Appendix I of RNTPC
Paper No. Y/YL-MP/6A

APPLICATION FOR
AMENDMENT OF PLAN UNDER SECTION 12A OF
THE TOWN PLANNING ORDINANCE
(CAP.131)

R (e mAREKEMN)CE131E )
B O12A R IR X By & 5] B Al H 5

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.cov.hk/tpb/en/plan_application/apply.html
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https://www.info.gov.hk/tpb/te/plan_application/apply.html
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the date of recelp! mation and documents.

of all the required info
General Note and Annotation for the Form

R A

"

“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 application is made
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Please attach documentary proof &30 35 HA S (4=

Please insert number where appropriate 5 {738 &l 77U 4R 4%

Please fill “NA™ for inapplicable item 575~ i FHAYE EHHY " ASHH

Please use separate sheets if the space provided is insufficient  YIFFFR LAY 2 AR - 555 HERYI
Please inserta © v | at the appropriate box  S§7FEE M TTH8A_Ln b Tv ) 9k
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Form No. SI12A S8 S12A 9%

/I | Date Received i5 btf’ 2071

App!it.:z;ling No. B 5 i
For Official Use Only | A #R%E \[/ / y[ mpP L

WS E I

. 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.
PN AR A R 5 e R B R R YL 0 (59) - X A I i BRI 333 SRIC AT & 15 PRIk
WZRG(TH " ZES, B

. 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 Territories).

B ARB (HREFES )Y MERIEGR AR EILER SO XHTREAGANEE TR (B
http://www.info.gov.hk/tpb/) + JRTT A% RGFAEME (FAILAZREM 333 SRILAmBUGTSE 15 4 ~ Eaf: 2231 4810
5k 2231 4835) BRI A BITOR B A (AR ¢ 2231 5000) (FilIL At EE5E 333 SRALABIT&F 17 A UL H
LR | SROHBNEE 14 #)ZHE -

. This form can be downloaded from the Board's website, and obtained from the Secretariat of the Board and the Planning

Enquiry Counters of the Planning Department. The form should be typed or completed in block letters. The processing of the
application may be refused if the required information or the required coPies are incomplete. y o
IS BT IE I e T, » 0] [ R AT R B ST A 2 T - o 6 ABUATEN 75 s
FATRA o NFLEIEE APTIRAZHV IR SO fFRIA R £ - Z8 @ eHER R R P -

1.

Name of Applicant EHiH A #: L /2458

(OMr. %4 /OMrs. 3= A /OMiss 2N /O Ms. 22 / §Company 238] 7 O Organisation Hgfli )

Capital Chance Limited

2.

Name of Authorised Agent (if applicable) fEFZHEREE A#EL/ZE (WHEAH)

(O Mr. 44 /O Mrs. A /OMiss /NMH /0O Ms, 24 A Company 4458 /0 Organisation #4 )

KTA Planning Limited

3.

Application Site FF 55 Hb, Bk

(a) Whether the application directly | Yes j& W

relates to any specific site?

B B R AT L P B BN 2 No & [] (Please proceed to Part 6 f4EAUHEE 6 #i5)

3054 S.A RP, 3098 RP, 3100 RP, 3108 RP, 3109 RP, 3110, 3111, 3112,
3113, 3114, 3115 RP, 3119 RP, 3122 RP, 3123, 3124, 3126, 3131 RP,

(b)  Full address/ location/ demarcation |4444"s 5 o 3431 5.C, 3131 S.D, 3132 RP, 3146, 3148, 3147 RP, 3150

diswict and lot number (if |pp 4965 3153 RP, 3156 RP, 3156 S.B, 3158 RP, 3162, 3163, 3164 RP,

applicable)
3164 S.A, 3167, 3168, 3171, 3173, 3176, 3177, 3178, 3179, 3180 RP
5&1 s B -,-__Jgj\-/\. ' ' ] 1 ’ ] 1 1 1 1
igé&%éﬁﬂg&éﬁ/) SUAEE 0 B 3181 RP, 3182 RP, 3189 RP, 3190, 3191, 3192 RP, 3193 RP, 3194 RP
L in DD 104 and the adjoining Government Land on Kam Pok Road, Yuen
Long
() Site Area HTFHHhIESTEIRY WO 1. | W— sqm SEHsk ¥ About £

Parts 1, 2 and 3 51~ 82 K& 3 35

(3]




