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BESCHHE M3 - AnAnE R Paper No. A/YL-NSW/293A
BT - —

Form No. S16-1
This document is received on G OCT 2021 S16-1 &

The Town Planning Board will formally acknowledge
the date of receipt of the application onlyupon receipt
of all the vequired information and documents.

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

R\ Cwem B & RO )CHE131 5 )
% 16 & & 2 WY 3F A 3

Applicable to proposals not involving or not only involving:
BHRESBA L KA R R
(i) Construction of “New Territories Exempted House(s)”;
B TR RERET,
(i) Temporary use/development of land and/or building not exceeding 3 years in
rural areas; and ‘ ‘ ‘
AL AR T3t b R/ B S P 1T R R A8 = A BRI P R 38 s B
(iii) Renewal of permission for temporary use or development in rural areas

LR AR A L A e Ry AR S e Y 3 ) A A

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

PR A AN ATEKAE A S B8 1) B SR AL » DABRHU T AR B2 B S st IS ER T Lt AR EsGERIIR T
TH A ARMEENET -HEHSR  FHEUTHELEEMEHRENRER SR

https://www.info.gov.hk/tpb/te/plan application/apply.html

General Note and Annotation for the Form

R RIEH — R TET | S aERE
# “Current land owner” means any person whose name is registered in the Land Registry as that of an owner of
the land to which the application relates, as at 6 weeks before the Eaaa_hcanon is made
I

. %%ﬁt%ﬁ)u STEPEL AR/ 20 » e TR Tt MR L R s B sk i P £

17
iy AHTA
& Please attach documentary proof Z5#&[(} 5053 {4
~ Please insert number where appropriate  Z5{F 348 i 7 EH4RSE
Please fill “NA” for inapplicable item FE/EAEFHAVEEES " F#EH
Please use separate sheets if the space provided is insufficient #FFFZAEAT2CRIAE » 5550 EERAH
Please insert a " v | at the appropriate box FE{EBEEHEANLEINE "v | 5%
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Appendix I of RNTPC
Paper No. A/YL-NSW/293A


1.

Form No. S16-I S16-15

Application No. o
For Official Use Only EH S 4 Ao e-nSw ( ﬂ%’
57 ORI W Date Received 6 UCT 2021
W E | H A

The completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board (the Board),
15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong.

B 5 A BT O ﬁ#%ﬁ%itiﬁEﬁa%E’]I# (&H) - ﬁxﬁfﬁjtﬁlféﬁﬁﬁ 333 SRILABUR & 15 #5m
R Z S o (T r%ﬁ% 1 EUT -

Please read the “Guidance Notes™ carefully before you fill in this form. The document can be downloaded from the
Board’s website at http://www.info.gov.hk/tpb/. It can also be obtained from the Secretariat of the Board at 15/F, North
Point Government Offices, 333 Java Road, North Point, Hong Kong (Tel: 2231 4810 or 2231 4835), and the Planning
Enquiry Counters of the Planning Department (Hotline: 2231 5000) (17/F, North Point Government Offices, 333 Java
Road, North Point, Hong Kong and 14/F, Sha Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New Ter rltones)
SO AR RS ERBE RIS IR - 2 fﬁIEFTTfE@ﬁ%‘H’J”E]E'Fﬁ (A 4k -

http://www.info.gov. hlﬁ}&)’ﬂTTﬁ%E@ﬂ\%lﬁ (AL i 333 L AET ST 15 M - Wi 2231 4810

=%, 2231 4835) E R BIZ AU B Bl a0 (Zh48 ¢ 2231 5000) (F b miasEa 333 ﬁf’éjtﬁaﬁﬁ?‘:*% 17 B Fof b
H_EARFRERS 1 55/ PHETSE 14 f8)FHL -

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 mg be refused if the required information or the required cop:es are incomplete.

RS ZE G E TE I F mZEE G %lﬁ&%ﬁ%ﬂ%ﬁﬁ'iﬁ%ﬁﬂ%ﬁ%ﬁ? o EREE AZRLAFT EN 7 =0k L
IERSERRAS - WRBAAFMESNAH SRR T TS TR G EERIEA B -

1.

Name of Applicant E 3§ A # /28

(OMr. J4 /O Mrs, KA /O Miss /MH /O Ms. 71 /4 Company 25 %| /O Organisation 4

Top Field International Limited /%7 [BIF5 45 fE 23 7], Ideal Ace International Limited ﬁﬁﬁ.ﬁ%ﬁﬁﬁ“ﬂ

2.

Name of Authorised Agent (if applicable) EFZRECHE A 44/2F8 (EH)

(OMr. Sk /0 Mrs, A /L Miss 2 / O Ms, 261 /M Company %3 E] /O Organisation £ )

Ove Arup & Partners Hong Kong Limited BLUHERN T AR AR 22 7]

3.

Application Site Ef 2% Hf Bb

Lot Nos. 1,2, 3,12, 13 RP, 14, 15, 16, 17 RP, 18 RP. 27RP, 28, 29, 30, 31,

(a) Full address / location /| 32,35RP,37RP, 38 RP, 41 RP, 42 RP, 43, 44, 45, 46, 47, 48, 49, 50, 51, 53,

demarcation  district —and lot | 54 55 56, 57,58, 60, 61 and 63 RP in D.D. 103, and Lot Nos. 628, 640, 643
number (if applicable) | RP, 644 RP, 646, 647, 648, 660, 661, 662, 663, 664, 665,1288 RP, 1288 S K.

MM HE S s S B R
;lljgil Ik ?;[ g‘f” LR R and 1292 RP in D.D. 115, Tung Shing Lei, Nam Sang Wai, Yuen Long
Ja‘L

(b) Site area and/or gross floor area

involved ETS“’C area Jﬂjﬂﬁ[”lfli! ____________ ‘? 3’584 __________________ Sq.m [’ Jrj ;I'(EAbOUI "w]
5 B AR i B B . . . ,
fi IR IR BRI | e floor area Gapppif 162,238 sq.m 77K M About £

(¢)  Area of Government land included

(if any) N.A.

FREUEAIBG C MR () | e s o i

2 Parts 1, 2 and 3 =122 3




Form No. S16-1 F#£55 S16-1 5

(d) Name and number of the related Approved Nam Sang Wai Outline Zoning Plan No. S/YL-NSW/8
statutory plan(s)

1 T [ R B A5 68 R dmnk

(e) Land use zone(s) involved

7 R B - 3t PR e e

"Undetermined"

Unused flatland with squatters and temporary structures

()  Current use(s)
Tl A A

(If there are any Government, institution or community facilities. please illustrate on

plan and spcmfy the use and gross ﬂoor 'lrca)

(T FEITECIE « bl R

4. “Current Land Owner” of Application Site FH 55t BERY T BT L EHF A |

The applicant HHE5 A —

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

FEUE Y BT MR A G Bl o A AR L) -

[vI s one of the “current land owners™  (please attach documentary proof of ownership).

EH T — TERT LA A 7 G SERERRA ) -

[ ] isnota “current land owner™.

MR THRIT T A Y

[ The application site is entirely on Government ]and (please proceed to Part 6).
HHaAHRESE £ BUR 3tk B (3 HHEIE 6 Hior)

5. Statement on Owner's Consent/Notification

BREMBEE ANEE/ B L MBS A AR

(a) According to the record(s) of the Land Registry as at ... 021092021 (DD/MM/YY YY), this
application involves a total of ...... 1SS “current land owner(s) ™
PR T HEGEEMERE ... f'r ...................... F o, HEYECss - a5 st
- RN VBT R A

(b) The applicant Hii5 A —

[ ] has obtained consent(s) of ............... “current land owner(s)™
IS i & TIRTT RO A TRYIEIEE -

Details of consent of “current land owner(s)” " obtained {5 /IW/‘H M RS
No. of *Current

Date of consent obtained

Lot number/address of premises as shown i€ record of the Land

Land Owner(s)’ G ) e o ; (DD/MM/YYYY)
C 3 15 |- M ch;bt[y where CO]'lel'll(h)“]]'db/l’ld‘Y'L be obl[nmd ) H B
e FoL S PR30 84 NG 1 SRy S LS R St (B/AME)

/
|

]

/

/(Please use separate sheets if the space of any box above is insufficient. #1 &I {H-{6] AFEAVERIR 2 - &5 5 EHaRHH )
3 Parts 3 (Cont’d), 4 and 5 3 (ff) - FE 4 &% 5 &4




Form No. S16-1 F#EEE S16-1 8%

U

4

has notified ........

A

“current land owner(s)™”

R i abilic; 7=

Details of the “current land owner(s)” * notified E.fExaA " FR{T

BElireges

No. of ‘Current
Land Owner(s)’
l i'uf] -+ -H_. ﬁ
HA L BH

Lot number/address of premises as shown in the s
een given

RIS P ATt ik

Land Registry where notification(s) has/hay

RIS L W MG ST S L A AR

Date of notification
given
(DD/MM/YYYY)
N E AR/ H /AR

F (R[S

(Please use separate sheets if the space of any box above is insufficient. 4[] [-%

1ZEfRA R - F 5 HERET)

s
i
bl
Bur
Bur
&
et

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

E RGBT ER LA 09T A AR B2 m] 5% A

Reasonable Steps to Obtain Consent of Owner(s) /{5 LA A 17[E] =

\BHATEH - SERHTT

T PR SRR

[ | sent request for consent to the “current land owner(s)” on (DD/MM/YYYY)

7 (H/AMREE—% T BT LEa A | SRR EEES
Reasonable Steps to Give Notification to Owner(s) [a] - HIZEE A SEHH SR LAY & T RE
|/ published notices in local newspapers on _ 16/09/2021 (DD/MM/YYYY)*

S (H/ RS E R RS P S —TEER e
/1 posted notice in a prominent position on or near application site/premises on

16/09/2021 (DD/MM/YYYY)*
i (H/F ) TE B & B B G i PIT BT 2 A R i B TS L ) 7 o R ey s

sent notice to relevant owners’ corporation(s)/owners’ committee(s)/mutual aid committee(s)/management
office(s) or rural committee on (DD/MM/YYYY)&

i (H/A/AFHTE A R A 38 LA Y2 B G/ E S G aiE
fE o SCHREREE B

Others Eiilr

]

others (please specify)

Note: May insert more than one v | .

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

2

ATFESRT—H 718 A

U[l HL

EEuEA,E?i$nﬁz$ELE’]§ ittE;z CHER) RUERT (155 5 RIEEEE

4 Part 5 (Cont’d 5




Form No. S16-1 %55 S16-1 3%

6. Type(s) of Application Ef 5% 3 7l

[1 Type(i) Change of use within existing building or part thereof
FOYE R SRR 7 R A iR

[| Type(ii) Diversionofstream/excavation of land / filling of land / filling of pond as required under Notes of Statutory
Plan(s)
G HUEAEER GERE) PATERRATIEICE R UL HUE T

[ | Type (iii) Public utility installation / Utility installation for private project
HOAIE S HI SRR R S R A T A 2 T s 2 P

[[1 Type(iv) Minor relaxation of stated development restriction(s) as provided under Notes of Statutory Plan(s)
S0l IS RTIFYAERE A GERE) ATIREI kR

V1 Type(v) Use/development other than (i) to (iii) above
P RIEATE)ZEGEPAYMI R

Note 1: May insert more than one " v .
st 1 afEZ—EEAnE T 9k
Note 2: For Development involving columbarium use, please complete the table in the Appendix.

G2 NSRRI R BEIR B AT - SR R RRAS

(a) Total floor area
involved sq.m Al
P K B4R R T T

(b) Proposed

use(s)/development
g iR/ . -
HRERHR FH 8/ (If there are any Government, institution or communityfacilities, please illustrate on plan and specify
the use and gross floor area)
(U RIECRT ~ tRR s & - Sl DA o A Erer A R R HR T F )
(c) Number of storeys involved Numbér of units involved
R R A AT E

Domestic part {1 S oo sqm CAbout 5

(d) Proposed floor area

P T sam IR LAbout &1

sq.m 7 OAbout 9

f Floor(s)

e

Current use(s) FEIF 22 Proposed use(s) {12

(e) Proposed uses of diffefent

floors (if applicable
o el i g
i)

Mg

AEE Y M2 2 VR

Part 6 =& 6 4y




(a) Operation involved

Bk T2

[1  Diversion of stream ;o] 7 35

[] Filling of pond HiiHH

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

Areaof filling FEEIRSY oo sq.m

Depth of filing IR oooiiiiiiniiieninenns - C1About 45
[ ] Filling of land ¥ 1~

Area of filling ¥+ s e e, SQM CAbout 7

Depth of filling S THE o s ik CJAbout 4
(] Excavation of land $Z |-

Area of excavation FZ 1 [ oo, OAbout £

Depth of excavation #2465 oo Ao OAbout %Y

(Please indicate on site plan the boundary of concerned land/pond(#, and particulars of stream diversion, the extent

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

(it PR RUBE AT I L3t Al s+ DURCFTas Pl AR e ATHE) )

SRS

(b) Intended
use/development

HEETHRHER R

(a) Nature and scale

PER RS

aHat A RS AT E R BR - iSRS/ EE Y (R aV RS ~ BRI
‘ . Number  of Dirpel?sion of each installation
me/tyge of installation provisisn /building/structure (m) (LxWxH)
T AT R GHEE EEY)EEEIH R T
/| - Gl (& x [ x &)

[ 1 Public utility ifstallation 2 Bl 3530 hr s E
[] Utility instaflation for private project /A 38 25T 2\ % 45 5

Please specify the type and number of utility to be provided as well as the dimensions of
each buildpig/structure, where appropriate

ar F [ A S LA 1 )))

(Please illustrate on plan the layout of the installation

Part 6 (Cont’d 6



Form No. S16-1 FFHEEE S16-1 5

Plot ratio restriction ~ From ] covviiiiiiiiiiiins W0FE o A

HrFEEE S PR
[J  Gross floor area restriction ErofitiH messamonm sqgmEFH o Zoniiinns sq. m IR

FERE ] TR PR 1

[  Site coverage restriction

) From B covvvvivnnnnnns (e = U %
IR PR
- Buildingjeight restriction Frotii B ol uamseunaman M 10 B o snssssims m %
Y S PR
.................. mPD JK (FAKERHE [)to 2
.................. mPD ¢ (3 KPIEHE |)
.................. storeys Ji# to F .......oee........ storeys i
L) Non-building g€ restriction M 10 B iriiiaieaaaneann, m

-

(a) Proposed Proposed Comprehensive Residential Development
use(s)/development

BEHR R IR/ 3t e

(Please illustrate the details of the proposal on a layout plan 2 F /i [ 25 I 56 5E15)

(b) Development Schedule &% AHERF

Proposed gross floor area (GFA) fiks7 4 8 1 [ ik ... 162238 sq.m 373K MAbout 4
Proposed plot ratio st fdib=e .. 3.028 ... VIAbout 3
Proposed site coverage HFs% F3¥EmEME 0 ... 18 % VIAbout %
Proposed no. of blocks {EsAES 14 residential towers and 9 villa houses

Proposed no. of storeys of each block £ EEER R BRI ......... D storeys J@

Proposed building height of each block S EES R ... 12:139 . mPD (1020t 1) MAbout 4
L8=1345. m > MAbout 4

(excluding basement storeys)
(Please refer to Attachment A for details)

Part 6 (Cont’d) %5 6 45 (4K)




Form No. S16-1 F4%55 S16-1 5%

Domestic part {¥FIE04r
GFA 48RRI
number of Units EE{i7 i H
average unit size Bi{i7 29 Ei i
estimated number of residents f551{E % H

[/ Non-domestic part JEf: FHE 4>
[] eating place & &
1 hotel J#5

oo

office /N2
shop and services )5 K AR 75172

[ ] Government, institution or community facilities

B ~ tRR s B a il

V1 other(s) HAftr

[/] Open space {f&8 F i
private open space /A {ABE F 4,
[] public open space % {458 FH

156,880 ... sq. m SEH5 3k ZIAbout 47
..3:963 (3356 flats and 9 houses)
I <) sq. m EI7H WlAbout %9
. About 10,330 .

