the
Environment (ACE) to realise that existing human activities in the area are at a very low level
(see Figure 1) and thus most of the time it is not subject to heavy human disturbance, and this
would be the reasons why the Ngau Tam Mei Drainage Channel (NTMDC) can support a
considerable amount of waterbirds during the wintering season ¢Figure 2). Some of these bird
species are of conservation significance, such as the Globally Endangered? Black-faced
Spoonbill, which would inhabit the NTMDC section right next to the proposed Light Public
Housing (LPH) site (Figure 2).

| https://www.inf‘o.gov.hk/tpb/en/fonns)Guidelines/pg] 2¢ e.pdf
2 hitps:/fwww.inenredlist.org/fi/species/22697568/119347801
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We hope the authorities and relevant parties to consider the following:

Would the future residents of the LPH utilise the nearby cycle track and pedestrian
walkway, such as for jogging, cycling and exercise?

Would the vehicle roads alongside the NTMDC such as Yau Pok Road and Kam Pok _
Road be more intensively utilised after the LPH is in operation (please lock at the
present situation as shown in Figure I)?

Could the proposed measures such as densely planting vegetation and shrubs along
the boundary as mentioned in Section 6.5.4 of the captioned project profile be able to
screen off the potential visual and noise disturbance impacts {on the adjoining
NTMDCQC) associated with the potential increase in utilisation (by future residents) of
those nearby cycle track and pedestrian walkways?

Would the human disturbance -on NTMDC be significantly increased evenhtually?
Please note that we are not talkiﬁg about the disturbance from the LPH site. We are
talking about the impacts caused by the potential future users (e.g., the L?H residents)
of the nearby cycle track, pedestrian walkways and vehicle roads on the NTMDC.

Section 5.4.14 of the project profile mentions the following:

.. The cycle track and Yau Pok Road are 1-2 meters higher than the PS in terms of

existing ground level and already disturbed by frequent passenger and vehicle uses

including heavy velticles commuting between Yau Pok Road and the open storage areas

close to Fairview Park... ...

?

... Currently, there are trees growing densely on both banks of the channel, which
Junction as an effect screen for the birds in channel... .0

We urge relevant authorities and the ACE to consider after looking at Figure 1 whether

the above first statement is valid. Then, we urge relevant authorities and the ACE to look at

Figure 3. As shown, there are gaps among the trees growing alongside the banks; they are not

always forming a complete screen. Birds in the channel can easily detect the human activities

along the NTMDC (such as those from the cycle track/ pedestrian walkway). For instance, as

shown in the photos at Figure 4 some birds were highly alerted of the standing photographer

- who took the photos and some even flew/ swan away when the photographer moved closer —

obviously they could see and detect the photographer and thus react accordingly. In addition,

‘most of the trees growing on the banks are the invasive Leucaena leucocephala (SRR

BEAEFHBRKHEKE AR

* Lam Kam Road, Tai Po, New Territories, Hong Kong
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(Figure 5). We are concerned that one day they would be removed by the weeding exercise
regularly carried out by the relevant authority and thus the so-called ‘effect screen’ would even
disappear — indeed, the effectiveness of this ‘effect screen’ is also questionable as reflected by
the behavior of the birds as aforementioned and shown in Figure 4.

7.  We simply urge relevant authorities and the ACE to think about how the waterbirds in the
NTMDC would behave when there would be more users in the nearby cycle track, pedestrian
walkways and vehicle roads. Would there still be so many birds (density and spebies) utilising
the NTMDC? Please note that many waterbirds including those inhabiting the NTMDC are
highly sensitive to human disturbance®*. For instance, in a study regarding disturbance effect
on wild ducks, nearly 80% of the studied individuals responded to the source of disturbance
from a distance ranging between 51 — 100 m (more than 70% of them swam or flew away)?;
from a similar study on Black-faced Spoonbill, the following is mentioned by the authors:

.. Human approach had been identified as the most important disturbing stimulus that

should be controlled as a priority... ..."*

8. We urge the project proponent to discuss with relevant authorities/ parties as to whether
more vegetation and shrubs can be planted along the banks of the NTMDC section adjacent to
the LPH site, in order to reduce the effects of the potential disturbance impacts (i.e., on
NTMDC) that may be caused by the increased population in the area. Planting vegetation/
shrubs along the LPH site boundary would not help to reduce the disturbance effects (on the
waterbirds within NTMDC) generated from the paths swrrounding the NTMDC section of
., concern. We urge the proponent to direc'tly liaise with Drainage Services Department and
Highways Department (or any other relevant parties) to see what can be done before future
residents start to move in.