Form No. S12A 224545 S12A 5F

(d) Area of Government land
included (il any) 8.830 —— ot
Pﬁ fﬂ?i"ln:ﬂk&n-{r-l;jﬂ“m{Lei. (f|«‘:]/f:j) ......................... J...:.3.. ........................ sq.m '; '.]J ’I\ ?/\bOLll F’J
(e) Current use(s) Bl Vacant
(1M there are any Governmenl. institution or community facilities. please illustrate on plan
and specily the use and gross Noor area) .
(205 (£ PTEET ~ ARG LISRET Y » YRR L BET + f GEUH H i AR T O D
4.  “Current Land Owner” of Application Site EH 53 BERY T BT LA A |

The applicant EHEf A~

"}

]

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

SEME—AY T ERIT M A " GRS 6 05y o M SRR ) -

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

TEE P --g TIRIT MR A " G SRR S -

is not a “‘current land owner™.

AWAR "HTLHEEA L

(L] The application site is entirely on Government land (please proceed to Part 6).
e SR BESE A (i FABUTT L4 b (GRAESHIIEES 6 305y ) -

5. Statement on Owner's Consent/Notification
REMBEEANEEEO L HEE A MBI

(a) According to the record(s) of the Land Registry as al .......ooooovviiiiiiininnnn. (DD/MM/YYYY), this
application involves a total of ................... “current land owner(s) 7.
TRIE RO R E ﬂ= ...................... H cunmpsenimuss e HAYEEss » EEs gL
M e 2 TRIT LR A

(b) The applicant H15f A -

(! has obtained consent(s) of ............... “current land owner(s)™.
. o TRIT LA A "IER -

S| 2

Details of consent of “current land owner(s)”" obtained Y15 " IETT - dhis J\J “Wﬁﬂ]ﬁ?ﬁt o

Date of consent

No. of *Current ; ; ; -
Lot number/address of premises as shown in the record of the | obtained

er}; ?‘ Vie;g’;k Land Registry where consent(s) has/have been obtained (DD/MM/YYYY)
e G- M TR 06 V19 B BT BRSNS SRPTHELE | HUSEIRERYE 4

(Please usc separate sheets if the space ol any box above is insufficient. 40 1 F{T o] gy 72 « % S EREH)

3 Parts 3 (Cont’d) 4 and 5. 3 ~ 4




Form No. S12A  FE4&% S12A 9

[1  has notified ........ Cevenes “current land owner(s)™
ik o) R ———— 2 THRIT M A " -

Details of the “current land owner(s)" " notified  ELSEERS0 " ERFT R0 A | “IVEEHISS R
Na. ‘of ‘CLII‘I‘eIIt Lot number/address of premises as shawn in the record of the D.ﬂle uf notification
Land Qwner(s) Land Registry where notification(s) has/have been given gl

gistry o (DD/MM/YYYY)

r iﬁ.fﬁ: _l;ill_',jﬁz L ot 2 ) o ply S5 A1y [l L Ble pets 13l
0, BE R L HLEEMPALRD 4 5 S LR AR BIEES PR | o 5y By )

(Please use separate sheets if the space of any box above is insulTicient. 41 =56 SHEAVZERIARIE o G S HERH)

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

EHRI & 4 RN -3 S ARIFIRE SR I8 A G440  BERAOIT

Reasonable Steps to Obtain Consent of Owner(s)  Hu#5 i A B9 [E) 5 A HUAN & I8 A B

[] sent request for consent to the “current land owner(s)"** on (DD/MM/YY YY)
U (B/AEEE—2 " T LA A ) "EHER R E RS

Reasonable Steps to Give Notification to Owner(s) [a] - #ER A S 50 FRER VG & H 45 B

] publishéd notices in local newspapers® on (DD/MM/YYYY)

sy (17 V)T 16 T S8 k2 B 7 B — 2
[ posted nolice in a prominent position on or near application site/premises® on

(DD/MM/YYYY)

3 (EI/H /)T gt s 68 A i P aib 3 e B i 2 G L RA A 5% ER i A i A0 &
[ sent notice to relevant owners' corporation(s)/owners’ cammittee(s)/mutual aid committee(s)/management

office(s) or rural committee® on (DD/MM/YYYY)

iy (R H HAEAEBANBF EARRANY 3 2 SO/ ¥ 5 B &/ 548 B @ aE g -

EAMPEZE & g
Others (il

[ | others (please specify)
HAl (&)