GFA 48w
..................... sq. m K CJAbout #Y
..................... sq. m “FJ7 CAbout 7
(please specify the number of rooms
HEEBEEE) o
..................... sq. m SE Ak CJAbout Y
..................... sq. m Y7 CIAbout 7

(please specify the wuse(s) and concerned land
area(s)/GFA(s) & & B I i KA Tkl Py 8 [ T 5 48
FE T TEI )

(please specify the use(s) and concerned land
area(s)/GFA(s) &5 =L FI iR BA A9 M E AL, 48
PR E )

excluding GIC facilities (one Neighbourhood Elderly Centre
(NOFA::3033q.m) and- ene-36-place-Care and Attention- Home:for
the Severely Disabled Persons (NOFA: 780sq.m))

O Not less than /L%

(c) Use(s) of different floors (if applicable) Z8@EHTH M (A1)

[Block number]
[HE]

Please refer to Atfachment A to this A

[Floor(s)]
=D

[Proposed use(s)]
(s TR

Part 6 (Cont’d 6




Form No. S16-1 #4455 S16-1 3

7. Anticipated Completion Time of the Development Proposal

HE3  FE 5T B 0y TH BT 2 IR
Anticipated completion time (in month and year) of the development proposal (by phase (if any)) (e.g. June 2023)
R EETRTRHISSERRIE G R A (8 (HA)) (B - 2023 £ 6 H)

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

(RS N ZH BLER AT N RIRRE R St R EUTT ~ TR a e () HRAEE RS SE R ER B B )
Dec 2026

8. Vehicular Access Arrangement of the Development Proposal

BRRZRIENTEEEEH

=
Yes 2 [] There is an existing access. (please indicate the street name, where
appropriate)
Any vehicular access to the BRI AER - FaiiERAEBAER))
site/subject building?
B B AR V1 Thereis a proposed access. (please illustrate on plan and specify the width)
HEY) ? A—REERERS - HER AIETT - Wi EHERRIRER )
No & o
Yes & | /] (Please specify type(s) and number(s) and illustrate on plan)
oA .t AR e B B G BET) 0 it 1 y
Private Car Parking Spaces FAZFEL (T 1 il et
Motorcycle Parking Spaces &8 B HH{r 40
Any provision of parking space Light Goods Vehicle Parking Spaces §&Z & H1HH {11 NA.
for the proposed use(s)? Medium Goods Vehicle Parking Spaces 1% 15 B35 H#i iy N-A.
LI T e f o R e i (4 (5 Heavy Goods Vehicle Parking Spaces 275! £ 5 HL({ir Ha.
fir.? Others (Please Specify) Eft (F5%I8H)
Bicycle Parking Spaces 238
No#& | [
Yes ;& | /] (Please specify type(s) and number(s) and illustrate on plan)
wA ot AT B B H A BRI - RER)
Taxi Spaces HY--Hifiz NA.
Coach Spaces Jifg## = Hiiy NA.
Any provision of Light Goods Vehicle Spaces #% ! €5 8 s {if 5
loading/unloading space for the Medium Goods Vehicle Spaces Y S HIHHE {17 N.A.
1'3_11'04925?3 L;}Lg&;)r)ﬂ SR L Heavy Goods Vehicle Spaces E R e Hifr W
LT ARt R A e L8 : - eyl NA.
({2 Others (Please Specify) HAtf, (5%18)
No#& | [
9

Parts 7 and 8 7 8



Form No. S16-I B S16-15

9. Impacts of Development Proposal ¥t B3 BT H &

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.

AR + 5 SRR A RV FT AR R BB IR - A H R Ty

Yes i |[] Please provide details F5FRALEEE
Does the development
proposal volve | | e
alteration of existing ..........................................................................................
bildingt =~ 0 | | s e R D T e S R
BESRSERESTIIIR TS | | oo ettt e e e e r e e e ne e,
1 15 3 A S EE Y
BB || e
No &
Yes % /1 (Please indicate 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)
Does the development (Gl FEL b 02 T i 2 ) A B Pt » DR TAE R ~ HECHE ~ B Ry SR AN R s
proposal involve the ft)
operation on the L . R
right? [] Diversion of stream ;857 i
i 5?%,‘?"? !’? 131 5 R [ ] Filling of pond H3#
A Tie? . Area of filling HIFEEIFT ..o, sq.m 7521 CJAbout 45
(Note: where Type (ii) T (e e P
applicaticn. 15 e Depth of filling LR o, m > CAbout &5
subject ofapp]ication, ] Filling of land L |-
l_]lea_se skip  this Area of filling BLHFifE ..ooovivinnnnnn, sq.m SEJ53f COAbout £
- Depth of filling B oo, m ol OAbout 47
(i) “?] *akE T Vi Excavation of land 2 |-
AR <) Area of excavation 32 |- #ifif....23:400, . sq.m 536 About 45
Depth of excavation #4358/ ......3-32 1L ... m 3¢ ¥About £
(Please refer to Attachment B for more details.)
No#& | [
On environment ¥{FEEE Yes & [ ] No & V]
On traffic ${37 i@ Yes & [ No i V]
On water supply ¥ffit7K Yes & [] No Fir ]
On drainage K Yes @ [ ] No Fir V]
On slopes ¥t Yes & [ ] No f&r V]
Affected by slopes 240 Yes & [] No @ V]
Landscape Impact il S 2248 Yes & [ ] No & V]
Tree Felling  fi{&fEA Yes & [ No fgr V]
Visual Impact f#le 4 52 Yes & [ ] No & V]
Others (Please Specify) Al (G5%1HH) Yes & [ ] No fgr V]
Would the
development
proposal cause any
ad\ic_:rsclmp;acts? Please state measure(s) to minimise the impact(s). For tree felling, please state the number,
%Eﬁ 3 B §+ #HEs diameter at breast height and species of the affected trees (if possible)
A R 7

A AL A BRIR VR B G - A0 RERIRARA
HE R A (f =)

A ATV E R R

Part 9 25 9 ¥4y

10




Form No. S16-1F#455 S16-1 5%

10. Justifications ¥

The applicant is invited to provide justifications in support of the application. Use separate sheets if necessary.
ST AR P S ph R LR SO Rl - VTR > SR

Please refer to the Supplementary Planning Statement.

Part 10 10
11




Form No. S16-1 3 S16-1%

11. Declaration 5 BH

I hereby declare that the particulars given in this application are correct and true to the best of my knowledge and belief.
AAGEILRRT - A ARSI AR - A AR R BT (E - PR R -

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

A NIRRT 22 S A A AR L B NPT B 2SO BT B R/ b 75 2 LA » (I e B T e M -
Signature (0 Applicant 5355 A /1 Authorised Agent i (CHE A

st
34

YEUNG WING SHAN, THERESA

DIRECTOR

Position (if applicable)
Tfir - CaiEr )

Name in Block Letters

Professional Qualification(s) [ | Member @& / ¥ Fellow of &% 5

M V] HKIP & ﬁugrw ifr /[ HKIA
(] HKIS & # & .@ /[ HKIE
(] HKILA &SRS e/ ] HKIUD

| I RPP ul ”H ﬁt%ﬁ.?l Hh i -] Al

Others Jfilr .. MRTPL............................ ', WO / ...........

?E_ib’,__,eha]f & OVE ARUP & PARTNERS HONG KONG LIMITED o /
R IR TR S ok 1 580 e 8 8B e, e . S, B B B 8 R A 0 8 4 b B T 7 o N

V'l Company 737 / [[] Organisation Name and Chop (if applicable) f46 #50 22w (4@ )

....... 2 0/09/2021(DD/MM/YYYY H/HHE)

Remark {iz¥

The materials submitted in an application to the Board and the Board’s decision on the application would be disclosed to the

public. Such materials would also be uploaded to the Board’s website for browsing and free downloading by the public where

the Board considers appropriate

75 T ] 2 TP B I AP SO EP S RIS B B T (RN TATE  {E 7 i ST » AT
VIR g Bk = B @R AR B R TR -

Warning %%+

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.

ERATEBRAEECERYER T BUESRH H IR LR B sort - BIRELR (FBERITIEED

Statement on Personal Data {{f A &0

1. The personal data submitted to the Board in this application will be used by the Secretary of the Board and Government
departments for the following pulposes
% B @ sk I B E A S s 2 B @ R RBUR P » DA (O B IR(7) ) RAEIRH A ik
W2z B AL 5 [WYRE FE DL T ik -
(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
BRIHIESE Y iGN IE R AT AR INATE RS ABPEA IR R AR 5 DR
(b) facilitating communication between the applicant and the Secntary of the Board/Government departments.

T3 R A A B ZE B S B B 2 e A T

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

S AT IS S TR SR A8 AR - o m E il A d-9E5E » DUE LAl gs 1 BRR R ARt

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

FRIE (B AZTRIORLR2)ERE ) (55 486 RITMUE - FH 55 A HE B ] R o 1 HLAM A 20 el < A2 R T E A
Mm% B @R SR AR SR - kB &ILA __é_li_ 333 B AE S 15 1

12 Part 11 25 11 &34y




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

Appendix [ff{f
For Developments involving Columbarium Use, please also complete the following: /
RN R BIRZEFTAR » H5EIMEZ LI T Rk S/

Ash interment capacity & B AR

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

FEREAL A2 o] 22 IROR DR B

Maximum number of sets of ashes that may be interred other than in niches /
{3 P (i AT [ P B 25 P e U I B
Total number of niches # {ir &4ty /

Total number of single niches /
LN el

Number of single niches (sold and occupied)

A M EH (EEILER)

Number of single niches (sold but unoccupied)
EARMEH (CBEREGR)
Number of single niches (residual for sale)

BHAfAMHME (98)

Total number of double niches
g\ iy

Number of double niches (sold and fully occupied)

AR EEH (B8 ER)

Number ofdoub]c nzches (sold and partially occupied)

e AREH (CBELEEH)

Number of doub]e mches (sold but unoccupied)

A Gl (2B A )

Number of double niches (residual for sale)

B SO E (78

Total no. of niches other than single or double nj¢hes (please specify type)

b LA R el i o Lt i 4 GRMIER)

Number. of niches (sold and fully occupied)
sl (EEM 5D

Number of niches (sold and partial
R (EHELH T EH)

occupied)

Number of niches (sold but ungtcupied)

fRlBE (CBEAWEH)

Number of niches (residua for sale)

M EE (FF8)

urs faEa e ]

Proposed operating

ent capacity in relation to a columbarium means —

RTINS » BRGRUE S -
B fir P e 2 e B R A SRR s B e

the maximum number of sets of ashes that may be interred other than in niches in any area in the columbarium; and

TE SRR B PN » SRR TS D EIR MR

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

ELBIREEMNA » RIE SR TSV BIK -
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Gist of Application EHE5HE5E
(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
deposited at the Planning Enquiry Counters of the Planning Department for general information. )
s s s T ol iy e e
GHZER PSSO HOCHE - IEL G & 288 TR AL« EakEMnT 2 B @ H AR e 225
Tk R RO A E R B AR DU A 2R - )
Application No. (For Official Use Only) GGEZ77IE 5 FEFR)
SEEET L
Location/address | LotNos. 1,2,3, 12, 13RP, 14, 15, 16, 17 RP, 18 RP, 27RP, 28, 29, 30, 31, 32, 35 RP, 37 RP, 38 RP, 41 RP, 42 RP, 43, 44, 45,
f'fg*?/:['ﬂ:lﬂ_ 46,47, 48,49, 50, 51, 53, 54, 55, 56, 57, 58, 60, 61 and 63 RP in D.D. 103, and Lot Nos. 628, 640, 643 RP, 644 RP, 646, 647,
LB : 648, 660, 661, 662, 663, 664, 665,1288 RP, 1288 S.K.and 1292 RP in D.D. 115, Tung Shing Lei, Nam Sang Wai, Yuen Long
FERIS IR L SRR 103 AVHUPEETT |86, T2k, T3BR. U I2%h. BNIIBERREL. DLAME. OISHE. SIeN. SMIZMGREY. ISURRRER. SH27MARER.
I8k, B20ME. HIIOME. 3IEE. IPI2NA. D3SURMREL. TWITRRMRER. SEISURMREY. MW4IWRRREL. M429RIRER. Ma3BE. Maati. J4shE. HI46h%. H347
W masu, MI40BE. SOSE. SIUE. SES3UE. EsauR. TIsSUR. FISoB. SHSTHE. SRR, HI6OWE. et RIRe3WRRERLAR LI 115 MM
6285E, I6A0ME, TeA3URIREY, e4aWRFREY, Tedchk. Ti6a79. Miedshk, HecoR§, Mool Wiec2Wh. Miee3W. Weealk, MieosHh, WI1288RkRREL,
1288 47 EY T 129206 R ED
Site area - 5
sq. m V] About %
S8 T 53,584 q ok g
(includes Government land of &1 5 By Ji& 1 #ifr sq. m - J7 3 O About %)
Plan
Gl Approved Nam Sang Wai Outline Zoning Plan No. S/YL-NSW/8
o A [ 5 (88 3 ) AL AE [ 72 S/ Y L-NS W/8
Zoning
i "Undetermined"
FRIEENE
Applied use/
development
ER s iR/ 5 Proposed Comprehensive Residential Development
YRR et it
(1)  Gross floor area sq.m Plot Ratio #ifi5[ 1%
and/or plot ratio ; — —
SANETIETRE R 8 Domestic 7 About % MAbout %
Hﬁ@"ttj’o— N {¥H 156,880 [ Not more than 2.928 [CINot more than
“ AN FHp:
Non-domestic 5 358 M About &3 0.10 VAbout %7
JE{EH 7 [0 Not more than : CINot more than
2R THR
ii) No. of block Domestic o i
g g e 14 residential towers and 9 villa houses
14 M R R O 55
Non-domestic
JEER
Composite /