9. The development goal of ‘Ecological Civilisation’ was included into the National
Constitution in 2018°, and it is also a ‘Strategic Direction’ of the Northern Metropolis

3 Pease, M. L., Rose, R. K. and Butler, M. J. (2005} Effects of human disturbances on the behavior of winlcring
ducks. Wildlife Society Bulletin, 33(1), 103-112.

* https://www.researchgate.net/publication/273123874_Behavioural_responses_of wintering_black-faced_spo
onbills_Platalea_minor to_disturbance ‘

5 hitps:/Awww.chinadaily.com.en/a/202111/19/WS6196db04a3 10cdd39be762a0.htm|
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Development Strategy (NMDS)®. In the 14th Meeting of the Conference of the Contracting
Parties to the Ramsar Convention on Wetlands, which was held in Wuhan in 2022, our Country
also emphasised the importance of wetland protection, which is for the benefits of the future
generation’. Needless to say, mainstreaming nature conservation mindset and thus improving
the environmental protection performance of the present project would well match with the
aforementioned guiding principles. Therefore, we urge relevant authorities and the project
proponent to seriously consider our recommendation. '

10. Thank you for your attention.

Ecological Advisory Programme

Kadoorie Farm and Botanic Garden

cc. Drainage Services Department
Highway Department
Housing Bureau

Architectural Services Department

Shitps:/fwww.policyaddress.gov.hk/202 1 /eng/pdf/publications/Northern/Northern-Metropolis-Development-Strat
egy-Report.pdf )
7 https:/mews.rthk. hk/rthk/ch/component/k2/1674390-20221105.htm
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Figure 1. The cycle track, pedestrian walkway, Yau Pok Road and Kam Pok Road sections
next/ close to the LPH site. :

Are Yau Pok Road and the cycle track and pedestrian walkway alongside NTMDC ﬁ
usually heavily disturbed by frequent passenger and vehicle uses at present? i

uumnm\ {1 "

i

Are Kam Pok Road and the associated pedestrian walkWay alongside NTMDC
usually heavily disturbed by frequent passenger and vehicle uses at present?

Caar—ar . o
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Figure 2. Waterbirds utilising the NTMDC section next/ close to the LPH site.

Flocks of wild ducks and some ardeids
observed ‘in the NTMDC section next/
close to the LPH site, in Dec 2021.

- = —

Flocks of wild ducks and some ardeids
observed in the NTMDC section next/
close to the LPH site, in Nov 2022,

HFHEFTFAWHE LR

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



B RABEREYE S

K G Kadoorle Farm & Botanic Garden Corporatidn
Mocﬂo Fotm l'- Ivolonk: Garde‘\

Figure 2. Cont’d.

Black-faced Spoonbill observed in the
NTMDC section next/ close to the
LPH site, in Nov 2022,

Black-faced Spoonbill foraging §
in the NTMDC section next to
the LPH site, in Nov 2022,
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Figure 3. Gaps among the tree trunks alongside the NTMDC.

Gaps among the tree trunks; NTMDC
can be easily observed from the top of
the bank even behind the railing.

NTMDC and the waterbirds
within could be easily observed
from the top of the bank; can the
trees form an ‘effect screen’?
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Figure 3, Cont’d.
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Figure 4. How waterbirds utilising the NTMDC responding to human disturbance.

Duck within the NTMDC
becoming  alerted of  the
photographer (looking at the
photographer and swimming
away) who was standing behind

the railing along the channel.