Note: May insert more than one © ¢ | ..
Information should be provided on the basis of each and every lot (if applicable) and premises (if any) in respect of the
application. ) )

FE EHESA—ETREAI0E Tv B . o N
B ET A JEEE B B A RS (e ) TRBRPT (AT ) o) R

4 Parts 5 (Cont’d) &0 534 (BK)




Form No. SI12A 2845 S12A 8

6. Plan Proposed to be Amended #5842 5T 89 i A

(8) Name and sumber of the Approved Mai Po & Fairview Park Outline Zoning Plan
related statutory plan(s) ) No. S/YL-MP/6
IR TE IR0 24 10 22 2 '
(b) Land use zone(s) involved (if "Residential (Group D)"
applicable)
ap] R 1) 1 1 FH 30 38 (A0
Al

7.  Proposed Amendments 38 {5 57T

(a) Propose to rezone the application site to the following zone(s)use(s)
{May insert more than one " ¢ ; ) (Please illustrate the details on plan)

MR R HBRG A FR AR A S E T AU / R A
(BIES I — (@ NIL © v 5 ) GHTEE HISTREED )

[C] Comprehensive Development Area [ ] ] Commercial [ ] @3 [ ]

4 e .
s [ ] ] Village Type Development [ ]

W Residential (Group [ AL IBRACA D/ IE) [ 1] HhkfstazrE [ )
(= (48 / 2% / CIRE /T4 / CRE [ ) [ Industrial [ ] T3 [ ]
[] Agriculure [ ] 3% [ ] , [7] Open Storage [ ] # K074 [ )
[ Industrial (Group D) [ ] T3 (THE) [ ] [] Open Space [ | {RESFs: [ )
[ Government, Institution or Community [ ] [] Green Belt [ ] &%{Lifs [ )
£ o B
R ~ RitEciLl [ ] [] Coastal Protection Area [ |
[J Recreation| ] BE [ ] ARG [ )
(1 CountryPark [ ] “hEFARE [ ] (] Site of Special Scientific Interest [ ]
[T Conservation Area [ | EZAREE | ) AR EIES [ ]
i Other Specified Uses (|_|Business/[_Jindustrial Estate/[_[Mixed Use/[_JRural Use/[_|Petrol Filling Station/
[TJOthers (please specify ‘ NI
HibisERHM®E (CrsE / D LH / CURE M / LR / Otk /
() Hfl GesED . o Ne ol
L] Road s [T] Others (please specily )
Hoitr (fsE0 )

Please insert subzone in [ ] as appropriate.

FERYL JRAEMTEEE - QIR -

¥ Proposed Notes of Schedule of Uses of the zone attached

CLIEH S RN Y CGEERR) ROBERRIZET

Parts 6 and 7 % 6 K728 7 &4




Form No. S12A  F{84 S12A §f

(b) Propose to amend the Notes of the Plan(s)  £ERRIEF IR (REMD)
(] Covering Notes {FLF#) 3ROHE
& Notes of the zone applicable to the Site 18I/ B & Ml -1 i R (R0 )
Delails of the proposed amendment(s) to the Nates of the Plan, where appropriate, are as follows:
(Please use separate sheets if the space below is insufficient)
HERISETISRIGY (RLRR) 093G > A0EEH -
(UTFHIZERT R - 5

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

8. Details of Proposed Amendment (if any) #HEBETHE (HAH)

¥7 Particulars of development are included in the Appendix.

i e 0 75— (1 70 A P 4 6

[J No specific development proposal is included in this application.

B SR E BT BLAE (R T SE AV BRI SR A I -

9. Justifications H

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

EEL 5 9 3 AHRAEE BRI Bl Y ST LR TR < AR T S R -

Please.refer to the. Supporting Planning Statement..........