For Form No. S.16-1 {E5#&%E S.16-1 5/




(iii) Building height/No. | Domestic 8-134.5
of storeys FH
B B

m >

(excluding basement storeys) 1 (Not more than 7R % 4%)

12-139 mPD SR(FEAKFEAE 1)
[ (Not more than “~Zj%)

2-44 Storeys(s) &
[J (Not more than |~ 2% i)

(Oinclude 175 Exclude Ff14E
O Carport =5[]
(1-2 storeys) (7] Basement 1if/d
O Refitge Floor [5 X /&
O Podium “Fi5)

Non-domestic

FEEM

Storeys(s) i
ot more than 7~ 2% Jj»)

(Oincjdde {7470 Exclude {34
O Carport (ZHifi]

U1 Basement fit’/e5

O Refiuge Floor [5 X Ji

O Podium “E5)

Composite m 3
PEYACEE 2
GrE R [J (Not more than “~2£7%)
mPD SR(FKEEHE [)
[J (Not more lhan f 5{/]”‘)
Storeys(s) J&
[ (Not more than R % ji%)

(Oinclude {74501 Exclude %
O Carport (55 fH]
1 Basement 1/
U Refuge Floor [77 K e
O Podium %)

iv) Site coverage

= 18 % V1 About %
v)  No. of units
Bir#H 3,565 (3,556 flats and 9 houses)
vi) Open space 10.330
(R EE R HE Private f4 A 3 sqm EJ73#% 4 Not less than A</l
Public 7%/ = 5% L) Not less than /L
-
15

For Form No. S.16-1 S.16-1



(vii) No. of parking Total no. of vehicle parking spaces {5 EL{ir 488
spaces and loading /

unloading spaces | private Car Parking Spaces 5 BLEL Sl
i K EEE R Motorcycle Parking Spaces 5 B B Hi{]] 40
i H P e :

Light Goods Vehicle Parking Spaces #&H & HI (i1 NA.

Medium Goods Vehicle Parking Spaces 17 5 HE (T NA

Heavy Goods Vehicle Parking Spaces B8 % & 5 H Hi{ir N.A

Others (Please Specify) EAth (G5%1/8H)

Bicycle Parking Spaces 238

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

Mnbr %9 S e AL

Taxi Spaces [1-1FEfr N.A.
Coach Spaces Jif¢ ## = B iz NA.
Light Goods Vehicle Spaces %] 58 EH iy 3
Medium Goods Vehicle Spaces H %I & {1 N
Heavy Goods Vehicle Spaces 7 5 HHI{i] 16
Others (Please Specify) FAl (F5%1]8H) NA.

Submitted Plans, Drawings and Documents $23ZHJMEE] - 488 B0

Chinese  English

£33 L

Plans and Drawings [ Bl 5 488

Master layout plan(s)/Layout plan(s) 484035 EEE[E 1 fEE%E1E O ¥
Block plan(s) #45=fir &l O v
Floor plan(s) 85 & O 0
Sectional plan(s) &5 [ U v
Elevation(s) 1715 & O O
Photomontage(s) showing the proposed development 2SR S mIER O (]
Master landscape plan(s)/Landscape plan(s) BE5E5GE44E/ EE%51E O %
Others (please specify) HAr (35sFHH) O O
Reports $F4=58

Planning Statement/Justifications #4458/ FHE O 7
Environmental assessment (noise, air and/or water pollutions) O 4]

RS (MRE - BRE/TKAT5H)

Traffic impact assessment (on vehicles) FfEERAYAC BB RS { O ul
Traffic impact assessment (on pedestrians) FiTT AAYAS 3822027 (5 0 Ul
Visual impact assessment {55 52251 O Ul
Landscape impact assessment {5 5% 22 O O
Tree Survey fai A 0 7
Geotechnical impact assessment  JJ82285 (4 O u
Drainage impact assessment HE7KE2 85Tk O Ul
Sewerage impact assessment HES 828 o Ul
Risk Assessment JH\fgEEoG5 O 0
Others (please specify) At (F55F8H) o Ul

Air Ventilation Assessment, Ecological Impact Assessment, Landscape Proposal
Geotechnical Planning Review Report, Water Supply Impact Assessment

Note: May insert more than one " v | . 5 @ A[{ESF—{@FHAMNLE Tv | %
16

For Form No. S.16-1 {35255 S.16-1 57




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

af ¢ AU EEEERYEOEHR M RS ARRMLLUTE T R AR S % BRI EEHERE A _ AR R S IR - TR R R
G AT - BHIEARERN - FEER B AR -

17 For Form No. S.16-1 348455 S.16-1 $2F
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Final Supporting Planning
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IMMEDIATE PRIVATE HOUSING PROVISIOA
A COMPREHENSIVE HOUSING SURPLEYCPEANY
BALANCED MIX OF PUBLIC AND P

HOUSING —

FINAL | JAN 2023
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Appendix la of RNTPC
Paper No. A/YL-NSW/293A

RE: Planning Application No. A/YL-NSW/293 - Submission of Consolidated
w Set31/01/2023 14:51
“¢ From: Charlotte Lam <charlotte.lam@arup.com>
To: "tpbpd@pland.gov.hk™ <tpbpd@pland.gov.hk>

1 Attachment

04951 Consolidated Set Submission_Final_Replacement Page.pdf

Dear Sir/Madam,

S16 Planning Application for

Proposed Comprehensive Residential Development in "*Undetermined' Zone

at Various Lots in D.D. 103 and D.D. 115, Tung Shing Lei, Nam Sang Wai, Yuen Long
(Planning Application No. A/YL-NSW/293)

Submission of Consolidated Set — Replacement Page

Further to our submission ref.: 268656/00/WSTY/MYNL/CYCL/04951 dated 30 Jan 2023, we
would like to submit a replacement page for the Final Supporting Planning Statement of the
Consolidated Set as attached for your consideration.

We sincerely seek for the favourable consideration from the Town Planning Board to approve this
S16 Planning Application. Should you have any queries, please contact the undersigned. Thank you
very much.

Yours faithfully,

Charlotte Lam
Town Planner | Planning

Arup
Level 5. Festival Walk. 80 Tat Chee Avenue, Kowloon Tong, Kowloon, Hong Kong

arup.com

Followuson Linkedln Twitter Instagram YouTube Facebook Weibo WeChat

From: Charlotte Lam
Sent: Monday, January 30, 2023 11:43 AM
To: tpbpd@pland.gov.hk

Subject: F3Ianni—ng Apblication No. A/YL-NSW/293 - Submission of Consolidated Set
Dear Sir/Madam,
S16 Planning Application for

Proposed Comprehensive Residential Development in "*Undetermined' Zone
at Various Lots in D.D. 103 and D.D. 115, Tung Shing Lei, Nam Sang Wai, Yuen Long

file:///D:/temp/notesC4A9C8/~web3715.htm 31/01/2023
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Page 2 of 2

(Planning Application No. A/YL-NSW/293)
Submission of Consolidated Set

We would like to submit the Consolidated Set, which comprises the Final Supporting Planning
Statement with Final Technical Assessments and the Consolidated Response-to-Comment Tables, in
2 volumes for your consideration. Due to the large file size, we have uploaded the full submission to
'g_h\e link here:

04951 Consolidated Set Submission_Final.pdf

The 35 hard copies will be delivered to your office shortly.

Please also be informed that the typo on LMP-001 and LMP-004 of the Landscape Proposal
(Appendix F of the Final Supporting Planning Statement in Volume 2 of the Consolidated Set) has
been rectified.

We sincerely seek for the favourable consideration from the Town Planning Board to approve this
S16 Planning Application. Should you have any queries, please contact the undersigned. Thank you
very much.

Yours faithfully,

Charlotte Lam
Town Planner | Planning

Arup
Level 5, Festival Walk, 80 Tat Chee Avenue, Kowloon Tong, Kowloon, Hong Kong

Followuson Linkedln Twitter Instagram YouTube Facebook Weibo WeChat

Electronic mail messages entering and leaving Arup business systems are scanned for viruses and
acceptability of content.

file:///D:/temp/notesC4A9C8/~web3715.htm 31/01/2023



4.4.6

45.1

Final | July 2022

Proposed Comprehensive Residential Development in “Undetermined” Zone at
Various Lots in D.D. 103 and D.D. 115, Tung Shing Lei, Nam Sang Wai, Yuen Long

visually compatible with the planned/ potential medium density
residential development to the north of the Proposed Scheme.

Promoting vehicle-free pedestrian-friendly walking environment:
In the Proposed Scheme, car parking and internal roads will be provided
at basement level as far as practicable in forming an underground
internal road network connecting to different building clusters. A
vehicle-free and pedestrian-friendly walking environment will hence be
promoted which also avoids bulky car park structures above ground.

Proposed Development Parameters

The key development parameters of the Proposed Scheme at the
Application Site is summarised in Table 4.1 below. Please refer to
Appendix B for the Architectural Drawings of the Proposed Scheme.

Table 4.1 Key Development Parameters of the Proposed Scheme

Key Development Proposed Scheme

Parameters

Site Area About 53,584m?

Proposed Use Flat, House, Shop and Services and Eating
Place

Total GFA About 162,238m?

- Domestic GFA - About 156,880m?

- Non-Domestic GFA* - About 5,358m?

Plot Ratio About 3.028

- Domestic - About 2.928

- Non-Domestic* - About 0.10

No. of Blocks 14 residential towers and 9 villa houses

Building Height Not Exceeding 139mPD

(No. of Storeys) (2-44 storeys excluding basement floors)

Site Coverage About 18%

No. of Units 3,556 flats and 9 houses

Average Unit Size About 44.1m?

Anticipated Population About 10,330

Local Open Space Not less than 10,330m?

Recreation Clubhouse* One 2-storey block with GFA of about
2,920m? and one 1-storey block with GFA of
about 1,000m?

Anticipated Completion 2026
Year

No. of Parking Spaces and Loading/Unloading Spaces

Residential 710 nos. (including 9 nos. accessible parking
spaces)
Visitor 70 nos.

Page 30



Page 1 of 3

RE: Planning Application No. A/YL-NSW/293 - Submission of Consolidated
w Set31/01/2023 16:13
“¢ From: Charlotte Lam <charlotte.lam@arup.com>
To: "tpbpd@pland.gov.hk™ <tpbpd@pland.gov.hk>
(

1 Attachment

FI9_Attachment F_Social Welfare.pdf

Dear Sir/Madam,

S16 Planning Application for

Proposed Comprehensive Residential Development in "*Undetermined' Zone

at Various Lots in D.D. 103 and D.D. 115, Tung Shing Lei, Nam Sang Wai, Yuen Long
(Planning Application No. A/YL-NSW/293)

Submission of Consolidated Set — Supplementary Information

Further to our submission ref.: 268656/00/WSTY/MYNL/CYCL/04951 dated 30 Jan 2023 and the
earlier email, we would like to further supplement the Attachment F of Further Information 9
(submitted on 29 Jul 2022) for the Consolidated Set as attached for your consideration.

We sincerely seek for the favourable consideration from the Town Planning Board to approve this
S16 Planning Application. Should you have any queries, please contact the undersigned. Thank you
very much.

Yours faithfully,

Charlotte Lam
Town Planner | Planning

Arup
Level 5, Festival Walk, 80 Tat Chee Avenue, Kowloon Tong, Kowloon, Hong Kong

arup.com

Followuson Linkedln Twitter Instagram YouTube Facebook Weibo WeChat

From: Charlotte Lam
Sent: Tuesday, January 31, 2023 2:51 PM
To: tpbpd@pland.gov.hk

Subject: RE: Plénning-AppIication No. A/YL-NSW/293 - Submission of Consolidated Set
Dear Sir/Madam,
S16 Planning Application for

Proposed Comprehensive Residential Development in "*Undetermined' Zone
at Various Lots in D.D. 103 and D.D. 115, Tung Shing Lei, Nam Sang Wai, Yuen Long

file:///D:/temp/notesC4A9C8/~web9827.htm 31/01/2023



FI9 Attachment F
NOFA and GFA of the
Concerned Social
Welfare Facilities



Net Operating Floor Area (NOFA) and Gross Floor Area (GFA)
of the Social Welfare Facilities to be Provided at the Application Site

Social Welfare Facilities* NOFA (m?) or GFA (m?)*

(Proposed by Social Welfare
Department via comments

received on 23 Nov 2021)
One Neighbourhood Elderly Centre 303 About 667
(NEC)
One team of Home Care Services 142 About 312

(HCS) for Frail Elderly Persons
(2-team size non-kitchen based)

Remarks:
* Excluded from GFA and plot ratio (PR) calculation.
# The GFAs stated are based on a conversion factor from NOFA to GFA of 2.2.