Black-faced Spoonbill within the
NTMDC becoming alerted of the |
photographer (kept staring at the
photographer) who was standing

behind the railing along the channel.
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banks are the invasive Lercaena lencocephala (SREHD).
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Comments on the Section 16 Application No. A/YL-MP/341
19/05/2023 17:30

From: Kristy Chow <kristy@cahk.org.hic>
To: tpbpd <tpbpd@pland.gov.hk>

Cc: Roy Ng <roy@cahk.org.hk>

File Ref:

1 attachment

TPB20230519(MP341).pdf

Dear Sir/ Madam,
Attached please find our submission on the captioned.

Yours faithfully,

Chow Qi Chuen (Ms.)
Campaign Officer

The Conservancy Association
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19" May 2023

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,

Comments on the Section 16 Application No. A/YL-MP/341

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

1. Not in line with the planning intention of Wetland Buffer Area (WBA) ‘
According to the Town Planning Board Guidelines for Application for Developments
within Deep Bay Area (TPB PG-No. [2C), the application site is located within WBA.
The planning intention of WBA is “fo protect the ecological integrity of the fish ponds
and wetland within the WCA and prevent development that would have a negative off-
site disturbance impact on the ecological value of fish ponds”.

A Section 12A application Y/YL-MP/3 has once been submitted to Town Planning
Board at part of the site currently zoned “Recreation” in 2014 to facilitate a residential
development project. We note that maximum building height, maximum numbers of
storeys, numbers of units of proposed development (Table 1) are higher than the
previous one. ‘ ‘

Table 1 Dev‘elopment parameter of Y/YL-MP/3 and A/YL-MP/341
Y/YL-MP/3 A/YL-MP/341
Maximum building height <6.6m 8.7m
Maximu;'ri no. of storeys 3 3
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No. of units 106 2,100

In general, it appears that much higher level of development would be resulted in the

application site. Such large development scale would potentially induce adverse off-

site disturbance impacts on adjacent wetland in WCA, affect ecological function and

integrity of Deep Bay wetland ecosystems. We opine that this is definitely not in line

with the TPB PG-No. 12C and planning intention of WBA.

2. Not in line with the planning intention of Recreation Zone
According to approved Mai Po & Fairview Park Outline Zoning Plan No. S/YL-MP/6,
the recreation zone s intended to:

“Primarily for recreational developments for the use of the general public. It

encourages the development of active andfor passive recreation and

tourism/eco-tourism.” {Section 9.8.1)

“Under this zoning, residential development which should be ancillary to
recreational use may be permitted on application to the Board. The

development intensity should be in line with rural setting and shall not result

in_a total development in excess of a maximum plot ratio of 0.2, and a

maximuam building height of 2 storeys (6m).” (Section 9.8.2)

“Two areas to the east of Fairview Park are zoned "REC". These areas are
partly occupied by existing open storage uses. In view of the presence of the

ecological sensitive areas in the Area, developments of eco-tourism and

computible recreational developments are preferable within the “REC” zone.”
(Section 9.8.3)

“Since the area zoned for this purpose has a bearing on the overall amenity and
water qualify of Mai Po Nature Reserve and the Site of Special Scientific
Interest (SSS1) in the Area, new development within this zone would not

normally be allowed unless the applicant could demonstrate that the proposed

development would have insignificant_impact_on_environment, drainage,
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transportation and ecology in the area including the Mai Po Nature Reserve.”
(Section 9.8.4)

However, we cannot see how the application can comply with above intentions, and
how to provide proper mitigation and compensation measures to reduce the
environmental impacts.

3. Unclear methodology of ecological surveys

The applicant failed to provide complete information on methodology of ecological
survey. According to the ecological impact assessment (Appendix 7) from the applicant,
a literature review of existing ecological baseline and reconnaissance survey in
December 2022 were conducted to verify the up-to-date ecological condition. However,
the document did not pro{fide information such as exact survey date, time duration,
weather conditions, survey transect, etc.. It is expected that the applicant should clarify
these basic details. The applicant should ensure that the reconnaissance survey should
cover early morning which is the conventional practice for bird watching.

4. Lack of mitigation and compensation due to direct loss of habitat

The proposed development would lead to direct loss of 8.98 hectares of land which
within the Wetland Buffer Area (WBA). Unfor’tunétely, viewing the proposed layout plan
of the proposed LPH, it seems that lack of mitigation and compensation due to direct
loss of habitat are proposed. We cannot see the reason for not proposing any mitigation
and compensation at this site which is within WBA. We are very concerned if any
mitigation and compensation measures should be proposed to minimize such direct loss.