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

6 Parts 7 (Cont’d), 8§ and 988 7 () -~ & 8 & & 9 Hi4




Form No. SI2A 284 S12A 5

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

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

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

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

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

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

Part 9 (Cont’d) & 9 4 (68)




Form No. SI12A  F2&%E S12A 8%

10. Declaration B EH

| hereby declare that the particulars given in this application are correct and true to the best of my knowledge and belief.
AASHLLARY - A NGRS AR R AT IR AR E - Y E R

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

A NBUETE B G RIHEAR AL FRESFTHR SS AR PR R/ G B o (b R SRR 1 -

Signature O Applicant g A /[0 Authorised Agent U (LHE A
............... Managing Director ...
Name in Block Letters Position (if applicable)
4 (55 LUERSRET) N (4R )
l'-’lrofessional Qualification(s) [ Member @& / #] Fellow of 44 H &
Bl el
T W HKIP FHESMENSdE /[ HKIA HEREEemssd /

[ HKIS Sk Enisg /  [) HKIE &k TR d /
(] HKILA FEEREE G/ [0 HKIUD ks 4 q
(] RPP E{itHEE SR QIR

Others AL oo [ e
on behalf of _ o o ]
BRI oo KTA Planning Limited .} D Gy
v .Company 45E] /[ Oreanisation Name and Chop (if applicable) {7 ”. EW (YEAE)
Date | 4
...................... 24/08/2021................... (DDIMM/YYYY H/B/4E)

Remark {#z)

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

25 B 0 () 0 S FR A PITE STAY R ST TS B S eR PR (EEIRE - TEZR AR RSO T » e
BRI ERE S B GYEE B R P EIE 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.

({67 A FEHRSEIBR AR T ShiESR P a0 (1 (T B L R A MU st RIS R ORIZBEETTIRG])

Statement on Personal Data {ff A& #0782

I. The personal data submitted to the Boatd-in this application will be used by the Secretary of the Board and Government
departments for the following purposes: R LR T
7 B phE S e AR (B A F0H 5546 75 8 GRS REUTTEOPY » LURAS SRR ) RARBHATHR A
I B kR S 5 (AR E M AT 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
FEIBESE N BEAAFE SR A RER] » FIF AT R AR B AR LAR

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

F {8 e 5 N Rl R IBUT R 2 M T T

(3]

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

WA AR IS 5 F SR AL (B RN S e B AR » DA FAEES | B B FRER

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.

R4S AT LB ) (55 486 BE)NHTE » v A AT Hl#E Ra R 5 IE BB A TP} « dndldife R B IE 8 A0t
FE[E)2%5 B G e R HE R E LA NEE 333 SRIbMmBUR & 15 -

8 Part 10 45 10




Form No. S12A  Fa{{4s S12A 8%
Appendix [

APPLICATION FOR AMENDMENT OF PLAN UNDER
SECTION 12A OF THE TOWN PLANNING ORDINANCE (CAP. 131)

FREBIR AR BRI (BB 131 FE)58 12A fRAERZ AV ET I FI R o
*The total/non-domestic GFA
does not include the social
Development Proposal (only for indicative purpose)|welfare facilities (i.e. about
PR S B (0 S g . hie b = [T 44 1,354m? NOFA for a 100-
IR SRS (FURRSRITE) | SSmE NOPA fora it
303m* NOFA for a

Neighbourhood Elderly

1. Development Proposal EEg& 1 Centre) and the transport
#1 Proposed Gross Nloor area (GFA) AR AT IATT ... 134,665 sﬁﬁyﬁﬂ%i?:bomﬁ}fsgl?ml) ES
W7 Proposed plot ratio fEEEMERYLEEE L A W] About #
¥ Proposed site coverage g 3@ 000000 . 5% .. % ¥ About #9
# Proposed number of blocks #Esfmsyy 14 Residential + 3 Commercial/GIC +3 Clubhouse Blocks
¥/ Proposed number of storeys of each block V1 - V3 & V5: 3-5 storeys (about 15.3-21.9mPD/9.9m-16.5m)
TP R RO B T1-T3&T5: 16 storeys (about 57.85mPD/52.45m)
T6-T11: 23 storeys (about 79.9mPD/74.5m)
Commercial/GIC : 2-3 storeys (about 15.4-18.4mPD/10-13m)
&, Proposed building height of cach block ~ Clubhouse : 1 storey (about 10.4mPD/5m)

v

I IR R Sy s [PLUS 1 level basement car park/ E&M/ Detention tank]

&7  Domestic part {£fJH}45

GTA 2B E A 132,380, sq.m. EF31 BT About &
number of units HiL{7 ¥ E RS < <1 1.2 |3 E—
average unit size LA E@EAT 0 e 42,52 ... sq.um. SEFH w4 Aboul #Y
estimated number of residents {5t ME ... Approx. 8,343.......
GFA SBIE (AT
k4 Non-domestic part JE{:FIE 4T U U - — sq.mAE77s A About &)
O] hotel EE 000 ssasesssesesvserniesssen sq.mAEJE (O] About #Y
(plecase specify the number of rooms
BRSO s s s e )
[ office $NTEE sq.mAEJ || About #9
&7 shop and services/eating place ... 2,356 ... sq.mAEAE WA About #

R B BT 17 31 ee B

¥/ Government, institution or community facilities (please specify the use(s) and concermed land
B - Rl B R area(s)/GFA(s))

(R HAT I AT T D
100-place. Residential Care Home for the.....