Appendix Il of RNTPC
Paper No. A/YL-NSW/293A

Similar s.16 Applications for Residential Development
within “Undetermined” Zone on the Nam Sang Wai OZP

Approved Applications

No. Application No. Proposed Use(s)/ Date of Decision of the
Development(s) Consideration RNTPC/TPB
1. AJYL-NSW/15 Residential Development with 18.10.1996 Approved by RNTPC
Preservation of Pun Uk
2. AJYL-NSW/172 Proposed Comprehensive 14.12.2007 Approved by RNTPC
Residential Development
A/YL-NSW/172-1 (Extension of time limit for Approved by D of Plan
commencement for the under the delegated
proposed development) authority of the TPB
(valid until 14.12.2015)
3. AIYL-NSW/224 Proposed Residential 23.5.2014 Approved by RNTPC
Development, Filling and
Excavation of Land
4 AJYL-NSW/233 Proposed Residential 22.1.2016 Approved by RNTPC
Development with Filling and
Excavation of Land
AJYL-NSW/233-1 (Extension of time limit for Approved by D of Plan
commencement for the under the delegated
proposed development) authority of the TPB
(valid until 22.1.2024)
5. A/YL-NSW/274 Proposed Residential (Flat) and 26.2.2021 Approved by RNTPC
Community Hub (Shop and
Services, Eating Place, School,
Place of Recreation, Sports or
Culture and Public Transport
Terminus) Development




Rejected Applications

No.| Application No. Proposed Use(s)/ Date of Decision of Main
Development(s) Consideration the_ Reason(s) for
RNTPC/TPB Rejection
1. A/YL-NSW/5 Residential Development 17.2.1995 Rejected R1toR5
by RNTPC
2. A/YL-NSW/7 Residential Development 21.7.1995 Rejected R1toR5
by RNTPC
3. AJYL-NSW/10 Residential Development 28.6.1996 Rejected R6
by RNTPC
4. A/YL-NSWI/73 Proposed Residential 17.3.2000 Rejected R7 to R12
Development by RNTPC
5. A/YL-NSW/105 | Proposed Residential 5.10.2001 Rejected R7,R9, R12 &
Development by RNTPC R13

Rejection Reasons

R1 The proposed development will constrain the future land use planning of the area the finalization of
which will depend on the selected railway alignment yet to be confirmed.

R2 As the proposed development is not located within the Yuen Long New Town area, the proposed
development intensity is considered excessive in terms of its plot ratio and building height.

R3 As the development will generate additional traffic, the proposed arrangement of using the access on
Castle Peak Road is not desirable because this will increase the traffic burden on the junction of Castle
Peak Road and the access road.

R4 The traffic movement in/out of the proposed development may hamper the access of emergency
vehicles to the Pok Oi Hospital and will pose unacceptable risks to other motorists in the immediate
area.

R5 The proposed development will affect the existing Grade | historical building which is of outstanding
historical and architectural merits.

R6 The car-parking space provision for the proposed development is insufficient and the car-parking
space provision should be about one space per flat.

R7 The proposed development is incompatible with the rural setting of the immediate surrounding area,
the fish ponds and fish farming activities to its north and east and the low-density low-rise residential
development in the "Residential (Group D)" zone to its north and west.

R8 The proposed development does not comply with the revised Town Planning Board Guidelines for
"Application for Developments within Deep Bay Area" in that there is no ecological impact
assessment in the submission to demonstrate that the development would not result in, or be fully able
to compensate for, any loss in the total ecological functions of the original fish ponds within the site.
There is also no information in the submission to demonstrate that the proposed development would
not have adverse disturbance impact on the ecological integrity and ecological value of the fish ponds
within the Wetland Conservation Area or that such impacts can be mitigated through positive
measures.

R9 The majority of the site falls within the works limit of the proposed alignment for the Yuen Long
Bypass Floodway (YLBF) and the remaining area is planned to be used as Temporary Occupation
Area. The alternative alignment suggested by the applicant is not acceptable as it would have adverse
environmental and ecological impacts. In particular, it would affect the fish ponds further north that
are still in good condition and would cause fragmentation of the wetland habitat. Approval of the
application would frustrate the implementation of the YLBF which is an essential infrastructure
project needed to alleviate the flooding risk to the Yuen Long area.

R10  There is insufficient information in the submission to demonstrate that proper vehicular access can be
provided to serve the proposed development.

A/YL-NSW/293



R11

R12

R13

3

There is insufficient information in the submission to demonstrate that the concerns on traffic noise
impact, water quality impact on Deep Bay and feasibility of connecting the proposed development to
future trunk sewer can be satisfactorily addressed.

The approval of the application would set an undesirable precedent for other similar applications. The
cumulative effect of approving such similar applications would result in adverse impact on the traffic,
drainage, sewerage and environment of the area.

The application site is zoned "Undetermined" on the Nam Sang Wai Outline Zoning Plan. Further
study is being undertaken to review the land-use for the area taking into account the provision of
infrastructure and Government, institution and community facilities. Since approval of this application
would impose constraints on the land-use review for the whole area, it is pre-mature to consider the
application at this stage.

A/YL-NSW/293
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0026

BORTARIZEENE -

HNFIEER - BAIAEEE 333 SRILABREE 15 #
{HE 1 2877 0245 = 2522 8426

B : tpbpd@pland.gov.hk

To: Secretary, Town Planning Board

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

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

B RENY#E S 554557 The application no. to which the comment relates

BRI (WEEE - BEERE )

Details of the Comment (use separate sheet if necessary)

?\fn@@,mm %’%%5 1 LTR T HF Y H
ﬁ%ﬁn Az ﬂiw?ﬂiﬁZé«ﬁ]m‘;ﬁ%ﬂ
2 3 i)%ﬁ?\u, 9T LA T Z 4P 2B 2% +E  — B mAg
%?‘“ Bk L IZE R

MERERA 2T Name offfétsonjcompany making this comment MM lo
%% Signature /\ o/ HEHH Date d’//( / lpl/
! [/
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BBRTHREZE WS ¢
B ANLRSENR - F8ILAEEE 333 FIARFESE 15 B
{EE : 2877 0245 =Y, 2522 8426
EE : tpbpd@pland.gov.hk

To: Secretary, Town Planning Board

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

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

B RARH B 554557 The application no. to which the comment relates /\ / YL = }\) § / pLE,

BERHE (WERE  BEEHH)

Details of the Comment (use separate sheet if necessary)

S (TR RN 4 L B9 ARG
B AR AN

§
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TEERA 4 &F% Name of person/company fnaking this comment % g‘i ‘
%22 Signature 4%;\ F A Date Og/[ //207—-/}
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BETAEIRE R EHE ¢ SUs

BENRIESER - 6LAEEE 333 FiaRNEE 15 &8
{EE : 2877 0245 B¢ 2522 8426
EE : tpbpd@pland.gov.hk

To: Secretary, Town Planning Board

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

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

B RAHIR SR 55455% The application no. to which the comment relates A / \( L- AW / )/? ;

ERFE (UAFE  FSHERHE)

Details of the Comment (use separate sheet if necessary)

Guppet! B 4o cpglledn £ fedy eece

hooit  Shotog poblw. 25 HS  dad  supet

HE ” notlor,  pot £ hegre sl

F@‘/ﬁw'ml?s / P/zm,c p\p}mve € LS Ssean g ksﬁ%d

TIRERA 42, 4FE Name of person/company making this comment M V/in Z et
%22 Signature | HEHA Date o((ﬁ/\/ N °‘fthv/p,(/ ) )—07/’
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B GLERENE | BEILAEEE 333 BLARNAE 15 8 4o37
{EHE : 2877 0245 B 2522 8426

BEEf © tpbpd@pland.gov.hk

To: Secretary, Town Planning Board

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

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

AV )
- BRAIYFREIEE 54555 The application no. to which the comment relates A / ( L~ NS / Z/QA

BERHFR (WARE  FHHESAH)

Details of the Comment (use separate sheet if necessary)

TEERA #% /4F5 Name of person/company making this comment / a 4‘%
%<& Signature 15 HHA Date Q 02 ff# ( [@ 5 {Q




BATNER R 0047
BRIRSCEE « BBILAATEE 333 FILARNESE 15 8 '
{HE 1 2877 0245 = 2522 8426 -

EES © tpbpd@pland.gov.hk

To: Secretary, Town Planning Board

By hand or post: 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
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Appendix I11b of RNTPC
Paper No. A/YL-NSW/293A
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Secretary, Town Planning Board
15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong
(E-mail: tpbpd@pland.gov.hk)
By email only

7 October 2022
Dear Sir/Madam,

Comments on the planning application for the proposed Comprehensive

Residential Development at Tung Shing Lei, Nam Sang Wai, Yuen Long
(A/YL-NSW/293)

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

1 Notin line with the general planning intention of the statutory plan
1.1 According to the general planning intention of the approved Nam Sang Wai
Outline Zoning Plan No. S/YL-NSW/8, the plan is to “conserve the ecological
value of the fish ponds which form an integral part of the wetland ecosystem

inthe Deep Bay Area...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.”

1.2 Moreover, the application site is located within U zone, where “development
within the areas has to be comprehensively planned as piecemeal
development or redevelopment would have the effect of degrading the
environment and thus jeopardizing the long-term planning intention of the
areas.” Meanwhile, “any private developments or redevelopments require
planning permission from the Board so as to ensure that the environment
would not be adversely affected is intended.”

1.3 According to the aerial photograph extracted from Hong Kong Map Service
2.0 in January 2018, most of the application site are ponds and well-
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vegetated land (Figure 1). We are concerned the footprint of the
development will lead to a direct loss of wetland and natural features. We

consider the proposed high-rise residential development is incompatible
with the surrounding rural environment and the fishponds further away.

-2 Provision of public housing is misleading
According to the Executive Summary, the applicant stated that “the entire ‘U’ zone
is anticipated to provide a total of 15,212 residential units, with a pu.b/ic—private
housing mix of 74:26” according to the Indicative Layout Plan, “that covers not
only the Proposed Scheme at the Application Site, but also include indicative
development proposal for the remaining part of the ‘U’ zone”. As the proposed

private residential development has nothing to do with provision of public housing,

we consider it is indeed misleading that the audience may have a false impression

that the proposed development would have direct relationship with the provision
of public housing flats.

3  Wetland loss due to pond filling
In section 7.2.5 and 7.2.6 of the EcolA submitted in the previous similar planning
application A/YL-NSW/275, the ponds “are used by waterbirds (mainly Little Egret
and Chinese Pond Heron, also with some Great Egret, Intermediate Egret and Little
Grebe) to a certain extent, mainly along the pond bund edge (interface between
pond bund and the water surface)”. It also stated that “the ponds were assessed
with low to moderate value, subject to the level of active management by pond
operators”. However, pond filling would be resulted due to the proposed
development. Given the proximity of the application site to the Wetland Buffer

Area and Wetland Conservation Area under the Town Planning Board Planning

Guideline No. 12C, the ponds are still being used by various species of waterbirds,

and their ecological linkage with the Deep Bay wetland ecosystem, we consider

that the ponds should not be filled and there should be no-net-loss in wetland in

terms of both area and function at the application site.
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Potential impacts on the ardeid breeding colony

4.1

4.2

4.3

Tung Shing Lane egretry is the second largest egretry in Deep Bay in 2018

and has been actively used by ardeids for about 20 years. Though Tung Shing

Lane egretry was not active in 2021, we consider the trees and habitat

quality at both Tung Shing Lane egretry should be retained and adequately

protected due to its potential to be used by ardeids for breeding.

There is a newly recorded colony near Kam Po Road, which is situated about
1.8km away from the proposed residential towers at Tung Shing Lane. As
most birds flew less than 2km from their nests, but some can reach a
distance as far as 4km due to the surrounding topography of the egretry. In
order to safeguard these breeding egrets and herons, the nesting locations
together with feeding grounds and flight paths/corridor of the birds should
all be protected, such that the breeding egrets and herons can access their
foraging grounds and wetlands.

However, there is no ecological impact assessment related to the flight paths

of the new Kam Po Road egretry provided by the applicant. We are

concerned the current proposed real estate development, which consists of
14 towers of residential buildings, with a height up to 139mPD/44-storey,

would obstruct the flight paths of breeding ardeids to access Deep Bay area
for foraging and feeding, causing adverse impacts on the ecologically
important egretry.

Adverse impacts of the proposed high-rise residential development

5.1

5.2

The proposed development consists of 14 towers of residential buildings,
with a height up to 139mPD/44-storey, excluding rooftop features. It is

highly visible over a large area due to its building height - the maximum

building height (i.e. +139mPD, excluding rooftop features) is much taller
than the hill to the south (i.e. about +42.2mPD) and the nearby village
setting, in which the general development intensity is of a maximum plot
ratio of 0.4 and not more than 3-storey high. We consider that this is clearly
incompatible with the surrounding rural environment.

We are highly concerned the high-rise residential towers would become

well-lit facades (created by lightings from each household) during night time,
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and would be highly visible over a large area, and would have adverse
impacts on the habitat quality and wildlife within the “Inner Deep Bay and

Shenzhen River catchment” Important Bird and Biodiversity Area, which is

recognized by the BirdLife International®.

5.3 According to the Light Pollution Guidelines for Wildlife under the
Convention on Migratory Species?, “where there is important habitat for
migratory shorebirds within 20 km of a project, consideration should be
given as to whether that light is likely to have an effect on those birds.” This
20 km buffer is based on “a precautionary approach that sky glow can cause
a change in behaviour in other species up to 15 km away”. Moreover,
artificial light can in fact “disorient flying birds, affect stopover selection, and
cause their death through collision with infrastructure. Birds may starve as
a result of disruption to foraging, hampering their ability to prepare for
breeding or migration”3.

5.4 Moreover, the massive population caused by the proposed high-rise

development would also lead to adverse ecological impacts (i.e. increase in

human disturbance, light and noise pollution, etc.). We are concerned the
proposed development would have adverse impacts on the habitat quality
and wildlife immediately adjacent to the application site and in the Deep
Bay wetlands. As such, we object to the proposed high-rise residential

development.