5. The layout and scale of the LPH is different from the approved EIA report

It is noticed that the application site is a private land owned by the developer. A private
low-density residential and recreational development project had been raised by
developer and the EIA report was completed in 2014 (AEIAR-182/2014). That EIA
report was associated with the rezoing application (No: Y/YL-MP/3) which the northern
part of the development site mainly included landscaped ponds, landscaped areas and
some recreational and related support uses, while the southern part of the development
site concentrated on building low-rise buildings (Figure 1). The development plan
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provided a total of 106 houses (two-storey residential building (6.6 meters} built on a
basement parking lot}.

On the other hand, we found the most updated layout plan of LPH proposed to build the

- residential building in both the northern and southern part of development site, with

2,100 units (three-storey residential building (8.7 meters)). The development layout and
scale of LPH and the plan in the approved EIA(AEIAR-182/2014) are different.

That EIA report assessed three development options (Figures |1 to 3), and finally
confirmed that Option 3 should be further proceeded.

Option |: There are residential buildings in the north and south of the development site
Option 2: Concentration of residences in the northern part of the development site
Option 3: Concentration of residences in the southern part of the development site

As the development layout and scale of the LPH is different from those of the approved
EIA report (AEIAR-182/2014), we are still very doubtful whether the applicant should
refer to those environmental assessment results of that EIA report.

6. Adverse indirect environmental impact

We are still doubtful that at least seme of the potential ecological impacts remains
unsolved:

Disturbance on bird species at Ngau Tam Mei Drainage Channel (NTMDC): From the
EcolA for planning application Y/YL-MP7 and Y/YL-MP/8, high diversity of ardeids
such as Black-faced Spoonbill, Chinese Pond Heron, Little Egret, Grey Heron, Great
Egret, etc., can be spotted at NTMDC in the east of the application site. Off-site
negative impact, such as construction noise during construction phase and human
activities during operation phase, would adversely affect foraging behavior of these
birds. Although the applicant 5.4.14 mentioned that the distance between site boundary
and NTMDC have 7-10 meters which will not cost significant impact to NTMDC, we
expected during the constructional and operational phases the demand of traffic and
number of populations will be increased. Therefore, still worry how these impacts can
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be avoided or mitigated. -

Disruption on flight lines of waterbirds: Figure 4a and 4b of the EcolA for planning
application Y/YL-MP7 and Y/YL-MP/8 revealed that apart from the major flight line
observed along NTMDC, a minor flight line (Flight line No. 7) was recorded passing .
over the application site towards Park. Meanwhile, the Proposed Residential Cum
Passive Recreation Development within “Recreation” Zone and “Residential (Group
C)” Zone at Various Lots in DD 104, Yuen Long, N.T.” EIA report (No. EIA-220/2014)
once mentioned that “The birds observed in the present surveys were found flying over
Fairview Park and other developed areas like Palm Springs, Royal Palims, and nearby
village house developments”. The previous Section 16 Application A/YL-MP/205
and Section 12A Application Y/YL-MP/6 also mentioned that flight line was observed

passing over the application site.

Light disturbance: Additional light source from residential towers and open space
would pose disturbance on birds and other wildlife. However, we cannot see how the
applicant attempts to evaluate potential light iimpact properly in both daytime and
nighttime during the operation phase. Particularly, we worry that the proposed
transportation station and its adjacent buildings would generate additional glare, and
this might bring light source even more close to NTMDC.

7. No information on land recovery after S5-years operation

We cannot find any further information provided by the applicant about the land recovery
after 5 years operation of LPH. As part of the application site is within the WBA, there
should be more details on land recovery, such as unloading buildings or, reinstating
landscape after the short-term development. '

. Yours faithfully,

Chow Oi Chuen
Campaign Officer
The Conservancy Association
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-3 The EIA report assessed three development options
: There are residential buildings in the north and south of the development site
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Option 3: Concentration of residences in the southern part of the development site
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Rev.: 1.5
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