......... Elderly.-.1,354sqm NOFA% ...............

Neighbourhood Elderly Centre - 303sgm NOFA*
W other(s) HoAll (please  specily (he use(s) and concerned land

arca(s)/GFA(S))
(AL A i B A ) 0 1 0 L/ 6 47 ')
... Covered transport lay-by. - 1,858sam’. ...

Open space {fKEFI (plcase specily land area(s)) (35 FOAEITT)
#1  private open space FAA (ASHFHE Exclusive use by residents: Not less than 6,243sgm
[0 public open space 23 (A FHHIHY Private open space open to the public: 2,100sqm

J Appendix Eﬂ ﬁ




Form No. S12A 3485 S12A i
Appendix [ff#%

{1 Transport-related facilities BB HF BHIEH

[T parking spaces 5:Hi(i (please specify type(s) and number(s))
‘ GigaEHAEE R E)
Private Car Parking Spaces FAZEILITIfi, e 582
Motorcycle Parking Spaces BEHIGIHINL B et ndnl
Light Goods Vehicle Parking Spaces BEEIBIHIIEEIML .oovevvieniic e,
Medium Goods Vehicle Parking Spaces PIUETHUBIAAL oo
Heavy Goods Vehicle Parking Spaces TIRIBFHUAMAL  oooiriiiii
Others (Please Specify) HAl REZIEA) Private light bus.-.2......... i
£ loading/unloading spaces |73 Eid (i (please specify type(s) and number(s))
(Rrak BATEIE R E )
Taxi Spaces (31T (i1 e N0,
Coach Spaces JRMEEHAL e S JOUU
Light Goods Vehicle Spaces U IFHIIMAL e, . e,
Medium Goods Vehicle Spaces HEIETHIHIfL = e
Heavy Goods Vehicle Spaces EERYISHHL i LS UTUTTUTRRT R
Others (Please Specify) £l GEFIBH) R R B s s

(please specify ty.pc(s) and number(s))

& other transport-related facilities (GH=ERRRESE R M E)
H LSRR A SR AR A Layby.for amhulance and.private light bus - 1
Use(s) of different floors (if applicable) {4149 FH (U0 T)
[Block number] [Floor(s)] [Praposed use(s))
[3a%4) L) [T 2]
V1-V3 &VS: G/F - 5/F (F omited) Residential
T1-T3 &T5: G/F Lobby/Residential
1/F - 18/F (aF & 14/F omitted) Residential
T6-T11: G/F Lobby/Residential
1/F - 25/F (aiF & 14/F omitied) Residential
Commercial/GIC : GIF Shop/Eating Places/Transport Lay-by/Kindergarten
) 1/F - 2IF Shop/Eating Places/GIC Uses
Clubhouse : G/F Residential Clubhouse
Common B/F Car Parka&MlDetenhon Tank E
Pxoposed use(s) of uncovered area (if any)  §%FCHy 5 (11573 )ik are A3 i
Landscape Area, Landscape. Pond, Private Opgn.Space.............. T —

Any vehicular access to the site? F7E4T BIEMIEHRIR?

Yes /& K7 There is an existing access. (please indicate the street name, where appropriate)
FF—FRIRFT IR « (FYREUH S AT (L))
Kam Fak Road: Ha Chul Yuem Bossl . uvmmmmasnmamanmsmves s

[0 Thereis a proposed access. (please illustrate on plan and specify the width)
15— MRS EERE - GHERIRIBRR » WELUAFERE TR L)

No & ]

For Development mvol\rmg columbarium use. p!cnsc cumplctc the table in the Annex to this Appendix.