6 Cumulative ecological impacts and undesirable precedent set in Deep Bay area
6.1 As stated in the Nam Sang Wai OZP, “development within the areas has to
be comprehensively planned as piecemeal development or redevelopment
would have the effect of degrading the environment and thus jeopardizing
the long-term planning intention of the areas”. 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 been

! http://datazone.birdlife.org/site/factsheet/inner-deep-bay-and-shenzhen-river-catchment-area-iba-
hong-kong-(china)
2 https://www.cms.int/en/document/light-pollution-guidelines-wildlife-0

3 https://www.cms.int/en/document/light-pollution-guidelines-wildlife-0
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proposed in close proximity of the application site.

6.2 The developments include application no. A/YL-NSW/241, A/YL-NSW/242,
A/YL-NSW/267, Y/YL-NSW/3, Y/YL-NSW/4 and A/YL-NSW/274, all of which
are approximately less than 1km from the application site (Figure 6). All the
above developments are close to the breeding site and flight path of egretry
in Tung Shing Lane, and also the largest Great Cormorant night roost in Hong
Kong at Nam Sang Wai. We are concerned that the disturbances arising from
all of these residential and commercial developments would cumulatively
create a significant amount of disturbances resulting in the abandonment of

these egrets’ breeding site and Great Cormorant night roosts.

6.3 Moreover, the approval of this application will set an undesirable precedent
to the future similar high-rise developments in in both Nam Sang Wai area
and 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 area from any development threats.

7 Justifications for the decision and comments made by Government departments
and the Board
According to the Hong Kong Planning Standards and Guidelines (HKPSG), Chapter
10, Section 2.1 (iii), the Board has the responsibility to “control adjoining uses to

minimise adverse impacts on conservation zones and optimise their conservation

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

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

5 AFCD Vision and Mission. Available at:
http://www.afcd.gov.hk/english/aboutus/vision mission/abt _vision mission.html
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provided.

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

Yours faithfully,
Wong Suet Mei
Conservation Officer

The Hong Kong Bird Watching Society

cc.

The Conservancy Association
Designing Hong Kong

Kadoorie Farm and Botanic Garden
WWF — Hong Kong

TrailWatch
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Figure 1. According to the aerial photograph extracted from Hong Kong Map Service
2.0 in January 2018, there are ponds and well vegetated land within the application
site (marked with red line), while 2-storey village houses and structures are found at
the west. We are concerned the footprint of the development will lead to a direct loss

in_wetland and natural features. We consider the proposed high-rise residential

development is incompatible with the surrounding rural environment and the
fishponds further away.
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Figure 2. The Google Earth aerial photo showing the developments (application no.
A/YL-NSW/241, A/YL-NSW/242, A/YL-NSW/267, Y/YL-NSW/3, Y/YL-NSW/4, A/YL-
NSW/274 and A/YL-NSW/275) which all are approximately less than 1km from the
application site (marked with red line). All the above developments are close to the
breeding site and flight path of egretry in Tung Shing Lane, and also the largest Great
Cormorant night roost in Hong Kong at Nam Sang Wai. We are concerned that the
disturbances arising from all of these residential and commercial developments would

cumulatively create a significant amount of disturbances resulting in the abandonment

of these egrets’ breeding site and Great Cormorant night roosts.
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Road, Kwai Chung, New Territories, H.K.
#84F Website:www.cahk.org.hk

6™ October 2022

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-NSW/293

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

1. Notin line with the planning intention

According to the general planning intention of the approved Nam Sang Wai Outline
Zoning Plan No. S/YL-NSW/8, the Plan is to “conserve the ecological value of the
fish ponds which form an integral part of the wetland ecosystem in the Deep Bay
Area”, and “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”. While
We are very concerned that the proposed development is still large in scale and lies
very close to fish ponds within the site and the vicinity of Wetland Buffer Area
(WBA) under the Guidelines for Application for Developments within Deep Bay
Area (TPB PG-No. 12C). We therefore cannot see how this planning application can

achieve the above planning intention.

2. Incompatible development scale

A similar planning application A/YL-NSW/275 has once been submitted to Town
Planning Board at the same site since November 2019. Compared with the previous
application with the current one, we do not think the development scale has been

substantially decreased. Please refer to the table below for reference.
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A/YL-NSW/275 A/YL-NSW/293

Plot ratio (Domestic) 3.082 2.928

No. of Block (Domestic) | 16 Residential Tower 14 Residential Tower
34 Houses 9 Houses

Building height 12-139mPD 12-139mPD

No. of storey 3-45 2-44

No. of units 3,814 Flats (Pri{/ate) 3,556 Flats (Private)
34 Houses (Private) 9 Houses (Private)

The explanatory statement of “Undetermined” (“U”) zone mentioned that “7o
realize a built-form which represents a transition from the Yuen Long New Town to
the rural area, the development intensity should take into account the urban type
developments immediately to the west of the “U” zone and the rural characteristics
of the area to its north”. With further urban expansion in Yuen Long during recent
decades, the current rural landscape in Tung Shing Lane and its adjacent, such as
Small Traders New Village, can be regarded as the remaining part that keeps intact
in general. Based on the current development scale, we worry that the current rural
landscape in the subject site acting as a transition between Yuen Long New Town
and Yuen Long rural area would be loss.

3. Direct loss of fish ponds

From the Master Layout Plan for the proposed development, it is clear that some
residential development would be built on the pond. Pond filling activities in the site
will be resulted, but such act would lead to direct loss of fish ponds. While the fish
ponds lie close to WBA and even Wetland Conservation Area (WCA), it was also
very close the egretry in Tung Shing Lane. We expect that the ponds are still utilized
by egrets and various waterbirds and form a close ecological linkage with Deep Bay

wetland ecosystem.

Although one of the ponds has become a “lake” under the current application, we
opine that the total area of wetland in the site would still be significantly reduced.
Besides, we are also not sure if any associated works, such as draining out all water

from the “lake”, earth work, would be proposed in the “lake”. Whether water quality
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of this “lake” would still be acceptable for egrets and other species during operation
phase is also questionable. In this way, this pond/”lake” is no longer functional in

ecological perspective, and is no differences from direct ecological loss.

4. Adverse impacts on adjacent egretries

According to the further information in response to departmental comments
submitted by the applicant on 10th December 2021, the applicant replied AFCD’s
comments that “Tung Shing Lane Egretry was abandoned in 2021, following a
decreasing trend of the breeding ardeid at Tung Shing Lane Egretry for several
years...”. However, the report from The Hong Kong Bird Watching Societyl
pointed that “As the Kam Po Road colony is situated not too far away from the
abandoned colony at Tung Shing Lane (about 1.9 km), and their composition of
population is similar, it is suspected that the Tung Shing Lane population relocated

to Kam Po Road this year”

Past research has shown that the location of bird nesting and foraging ground (such
as fish pond) is closely related, with birds flying 2km in average from their nests to
foraging ground. Some birds can even fly as far as 4km?. Currently there are
insufficient information, such as updates on flight path survey for the new colony,
measures to ensure no disturbance on Tung Shing Lane Egretry, etc., to justify that
such ecological linkage would be safeguarded. We worry that the proposed
development would cause obstruction of flight path, leading to disturbance on

breeding and foraging activities of birds.

5. Lack of details of on-site sewerage treatment management

According to the explanatory statement of S/YL-NSW/8, “Private residential
developments in the Area must contain suitable and satisfactory on-site sewage
treatment facilities to achieve the requirements of “no-net-increase in pollution load

to Deep Bay” and make connections to a public sewer once it is in place”, which

' 1 Anon, 2021. Summer 2021 Report: Egretry Counts in Hong Kong with particular reference to the
Mai Po Inner Deep Bay Ramsar Site. Report by The Hong Kong Bird Watching Society to the
Agriculture, Fisheries and Conservation Department, Hong Kong Special Administrative Region
Government.https://cms.hkbws.org.hk/cms/component/phocadownload/file/812-egretry-summer-r
eport-2021 2 Wong, L.C., Lam, W.. and Ades, W.J. (2009). Ecology of the birds in Hong Kong. Hong
Kong: Kadoorie Farm & Botanix Garden.
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means that a comprehensive sewerage plan is needed to prove the development would
not lead to increase of pollution load in deep bay. As the revised Environmental
Assessment report (Attachment D) the applicant said, “dbout 940.7m’/ day out of
3,984m’/ day of treated effluents will be reused on-site for flushing and irrigation use
and the remaining treated effluent water would be discharge to the public drainage
system”, which means around 76.4% sewerage will be handle by the public system.
The Environmental Protection Department also commented based on further
information submitted by the applicant on July 2022, the updated sewerage impact
assessment is needed, if the applicant needs to connect to the public sewerage system.
However, the applicant only said that “Iz will be further considered in detailed design
stage”. We supposed that such an important sewerage treatment management should
be provided in early stage, which is very fundamental information to justify whether
the applicant able to fulfill the principle of “no-net-increase in pollution load to Deep
Bay”. Therefore, lack of details on-site sewerage treatment management should not
be approved.

6. Potential cumulative impact

Over the past decade, many large-scale development applications inside WBA
around Nam Sang Wai have been approved or submitted for approval. The entire
region has been under high development pressure. According to Approving the
captioned application would set undesirable precedent for similar applications for
large-scale development in the area. Development would further encroach into lands
with conservation and landscape values, decreasing overall quality of the

environment.

Yours faithfully,
Chow Oi Chuen
Campaign Officer

The Conservancy Association
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15/F, Manhattan Centre
8 Kwai Cheong Road

wwi@wwf.org.hk
wwf.org.hk

Kwai Chung, N.T., Hong Kong

Chairperson and Members

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,

11 February 2022

By E-mail ONLY

Re: Proposed Comprehensive Residential Development on “Undetermined” zone at Tung

Shing Lei, Nam Sang Wai, Yuen Long (A/YL-NSW/293)

Regarding the supplementary information submitted by the applicant of the captioned application on

14 January 2022, we consider that our letter submitted to the Town Planning Board on 9 November

2021 is still valid (please refer to Annex 1). As such, we would like to maintain our objection to the

captioned application.

Yours faithfully,

Andrew Chan

Senior Conservation Officer, Policy
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The Chief Executive of the HKSAR
Chairman: Mr Daniel R Bradshaw
CEO: Ms Nicole Wong

SEH4T6 Registered Name: 57 £ %4 (7#) 28: €y World Wide Fund For Nature Hong Kong
(A EAE R A s (42 E] Incorporated in Hong Kong with limited Fabilty by guarantee)

together possible

Honorary Company Secretary:
McCabe Secretarial Services Limited
Honorary Treasurer: HSBC
Registered Charity
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B 1548 {E I Fax:+852 2845 2764
15/F, Manhattan Centre wwf@wwf.org.hk

8 Kwai Cheong Road wwf.org.hk

Kwai Chung, N.T., Hong Kong

9 November 2021

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

/ By E-mail ONLY

Dear Sir/Madam,

Re: Proposed Comprehensvive Residential Development on “Undetermined” zone at Tung

Shing Lei, Nam Sang Wai, Yuen Long (A/YL-NSW/293) .

WWF would like to lodge our objection to the captioned.

Ecological impacts to Tung Shing Lane Egretry

According to the gist of the captioned application, the proposed development consists of building
blocks with 2 — 44 storeys with the majority of them are high-riseé ranging from 91.6 mPD to 139
mPD. Given the close proximity of the proposed development with Tung Shing Lane Egretry and
the rural environment in the surroundings, we worry that the captioned development will impose
disturbance impacts, e.qg. light and noise pollution, to the egretry. We are of grave concern that it
will result in decreasing the usage or even abandonment of the egretry by the breeding egrets
and eventually affect their breeding success. Therefore, we opine that the captioned application

should be rejected.

Not in line with the general blanning intention of the OZP

As per Section 8 of the Explanatory Statement of the approved Nam Sang Wai OZP No. S/YL-
NSW/8, the general planning intention of plan area is “to conserve the ecological value of the
fish ponds which form én integral part of the wetland ecosystem in the Deep Bay Area. The
existing and contiguous, active or abandoned fish ponds in the Deep Bay Area should all be

conserved. Moreover, the loss of fish ponds and habitat fragmentation should be avoided and

together possihle,..

BHA:  BEENTRETRES FERET | BT S EEOHIRIAERAT Patron:  The Honourable Mrs Carrie Lam Cheng Yuet-ngor, GBM, GBS orary Auditors: BDO Limited
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TR WERRE éﬁ%zm Mﬁ& BT Registered Charty

srporated With Limited Liabllity)
$EFB5H6 Registered Name: 1578 #3(F# )25 & World Wide Fund For Nature Hong Kong
(PR LR IHTIRIZA ] Incorporated in Hong Kong with limited liability by guarantes)



any negative impact arising from undesirable land uses and human disturbance should be
mitigated”. In addition, “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 distufbance impact on the ecological value of fish ponds”. As per the
layout plan enclosed in the gist of the captioned application, the proposed development will
result in loss of fish pond habitat (Fig. 1) which will affect the integrity of the wetland ecosystem
of the Deep Bay Area. As such, we consider that the captioned development is not in line with

the general planning intention of the OZP and therefore should be rejected.

Undesirable precedent and cumulative impacts

We are of grave concern that approval of this application will set an undesirable precedent for
future development proposals in the vicinity which will cause cumulative ecological impacts and
disturbance to the Deep Bay area. Together with other large scale developments in the vicinity,
the captioned development will also result in overtaxing the existing and planned transport and
infrastructural provision and cause cumulative degradation of the rural environment in the area.

As such, we urge the members of the Town Planning Board to reject this application.

Yours faithfully,

Andrew Cha_n

Senior Conservation Officer, Policy



Fig. 1 The proposed development will cause direct loss of fish pond habitat (indicated as

red circle) (Image source: Google Earth and the gist of the captioned application)
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Kadoorie Farm & Botanic Garden
o EREWHAHE

The Secretary,

Town Planning Board,

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

Hong Kong.

(Email: tpbpd@pland.gov.hk)

2nd November, 2022. By email only

Dear Sir/ Madam,

Proposed Comprehensive Residential Development
(A/YL-NSW/293)

1. We refer to the captioned.

2. We urge the Board to seriously consider whether the proposal would be compatible with

the locality and all the potential impacts of approving this application.

3. Thank you for your attention.

Ecological Advisory Programme

Kadoorie Farm and Botanic Garden

BEEFTFAREMSE DR

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfhg.org
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BY EMAIL ONLY

Town Planning Board Secretariat 2 4 KAY 1522
15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong

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

Town Planning
Bogrd

24 May, 2022

Dear Sir/ Madam,
Proposed Comprehensive Residential Development in “Undetermined” Zone at Tung Shing
Lei, Yuen Long (Application No.: A/YL-NSW/293)

1. Green Power, a local charitable green group, would like to lodge objection to the
above-captioned Planning Application (the Application) under Section 16 of the Town Planning
Ordinance for proposed comprehensive residential development in Tung Shing Lei, Nam Sang
Wali, Yuen Long (the Application Site) which falls within “Undetermined”(“U”) zone on the
approved Nam Sang Wai OZP (NSWOZP) No. S/YL-NSW/8 owing to the following concerns:

(a) The Application contradicts the planning intention of the Planning Scheme Area (the Area) of
NSWOZP.

(b) The Application misleads the TPB that the existing Application Site were brownfield which is
‘mainly wetlands and vegetated habitats.

(c) The Application will cause loss of wetlands and vegetated habitats, and encroaches an important
breeding site of waterbirds, an egretry on the northern slope of a hill in Tung Shing Lei (to the
south of the Application Site) and hence imposes severe adverse ecological impacts on |
internationally important Mai Po Inner Deep Bay Ramsar Site.

(d) The Application has not addressed properly the environmental impacts and carrying capacity
issues brought about by proposed developments.

Contradictory to Planning Intention
2. Section 8.1, EXPLANATORY STATEMENT of NSWOZP states that “The existing and

contiguous, active or abandoned fish ponds in the Deep Bay Area should all be conserved.

Moreover, the loss of fish ponds and habitat fragmentation should be avoided... ...” The
Application Site reclaims over half of existing wetlands (fishponds and marshes) and removes
substantial portion of vegetated habitats including woodlands in Tung Shing Lei area that
breaches the planning intention of NSWOZP.

3. Section 8.3, EXPLANATORY STATEMENT of NSWOZP states that “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 negatzve off-site disturbance impact on
the ecological value of fish ponds.”

4. The Application proposed five blocks of h1gh—r1se multi-storey bulldlngs (94m and 112.8m in
height) to the north of a major egretry in Deep Bay area which is located on the slope of a small
hill in Tung Shing Lei (Tung Shing Lei Egretry) peaked at only about 40m. The proposed
buildings, which are at least 50m higher than the egretry, will isolate the egretry from the Deep
Bay wetland habitats including fishponds and river channels. The long row of high-rise buildings
in front of the egretry will also blocked most of the flight paths of birds to and from the egretry.

5. Obviously, the proposed de\'lelopmeht breaks up the ecological integrity of the wetland
ecosystem. Such development that would have a negative off-site disturbance impact on the
ecological value of fish ponds should be prevented. '

6. Section 8.1 , EXPLANATORY STATEMENT of NSWOZP requires that “Any negative impacts
arising from undesirable land uses and human disturbance should be mitigated.” Regrettably, no
adequate measures, including avoidance of impacts, are proposed.

7. Obviously, the Application disregards the “precautionary approach” (Section 8.2) adopted in
NSWOZP in order to achieve the conservation objectives of the Area.

8. Furthermore, only low-density residential zonings “Residential (Group D)” (“R(D)”) and Village
Type Development (*V”) exist in current NSWOZP. Therefore, proposed development is a
precedent planning application that will jeopardize the planning intention of NSWOZP.

Adverse Ecological Impacts

9. The proposed development is adjacent to an existing major egretry in Tung Shing Lei which is
 one of the major egretries in Deep Bay area. In addition to the isolation of the egretry from the
wetland habitats in Deep Bay area and obstruction of flight paths, the construction of high-rise
buildings and associated emergence vehicular access and slope works will involve massive
vegetation clearance and generate noise and human disturbance which will seriouSly interfere
breeding of egrets and herons in the egretry during breeding season.

10. Other major ecological impacts are mentioned in paragraph 2 and 3 above.

Misleading Land Status
11. The proponent misdescribed the Application Site as “brownfield”. However, the Application site

mainly consists of fishponds, marshes and woodlands. This misinterpretation downgrades the
ecological importance of the Application Site that misleads the Administration and Town
Planning Board members to make a biased judgement.

12. Therefore, policy for prioritizing development in brownfield is not applicable in this Application

because the Application Site is not a brownfield.

Overloading Carrying Capacity of the Area

13. Full development of the entire “U” zone is anticipated to provide a total of 15212 residential



14,

units (p.3, Executive Summary, submitted document of the Application) which will accommodate
a population of about 41,000 (2.7 persons per household, 2021 Population By-census). However,
“the planned population in the Area will be about 28,900 persons.” (Section 6.2,
EXPLANATORY STATEMENT of NSWOZP). The proposed population of the Indicative
Layout Plan (ILP) for “U” is 1.4 times of that of the whole Scheme Area of NSWOZP. Existing

- infrastructure, utilities and transport system cannot support such substantial increase in

population. »
The future residents in the proposed developments will commute to nearest town centre, i.e. Yuen
Long, for all sorts of daily activities including shopping, dining, entertainment, consulting

professionals (e.g. doctors, lawyers), customer’s services (enquiries to utilities and suppliers,

- repair of products). This will generate huge transport needs to Yuen Long and worsens the traffic

15.

16.

congestion of Yuen Long Town, as well as large pressure to the government, community and
commercial facilities and service providers.

A total of 549 vehicle parking spaces will be provided in the Apphcatlon Site. The
accommodated vehicles will deteriorate the air quality and impose noise impacts on humans and
wildlife (especially waterbirds) arising from increased traffic flow during the operational phase
of the proposed development.

The Application Site is located in a low-lying area bounded by elevated roads, reclamation of
wetlands and increase in paved area in the Application Site may impose flooding risk of
neighbouring villages such as Tung Shing Lei and Small Traders New Village, and historial
assets, i.e. Pun Uk.

- Pollution Problems

17.
18.

19.

20.

21.

The residents may also be exposed to high level of railway noise in operation phase.

The proposed developments will generate point source and non-point source water pollution that
increases the pollution loading of Deep Bay that breaches the Zero Discharge Policy for Deep
Bay. | A

During the construction phase, the fishponds, wetlands and farmlands in vicinity are vulnerable
to illegal dumping of soil debris and construction and demolish wastes. Regrettably, existing
enforcement measures to prevent illegal dumping are ineffective and successful prosecutions are
rare. Most importantly, destroyed wetland habitats are difficult to reinstate.

In this regard, Section 7.2.1, EXPLANATORY STATEMENT of NSWOZP advises that “new
development proposals should not be allowed unless it can be demonstrated that it would have
minimal adverse impact on drainage, sewerage, traffic, environment and ecology in the area.”
Also, Section 9.8.1, EXPLANATORY STATEMENT of NSWOZP stresses that “Development

within the areas (“U” zones) has to be comprehensively planned as piecemeal development or

- redevelopment would have the effect of degrading the environment and thus jeopardizing the

22.

long-term planning intention of the areas.”
Therefore, feasibility study should be conducted to demonstrate the proposed development does

not exceed the carrying capacity of the Area in terms of environment, ecology, drainage,



-

sewerage, traffic, and other infrastructures, as this Application proposed exceptional development

scenario in the Area, such as plot ratio, building height, reclamation of wetlands.

Response to Application’s Planning Merits

23.

24.

25.

26.

27.

28.

We opine that “timely public housing supply” in the ILP is very unlikely to occur in view of “the
major parts of the “U” zone with fragmented ownership reserved for potential public housing
development” (p.2 and 3, Executive Summary, submitted document of the Application), and the
schedule, or even feasibility, for public housing development is still uncertain.

On the other hand, “early implementation by private initiatives at the Application Site will be
able to catalyse” flytipping, pond filling and proliferation of brownfield in the surrounding
ecologically important sites including Wetland Conservation Area, Wetland Buffer Area, etc.
Instead of “spearheading the comprehensive development of Tung Shing Lei “U” zone”, the
Application may kick off an ecologically damaging and incompatible development in Tung Shing
Lei area.

Instead of echoing with Governments prevailing policy to utilise brownfield sites, the Application
will abuse existing wetlands and vegetated habitats and most likely turns these habitats into
brownfields.

The Application Site is physically fragmented and isolated by Route 3 and the only road access is
Castle Peak Road to the south that is difficult to “serve as an organic transition between Yuen
Long New Town and Kam Tin North Area.”

No sensible design is adopted to “protect ecological assets (i.e. wetlands, vegetated habitats,
egretries, etc.) and minimize environmental impacts (i.e. water pollution, flood risk, brownfield
proliferation, air pollution from vehicles, etc.).”

Therefore, the captioned application should be rejected because of its implication in context of
strategic planning, district transport and traffic, pollution loading to Deep Bay area, environment
and ecological impacts that sets a bad precedent for approval for misinformed and disinformed

applications.

Thank you very much for kind your attention. We look forward to your favourable decisions.

Yours faithfully,

|
\/(/E'/’\,’ (L ’ o

——

LUI Tak-hang, Henry
Senior Conservation Manager
GREEN POWER
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[J Urgent [ Return Receipt Requested [ Sign [ Encrypt [] Mark Subject Restricted [ ] Expand personal&publi

Re: AIYL-NSW/293 DD 103 and 115 Tung Shing Lei, Nam Sang Wai
14/04/2022 03:07

To: tpbpd <tpbpd@plana.gov.ﬁk>
Cc: enquiry <enquiry@aud.gov.hk>
File Ref: :

Dear TPB Members,

Revised MLP is more of the same old, same old. Lots of passive landscaping and
ludicrous elements like 'Star Gazing Garden' when the light pollution from the towers
would create an ambiance more MKK than Atacama Desert. Proposed population
of over 10,000 but no outdoor courts and ZERO GIC facilities. Not even a
kindergarten and this is usually a commercial service.

Combined with the inappropriate location for such a large population intake,
members must reject the application.

Mary Mulivhill

From:

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

Cc: enquiry <enquiry@aud.gov.hk>

Date: Friday, 14 January 2022 2:22 AM CST

Subject: Re: A/YL-NSW/293 DD 103 and 115 Tung Shing Lei, Nam Sang Wai

Dear TPB Members,

The applicant submitted a table of responses to departmental comments, a
revised Ecological Impact Assessment, Water Supply Impact Assessment,
Landscape Proposal and Broad Technical Assessment on Rail Capacity of MTR
West Rail Line.

BUT NONE OF THIS DATA HAS BEEN PROVIDED EVEN THOUGH THIS IS
PUBLIC CONSULTATION AND THE PUBLIC HAS BEEN REQUESTED TO
COMMUTE AS LITTLE AS POSSIBLE AND TO REDUCE INTERACTION TO A
MINIMUM. THIS IS NOT A GENUINE PUBLIC CONSULTATION.

Latest Arrangements of the Town Planning Board Secretariat's
Reception Counter

Services at the Town Planning Board Secretariat's Reception Counter located at
North Point Government Offices (15/F) remain normal.

In light of the latest situation of COVID-19 and the need for epidemic prevention
and control, arrangements have been undertaken to step up precautionary
measures at the Reception Counter. To reduce social contacts, starting from
today (January 13), members of the public can place their submissions made



under the Town Planning Ordinance into the drop-in box at the Reception Counter
during office hours (9am to 5pm, Monday to Friday). Members of the public are
also encouraged to make enquiries through the telephone hotline (2231 4810) or
email (tpbpd@pland.gov.hk) and can visit the TPB's website (www.info.gov.hk/tpb)
for statutory planning information.

Mary Mulvihil

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

Date: Tuesday, 9 November 2021 11:21 PM CST

Subject: A/YL-NSW/293 DD 103 and 115 Tung Shing Lei, Nam Sang Wai
A/YL-NSW/293

Various Lots in D.D. 103 and D.D. 115, Tung Shing Lei, Nam Sang Wai -
Site area : About 53,584sq.m

Zoning : "Undetermined"

Applied development : 14 Towers / 3,556 Units / 9 Houses / 140mPD /
10,330sq.m OS / 530 Vehicle Parking

Dear TPB Members,

Application 274 was withdrawn. This is more of the same with a slight reduction
in PR.

Previous objections applicable and fully support the Hong Kong Bird Watchers
Society submission at the time

1. Not in line with the general planning intention of the statutory plan

2. Provision of public housing is misleading and cannot justify the proposed
private housing development

3. Misinterpretation of the government housing policy to develop the whole
Uzone for housing

4. Devalue the application site by generalizing it as unused land
5. Wetland loss due to pond filling

6. Inadequate ecological surveys

7. Ecological importance of Tung Shing Lane Egretry

8. Failed to identify the exact locations of Tung Shing Lane Egretry



9. Underestimate direct/indirect impacts on the Tung Shing Lane Egretry

10. Obstruct flight path of breeding ardeids from/to Tung Shing Lane Egretry

11. Adverse impacts of the propésed high—rise residential development

12. Cumulative ecological impacts and undesirable impact

The planned devélopment is incompatible with both the geography and character
of the district. Some minor tweaking to the plan does not address the core

issues.

Mary Mulvihill

From:

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

Sent: Tuesday, December 31, 2019 9:28:30 PM

Subject: A/YL-NSW/275 DD 103 and 115 Nam Sang Wai

A/YL-NSW/275

Various Lots in D.D. 103 and D.D. 115, Nam Sang Wai

Area: About 53,584sg.m

Zoning : "Undetermined"

Applied development: 16 Residential Towers / 140mPD / 3,814 Units / 34
Houses / SC 23% / OS Not less than 11,150sg.mt / 502 Vehicle Parking

Dear TPB Members,

A development of this size that would house over 10,000 people should provide
all those amenities as laid out in the HKPSG, ie one basketball court per 10,000
residents, etc. However while there is reference to a number of facilities for
children, there are none proposed for the elderly, adults or teenagers. There is a
lot of ‘landscaping’ but little in the way of active recreational space.

In addition zero mention of community facilities such as kindergarten, clinics,
retail, elderly care, etc. In view of the zoning, any development in the area
should be part of a holistic and comprehensive planning vision. This is not
indicated here.

A quick look at Google Map shows that the plan would entail the removal of
many trees — no data provided — and the filling in of a very large ponds. Again
no assessment of the environmental impact is included, at least not one
accessible to Joe Public.

It vis imperative that large'developments do not repeat the mistakes made with
regard to Tin Shui Wai where a lot of people end up in what is essentially a dead
end, poor community facilities and little opportunity to find work close to home.



Are there any plans to build another MTR station close by to cope with
thousands of additional residents?

Certainly the administration is dragging its feet, however the developers
statement that its plan would “catalyse the comprehensive development of the
Tung Shing Lei “U” zone” is debateable.

Mary Mulvihill
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Details of the Comment :
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Reference Number:
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Deadline for submission:
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Date and time of submission: 29/10/2021 20:16:19
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The application no. to which the comment relates: AIYLNSWI223

TIRERA L B/

Name of person making this comment: /IME Miss NgaLee wong

BERFFE

Details of the Comment :
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SERI
Reforence Number: 211030-115735-51660

FESC PRI

Deadline for submission: 09/11/2021

FEAC H S R Fr ]

Date and time of submission: 30/10/2021 11:57:35
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The application no. to which the comment relates: el -NBIREES
TIRERA L AT
Name of person making this comment: 7efE Mr. POON CHI WAI

BRAFE

Details of the Comment :
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SE R

Reference Number:

211031-112225-05756

HE PRI

Deadline for submission: 09/11/2021

FEAX HHH S

Date and time of submission: 31/10/2021 11:22:25

LR I

The application no. to which the comment relates: LN

TREERA ) R

Name of person making this comment: 64 Mr. YF Cheung

BB

Details of the Comment :
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Reference Number:
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Deadline for submission: 09/11/2021
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Date and time of submission: 25/10/2021 22:19:01

A BHRIAR B S ARt

The application no. to which the comment relates: ALz

"IREERA L R/

. . /INH Miss Leung Pui shan
Name of person making this comment:

BEREFE

Details of the Comment :

REF AR N INBFERT T ISR B B e B BB, » B A ER s 4mSRyst s
AITER - HERERGESER -

A NEEAE IS RE Rl - AR B AU RSB T AR D fdl - S5
FIRRAIE - ERLENERNBABE R » FRARSEREHETBRES
BT - ARSERMELE - MFREENEEEY  AEBRERES TRIEET —
EOVHE - FUEENEIRTERES TREA - SERREE -8 —/ERELM K
—EEJUFHENERSRERRY) - CHEREBN A R A MISEE AR T | B
% DnFE | SRR BRI E MR Bk - STIEBRAFRBOERRR | IR
MAREH—RUNBEEENE | SRR AR BIERM -

AT ICRAT /SR TC RIS AR B R m AR B

file://pld-egis3-app/Online_Comment/211025-221901-24365 Comment A_YL-NSW... 26/10/2021



AT

R S HTEA/ T R
Eat i

Reference Number:

©. Making Comment on Planning Application / Review

230103-090530-47189

FER PRI

Deadline for submission: 06/01/2023
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The application no. to which the comment relates: AIYL-NSW/293
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Name of person making this comment:

Fede Mr. Bt
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Details of the Comment :

B A RIA/YL-NSWR293F S R EE 55
O AREIEE
AR YR IEZ RN » A ASTEIA/YL-NSW/203 (3¢ FR F 55

B HE PR T A SRR G o [RS8 BFL
J)téléimgsfggaﬁtﬂ“ TR R E S A R LR R EE? B L BCE R R 4| |
ﬁmu

ﬁ:%?E%Jﬁ?éKE%%@@ » bR T AR AR R AL S AR Y/ NS 0 B
EREISRLHNSY BRI ORI - REFHAMRE - ISR EEVTER (R - Bk
%ﬁﬁ’ﬁ%{ B AR A R B B S RS ﬁﬁ%ﬁﬁﬁﬁﬁ%ﬁﬁ%f@?&ﬁiﬂﬁ%%%uTﬁﬁ%iﬁEﬂ

EREE S R AR E B RALRIRSE - A AT EY ﬁffélfa%é%ﬂﬁld\
Kot » N THER S EARB R RERE  EREEARIR
ig%%&ﬁﬁ A RRFERAEETRNEETFE - RAEFAEBEZENHE » WH

SEFBNELR - FFREANSERERMARA @« 2B E I AZ R ERER
H » HEEINAEEENS - DERHLEHWAEEX - mH - %"Hﬁ@ SICERA  BR
P A i R R R S R TR - BARIER AR AR ARG EYE - BB
AT - Wbt TBRIITEATAS RS AR B RS GHAS SR L
» BE R BT FRNEE R it 3R -

HEIEFLAZE - B E RS ERTRHNAENE  BARARBRELEEER T T
SN EERE - SEB SR ERHER - 7R A RS ETN 4
| EHEIAZERNETHERER  MBESEIRBROESHOE  BHERFSE
VST R FF SR TTIA -

RS ER LM SEEAHEMERNEENREETE j]iﬁ%ﬁ@?%’@ﬂ
O FFARAYERIR - SR SR ERIFIE AR - DI - IRERARIHEE
BE > FREE\EAMZARRA RSN - BB SR B ZE2EE  RR B e i s 4R - L,Hfi?ﬂi
R R ABTEFIEE - WsEE S REER & ERARERE -




4T

P RAVBUN S - ABMARILERERNEEEE  RABATIEFIEETRE > LU
(ESHERE MR EBORIE - B RENR BN K2 H S RATEMR Lt » Has
AL HECE » ESEAERRKLY) - BN R FTENEE - ATLEREALGERE
RS - BEERALSERERAEERENE - Bl gniZ e EBrmEE &
S MR R LA RMEE R ERHR AR » DUER BT EHE S R SR 1ER
Mtk > S EeREY B TR HELR - BERCUS TR EaI A ARL T ER - 1
Frem R T R m RS  INAE EZE R ST ~

B SRR b B ERET 0 RASCUE BN SR E N BRI < G B ek B E i 22hy i
oL BRIE - AAHPZ SR ER RS UARATER AL - TRMER SR MR
PREIIBZE R AL E IR - TR SR AL th B R EE -

| EZERREGTS B BRI T REENNAERE - NRHERERNENE - Y

C BB EYE BTSRRI SR TTRANT L 0 SEERRASREE - &
BT R ENFRELFE - S9ERECHE B EREN &I - N ERE
PRERETARAEEBAE R H

BREE - ZRERRECRERAEHERE  MasvEEEREREREREE
MAH B e Ay E A R A E UL E R - AR LRRANR RS Y 2 A FEEREHE -
e EREGTEHERAE D T ENERRREE » INELGERR BRI » B
(FHERSEE KBS MEERNE » AECRE—wImEE IS

LA KRR AR 255 - A AF AT SER: .
BLEZ AT BB FIRE » AR - BITEANEERIE TR M
SRR T el BRI 2 - HEZ TR ERE B MR R A S G EHEEE
HITCRANE PERIE H? M E R E NIRRT TEREMEMAGET > JEREAMR?
BERS - KRR - B REISER B IR TEA S A BT » AT
INE R EIUEIRDNIVEENNEETE - MBS FUEEITMEEOTR? xS h%
AR B 0 B RS AR B IR IR A IR 4 Ty B AR R :

S OB (F ) R - LSS BB S BAEE EENaTRZERK
%i;’%g:ﬁ%@éﬂgém B R? AR AEER RENHEERE? EBA TR &

KT BRI RGER MG PR EIARE - SSRGS  EE R T ERE - WA
FOETRE TR  BUECAST EREuE RtE B DR ERZ e R 4 AE T R B » BRES
R e A BRI AV B - AR RSB BRERIRIRRT IR, - (HEARZVRSERTERL »
NG R ILE S ESE AR  £EFESES AL ENEBRORBRRE Bk
ARG B S ELREIS TR - '

ARIEMEE - BESEANETHEE S —EEER SIS RS
NFE R A0 - TR E 2 el B B » B G fE S Jie TR E$SaY
LEES - THREFEFRALSRAHAHEIZ R - DIREERS -

RERBESH TR - SIS R » (U ESRERALSOE TRAECE - Mz
LT AP E e — R EREERE - B - SRESIERE - ORERIENT - B - /NS
AR EFHE B TR » BOTHIN R R EPERE RSB SRU K ARV EE » BT S
> A& LAV AR E5e 260 » WBMEDERRE - B g MERZBEET
AZENEEEEE -

HTRE RN B E 4SS - ST Rt R EES » BB 4
WSEE R ITFE T ADSHAAR - MAEBE BT HRNSESEsmas B
EBRETESEEHIE - ZEHR T REN TR L—FEY AR  SREEE
 JUMTEE ~ S5 -8R EREZTOKENER - WEEEILETHEREY - SREF
B R DGEABFERr TEARE NS Y] - R g BT - EREMEE T —
VIs R AEEBIFEFI AN ERE « ESAT RIRGHER S -




FEABITRENE THAR - MAGEAIRE - J57K ~ BB ~ ZER ~ BE/KIRESE 0 M
£E) - RERMESST  HREYELUE  BIE TERECARIIGETI - FET
RESERMEMZEMSEMEN  BRETTRREVERENE - :

HAEE W 0 —HEREATNEEMITE - MEREKRH  mEE—FFIRST X
AN - WP R BIRERE WP AL c  EEESEYE BELEAL......o
FEFRRI & E— R AR B EE - OERTARRRSN - FLERSETTRE
FHDE . —  EAIMNEEZIMGRAIESE U SR e AN ENSEIEE
(Rt - DU I ERIFIE - ) ‘

MR SERRSERREM s — - REGESEHRA 1 RER R S IR TRRAR KA R
s TSSO YR - TGS RZE | By EE QLB R - gy
CEARIRIRIS K AR RRERRRILINE B SE i K A AR B B AR RER
(FIRE - EASTERPIT A 283R - RERMoHIRTeE I 738 - EHNRAEE - BEAEREER
FHVRHGIT R TR S WA -

FWFTRIAD > FUERF e RS ZE RGN TR SIFE LA E B RV SE A ERE ] » iR E
RIREI TR  PETRAEEREERRELBRE - RESE2BINE - &
(AR REA » MSZAHBORAVEE > I EZHERA - THERERERANTEE - o
TR VSRR A AN - BRI E R §& A BT HKES
FATRRS » TERLTUES AR IREE - SRR » TIEIRF) - BHEIRL -

i GE
3-1-2023




MTR Corporation Limited
BERERAERLT

www.mtr.com.hk

RECEIVED

- 9 NOV 2021

Town Planning
Board

Secretary, Town Planning Board Our ref: T&ESD/E&IC/ES/EnvE/L1103
15/F, North Point Government Offices,
333 Java Road,

North Point,
Hong Kong Date: -9 N3V 2071

By Post and Fax

(Fax no.: 2877 0245 / 2522 8426)
Dear Sir/Madam,

Comments on the Section 16 Planning Application regarding a Proposed Comprehensive
Residential Development in Various Lots in D.D. 103 and D.D. 115, Tung Shing Lei, Nam
Sang Wai, Yuen Long

(Application No. A/YL-NSW/293)

Operational Railway Noise Concerns

We refer to the Section 16 Planning Application (Application No. A/YL-NSW/293) for a
comprehensive residential development in various lots in D.D. 103 and D.D. 115, Tung Shing
Lei, Nam Sang Wai, Yuen Long. As the proposed development is situated close to the MTR
Tuen Ma Line (TML) viaducts, noise from train operations could have a potential impact on
any future occupants.

We understand that the applicant has already conducted an Environmental Assessment,
including a Railway Noise Impact Assessment (RNIA), which will be reviewed by the
Environmental Protection Department (EPD) to ensure full compliance with the statutory
requirements. From the RNIA, we noticed that single-aspect building design was the key
mitigation measure of railway noise impact. 0.5m-0.8m long architectural fins were also
proposed such that the predicted noise levels at some of the noise sensitive receivers are
marginally within the noise limit. We wish to caution that the proposed development can be
sensitive to air-borne noise impact, given that the closest proposed development is
approximately less than 20m away from the TML viaducts. It is crucial for the development
proponent and its consultant to ensure the proposed mitigation measures are fit-for-purpose so
that the potential train noise issue can be satisfactorily addressed.

Should approval be granted to the Section 16 Planning Application, we urge the Town
Planning Board to include in the Planning Approval conditions requiring the development
proponent to conduct noise assessment to evaluate the noise impacts from the TML, as well as
identify and incorporate all necessary noise mitigation measures at their own cost and to the
satisfaction of the Director of Environmental Protection, to ensure that the future residents of
the development will not be exposed to noise impacts from railway operations.
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MTR Corporation Limited
EREBEERAR M I R

www.mtr.com.hk

Our ref: T&ESD/E&IC/ES/EnvE/L 1103
Date: -9 N3V 2021

Should you have any queries, please feel free to contact our Acting Lead Environmental
Manager Ms. Catherine Leung at 2993-4127.

Yours faithfully,

Do 7%

Chan Hing Keung
General Manager — Engineering & Innovation Centre

c.c Mr. TSANG Sai Wing, Terence -  Assistant Director of EPD (Environmental
Assessment)
Mr. LEE Chee Kwan - Principal Environmental Protection Officer

(Assessment & Noise)
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Appendix IV of RNTPC
Paper No. A/YL-NSW/293A

Recommended Advisory Clauses

(@ To note the comments of the District Lands Officer/Yuen Long, LandsD (DLO/YL,
LandsD) as follows:

(b)

(i)

(if)

(ii)

(iv)

v)

(vi)

the application site (the Site) involves various private lots in D.D. 103 and D.D. 115
either covered by Block Government Lease or New Grant, the details of which would
be checked during land application stage;

as quoted by the applicant, the Site has an area of about 53,584 m?, which should be
subject to further verification and survey. In case of any discrepancy in site area
found, the proposed development parameters will have to be revised accordingly;

it is noted that there are some graves within the Site upon his land status checking.
Any private development proposal which affects the graves should be carefully
considered. In particular, proposal to remove the existing graves will normally not be
supported;

the Site is subject to the Shek Kong Airfield Height Restriction of 129 to 149mPD.
The proposed maximum BH of 139mPD may exceed the above height restriction
depending on the disposition of residential towers and the height of the rooftop
structures;

according to the applicant, an ultimate pedestrian network is proposed to provide
pedestrian connection to the major public transport, MTR stations and shopping malls
in the area, which includes a proposed green corridor running along the MTR Tuen Ma
Line (TML) to serve as open space/pedestrian linkage for public use. According to
the indicative layout plan, the proposed green corridor is outside the Site and involves
other private land and Government land (GL). It also involves burial grounds, public
road, and village building/structures under AMO references. His office would not
invoke the relevant Ordinance for resumption of any private lots or creation of any
rights for the implementation of the proposed development. The applicant should be
requested to check with relevant government departments on the gazetting implication
and requirement of the proposed green corridor and clarify the parties responsible for
its design, construction, management and maintenance;

the tree felling/transplanting/tree compensatory proposal as shown in the Landscape
Master Plan and at the Landscape Proposal should be submitted separately for formal
approval upon implementation of the development proposal; and

(vii) should the Board decide to approve the application, the registered owners have to

apply for a land exchange to implement the planning scheme. However, there is no
guarantee at this stage that the land exchange application would be approved. Such
application will be dealt with by LandsD acting in the capacity as the landlord at his
discretion, and if it is approved under such discretion, the approval would be subject to
such terms and conditions including amongst others, the payment of premium and
administrative fee as may be imposed by LandsD.

To note the comments of the Commissioner for Transport (C for T) that the development
site of this planning application partly overlaps with a public housing development at Tung



(©)

(d)

(€)

U

Shing Lei under the Study. In particular, the proposed access roads and the associated
traffic and transport facilities in this planning application and the said public housing
development are incompatible with each other.

To note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) as follows:

(i) the proposed access arrangement of the Site from Castle Peak Road — Yuen Long/
Long Fai Road/ Yuen Long Highway should be approved by Transport Department
(TD);

(i) HyD is not/shall not be responsible for the maintenance of any access connecting the
Site and Castle Peak Road — Yuen Long/ Long Fai Road/ Yuen Long Highway/ Long
Fai Road. Presumably, the relevant department will provide their comments, if any

(iii) if any road improvements are considered necessary by TD due to the proposed
development, they shall be implemented by the applicant to the satisfaction of TD and
HyD at the applicant’s own cost;

(iv) the proposed green corridor will not be implemented and maintained by HyD;

(v) It is noted that the proposed road works at Castle Peak Road — Yuen Long and Yuen
Long Highway would affect HyD’s slope feature no. 6NE-A/C30 and 6NE-A/F64
respectively. The applicant should submit modification proposal of the slopes and
associated slope boundary to his office and the Geotechnical Engineering Office Slope
Safety Division for consensus and updating; and

(vi) adequate drainage measures should be provided to prevent surface water running from
the Site to the nearby public roads and drains.

To note the comments of the Chief Engineer/Railway Development 2-2, Railway
Development Office, HyD (CE/RD 2-2, RDO, HyD) that location of the proposed
development falls within the Railway Protection Zone of existing TML. The railway
protection team of MTR Corporation Limited should be consulted with respect to operation,
maintenance and safety of the existing rail network.

To note the comments of the Director of Agriculture, Fisheries and Conservation (DAFC)
that based on the Ecological Impact Assessment, it is understood that the development will
result in the loss of one semi-active pond, whilst the other pond will be preserved and
transformed into an Eco-lake. According to the records, both fish ponds are engaged in
pond fish culture, and so it is advised that in addition to requiring “mitigation for loss of this
habitat”, mitigation measures for any direct, indirect, on-site/off-site impacts to fisheries
during the construction and operation phases be identified and evaluated. The applicant is
advised to conduct a Fisheries Impact Assessment in support of his application.

To note the comments of the Director of Environmental Protection (DEP) that an
environmental permit under the Environmental Impact Assessment Ordinance is required
prior to the commencement of construction and operation of the project, for a reason that
the project would constitute a designated project (DP) under Item P.2, Part 1, Schedule 2 of
the EIAO (since the application site is unsewered and the nos. of flat units provided under
the development would be more than 2,000 flats, i.e. “A residential development of (a) not

A/YL-NSW/293



(@)

less than 2000 flats; and (b) not served by public sewerage networks by the time a flat is
occupied™).

To note the comments of the Chief Town Planner/Urban Design and Landscape, Planning
Department (CTP/UD&L, PlanD) that:

Urban Design and Visual

(i)

given the spatial context of the Site and its immediate surrounding areas, together with
the planned development under the Application No. A/YL-NSW/274 to its northwest
as well as the potential public housing development at Tung Shing Lei in the same “U”
zone being subject to a technical feasibility study, the proposed residential
development with a maximum total PR of 3.028 and a maximum BH of 139mPD at the
Site would bring further visual changes to the existing neighbourhood, thus forming a
new residential cluster of medium/high-rise developments;

(i) judging from the photomontages of the submitted VIA, the proposed development with

BH up to 139mPD would stand out and lead to loss of visual openness and
skyview/natural backdrop when viewed at VVPs 2 to 4 and 8 to 10, resulting in slightly
to moderately adverse visual impacts as rated by the applicant. It is noted that several
design and mitigation measures have been proposed by the applicant, including
stepped BH design, building gaps, variation in built form and facade treatment to
minimise the bulkiness and potential visual impacts of the proposed development;

Air Ventilation

(iii) an AVA Initial Study (IS) using computational fluid dynamic modelling has been

(iv)

carried out for the Baseline Scheme (i.e. existing condition) and the Proposed Scheme
for the “Undetermined” zone of the Application Site. As set out in the AVA IS
report, the Proposed Scheme has incorporated the wind enhancement measures
including (i) 10m setback to the west of T2; (ii) 23m-wide building separation between
T5 and V4, (iii) 10m-wide building separation between T4 and T7; (iv) 21m-wide
building separation between T7 and T8; (v) 6m setback to the south of T9; (vi)
11m-wide building separation between T14 and T15; (vii) 10m-wide building
separation between T12 and T13; (viii) 7.3m-wide EVA within the subject site and (ix)
about 18,570m? open area within the Northern Site with majority of the landscape and
lake areas located in the eastern part;

according to the simulation results, the proposed building layout plan of the Proposed
Scheme would bring localised improvement on the pedestrian wind environment for
certain areas (such as Long Shing Road under annual condition, etc.) and probably
have potential impacts for other areas (such as Yeung Uk Tsuen under annual
condition and the track connecting to Ho Chau Road under summer condition, etc.).
Overall, with the mitigation measures, the performances of the Proposed Scheme on
pedestrian wind environment are in general comparable with the Baseline Scheme
under both annual and summer conditions;

Landscape

(V)

according to the aerial photo of 2021, about half portion of the site area is currently
occupied by existing ponds. The Site is situated in an area of rural fringe landscape

A/YL-NSW/293



(vi)

(vii)

character comprised of ponds, vegetated fields, clustered tree groups, green-belt,
village houses, temporary structures and carparks etc. Existing and planned low to
medium-rise residential developments and GIC facilities are located in the vicinity of
the Site. The proposed development is considered not entirely incompatible with
existing and planned landscape setting in the proximity, although it would bring forth
noticeable changes to the landscape character of the surrounding area;

with reference to the Landscape Proposal, landscape treatments and considerable area
of “Eco-lake and Preserved Zone” located in the eastern part of the Northern Site are
proposed within the Site. According to the Supplementary Planning Statement, not
less than 30% of site coverage of greenery would be provided in the development of
which not less than 15% of the greenery is provided at pedestrian zone. Besides,
more than 65% of proposed trees and shrubs are native species to enhance biodiversity
for the development areas;

it is observed that the proposed Linear Park, which served as green corridor, is outside
the planning application boundary. There is no information on the party responsible
for construction, management and maintenance of the proposed Linear Park, and hence
the feasibly of implementation of the Linear Park is in doubt. The applicant is
reminded to seek comments from the relevant authorities accordingly; and

(viii)the applicant should be advised that approval of the application does not imply

approval of tree works such as pruning, transplanting and felling under lease. The
applicant shall seek approval for any proposed tree works from relevant departments
prior to commencement of the works.

(h) To note the comments of the Chief Building Surveyor/New Territories West, Buildings
Department as follows:

(i)

(i)

(i)

(iv)

(V)

there is no record of approval granted by the Building Authority (BA) for the existing
structures at the Site;

noting that the Site is divided into 2 portions, the development intensity of each portion
shall be considered individually;

if the existing structure (not being a New Territories Exempted House) are erected on
leased land without the approval of the BA, they are unauthorized building works
(UBW) under the Buildings Ordinance (BO) and should not be designated for any
proposed use under the captioned application;

for UBW erected on leased land, enforcement action may be taken by the Buildings
Department to effect their removal in accordance with the prevailing enforcement
policy against UBW as and when necessary. The granting of any planning approval
should not be construed as an acceptance of any existing building works or UBW on
the Site under the BO,;

before any new building works (including containers/open sheds as temporary
buildings, demolition and land fullings etc.) are to be carried out on the Site, prior
approval and consent of the BA should be obtained, otherwise they are UBW. An
Authorized Person should be appointed as the co-ordinator for the proposed building
works in accordance with the BO;

A/YL-NSW/293



(i)

)

(vi) the Site does not abut on any existing specified street and the development intensity of
the Site shall be determined by BA under Regulation 19(3) of the Building (Planning)
Regulation (B(P)R) at building plan submission stage;

(vii) the Site shall be provided with means of obtaining access thereto from a street and
EVA in accordance with Regulations 5 and 41D of the Building (Planning)
Regulations (B(P)R) respectively;

(viii)any parking spaces to be disregarded from GFA calculation under the Regulation
23(3)(b) of the B(P)R shall be subject to the requirements laid down in Appendix C of
PNAP APP-2;

(ix) for features applied to be excluded from the calculation of the total GFA, it shall be
subject to compliance with the requirements laid down in the relevant Joint Practice
Notes and PNAP. For example, the requirements of building set back, building
separation and site coverage of greenery as stipulated in PNAP APP-152; and

(x) detailed comments under the BO will be provided during the plan submission stage.
To note the comments of the Director of Fire Services (D of FS) as follows:

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

(i) the applicant is advised to observe the requirements of EVA as stipulated in Section 6,
Part D of the Code of Practice for Fire Safety in Building 2011, which is administered
by the Buildings Department. If the aforementioned requirements cannot be
complied with, enhanced fire safety provisions shall be required.

To note the comments of the Antiques and Monuments Office (AMO) and Commissioner of
Heritage’s Office (CHO) of the Development Bureau as follows:

(1) although there is no graded / proposed graded historic building nor item on the “List of
New Items for Grading Assessment” on the Site and no site of archaeological interest
will be affected physically, the Site is only about 23m away from 5 Grade 3 historic
buildings at Nos. 63, 65, 66 and 67 Tung Shing Lei and Hat Shut Tong at No. 68 Tung
Shing Lei. The 5 graded historic buildings were according a Grade 3 status
individually by the Antiquities Advisory Board (AAB) on 12.9.2019; and

(i) the applicant shall conduct necessary assessment to ascertain if there are any direct and
indirect impacts arising from the proposed development to the aforesaid 5 Grade 3
buildings. Appropriate mitigation/protective measures to safeguard the 5 Grade 3
historic buildings from the development should be devised accordingly. AMO would
provide comments from heritage conservation perspective on the related submission at
detailed design stage when available.

(k) To note the comments of the Head of Geotechnical Engineering Office, CEDD (H(GEO),

CEDD) as follows:
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(i)

(if)

it is noted that the applicant has committed, in the GPRR, to undertake a natural terrain
hazard study (NTHS) and to implement mitigation measures, if necessary, as part of
the proposed development; and

it is noted that the applicant has included preliminary geotechnical assessment and
proposals in the GPRR. The applicant shall submit the proposed building works
plans to the BD for approval as required under the provisions of BO. His office
would provide comments on the geotechnical aspects of the proposed development via
the BD.

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

(i)

(if)

(i)

(iv)

existing water mains will be affected. The cost of any necessary diversion shall be
borne by the proposed development;

in case it is not feasible to divert the affected water mains, a waterworks reserve within
1.5m from the centre line of the water mains shall be provided to WSD. No structure
shall be built or materials stored within this waterworks reserve. Free access shall be
made available at all times for staff of the Director of Water Supplies and their
contractor to carry out construction, inspection, operation, maintenance and repair
works;

no trees or shrubs with penetrating roots may be planted within the waterworks reserve
or in the vicinity of the water main; and

the Government shall not be liable to any damage whatsoever and howsoever caused
arising from burst or leakage of the public watermains within and in close vicinity of
the Site.

(m) To note the comments of the Director of Electrical and Mechanical Services (DEMS) that:

(i)

(i)

in the interests of public safety and ensuring the continuity of electricity supply, the
parties concerned with planning, designing, organizing, supervising and conducting
any activity near the underground cable or overhead line under the mentioned
application should approach the electricity supplier (i.e. CLP Power) for the requisition
of cable plans (and overhead line alignment drawings, where applicable) to find out
whether there is any underground cable and/or overhead line within and/or in the
vicinity of the concerned site. They should also be reminded to observe the
Electricity Supply Lines (Protection) Regulation and the “Code of Practice on Working
near Electricity Supply Lines” established under the Regulation when carrying out
works in the vicinity of the electricity supply lines; and

there are high pressure town gas pipelines (HP pipelines) running along Castle Peak
Road (Tam Mi and Yuen Long sections) and there is a town gas offtake and pigging
station adjacent to the Yuen Long Highway in vicinity of the application site. The
applicant shall liaise with the Hong Kong and China Gas Company Limited in respect
of the exact locations of the facilities.

(n) To note the comments of the Director of Food and Environmental Hygiene (DFEH):
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(i)

(if)

(iii)

(iv)

(v)

(vi)

no Food and Environmental Hygiene Department’s (FEHD) facilities should be
affected by the proposed development;

if FEHD is requested to take up management responsibility of new public toilets and
refuse collection points, FEHD should be separately consulted. Prior consent from
FEHD must be obtained and sufficient amount of recurrent cost must be provided to
his department;

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 must be provided to
his department;

no environmental nuisance should be generated to the surroundings. Also, for any
waste generated from the operations and works, the project proponent should arrange
its disposal properly at their own expenses;

if the captioned project will lead to significant population increase, sufficient amount
of recurrent costs must be provided to FEHD in order to provide various types of
environmental hygiene services for increased population, such as inspection to food
premises, hawker control, handling of complaints, etc; 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.
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