10 Appendix (Cont’d) fitésh (&)




Form No. SI12A  J5i85 S12A 4%
Appendix_[{{§:

2. Impacts of Development Proposal

ol R M Y

I necessary, please use separate sheets to indicate the proposed measures to minimise possible adverse impacts or give
Jjustifications/reasons for not providing such measures

USSR ER

il S T AT A SRR T FE AN BB » A5 BIEY SEAISR a ] -

Yes & [71 Please provide details SR (EETH
Does the development
proposal HVBINE [ 000l srrsres s s o S e e S e A e A R A A e B MR
alteration of  existing
e
7 s B s e A N TR
FRIH e ? | No 75 W

Yes it 'VI (Please indicate on site plan the boundary ol concerned land/pond(s). and particulars ol stream

Does the development
proposal involve the
operation on the right?

MR RET LSRG
Il 27

diversion. the extent of 1illing of land/pond(s) and/or excavation of land)

R B e & 1 o (1 R R A i < 218 I
il

[ ] Diversion of stream ;A[iE 7

[] Filling of pond HLlE

I3t i pE Y PR

Area of filling HUBEI AT ..., sg.m 535 DAbout £

Depth of filling OGRS .., m s CAbout £
] Filling of land -

Area of filling H{A-TEHY ...oovveveininns sq.m P77 OAbout £

Depth of filling L4 BLEE ..o, m ¢ CAbout %Y

¥ Excavation of land &+

Area of excavation 2 - fifii...48,00Q.. sq.m 773k #About %

Would the development

proposal  cause any
adverse impacts?
HE 5% e iy A5 5

JJ‘( IS [.'l @/Lﬂ! 7

Depth of excavation # 4-;%0 .....Varies....... m 3 #About £

No 5 ]

On environment IR Yes @ [ ] No g #
On traffic $t< 30 Yes §if [] No dr 4
On water supply ¥t 7 Yes @ [ ] No dr 4
On drainage ¥R Yes ¢ [] No Fr #1
On slopes st Yes i [ No i #
Affected by slopes A% f:Hl s 4 Yes iy | | No ¢ ¢4
Landscape Impact Fif i85 Yes @ [ No i W
Tree Felling il (Aot A< Yes 7 [] No Ty ¥
Visual Impact 4 H A0 G248 Yes {1 ] No &
Others (Please Specify) Hth (54%(87) Yes 1 [] No g [ ]

Please state measure(s) to minimise the impact(s). For tree felling, please state the number, diameter
at breast height and species of the affected trees (if possible)

SHEENRSE RURUV RASHENE - 00 ROBR IR AC © SYERHAS BRI R -
® \ﬂnf*[(f!“] if)

Please.refer to the Supporting Planning Statement. ...

K ) 3 R R

Appendix (Cont’d) Ffig: (§H)




Form No. S12A &4 S12A 5k
Annex 1o Appendix [ (08B #%

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

MRS MBI ERTHER » H5INELZ LT AR

Ash interment capacity B B4 LA I

Maximum number of sets of ashes that may be interred in the niches
AL PR 25 T e B DA M
Maximum number of sets of ashes that may be interred other than in niches

T3 ke fir AR P % ] 22 i B e i i

Total number of niches #ifir 4a%%

Total number of single niches

NI VE

Number of single niches (sold and occupied)
AR (B

Number of single niches (sold but unoccupied)
BAFE (2 8EfER)

Number of single niches (residual for sale)

BAGLEE ()

Total number of double niches

e N fir SR

Number of double niches (sold and fully occupied)

W AFELEE (2 B NS AD

Number of double niches (sold and partially occupied)
e AFEALIE (BN (5 )

Number of double niches (sold but unoccupied)

i AFERE (B EER(ER)

Number of double niches (residual for sale)

e AgRAE (RFE)

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

Iz B8 A e Ao (i YLt s G A G YIRARR1)

Number, of niches (sold and fully occupied)
A (B SR GH)

Number of niches (sold and partially occupied)
R E (B B (G )

Number of niches (sold but unoccupied)
Al El (D& ERIGH)

Number of niches (residual for sale)

AafrEe e (8 o

Proposed operating hours {5 i ]

@ Ash interment capacity in relation to a columbarium means -

LA RIEEARIES BRSO I

- the maximum number of containers of ashes that may be interred in each niche in the columbarium:
{5 (i Y BT 2 A B B SR M A -
the maximum number of sets of ashes that may be interred other than in niches in any area in the columbarium: and
TER B TR L P i i (i BRI o SRR A BT L 2 D (IR ¢ LR

- the lotal number of sets of ashes that may be interred in the columbarium.
TERH IR TPRIN o SRRt S RT e 8 D (34 I -

12 Annex to Appendix Ff&Ea A




Gist of Application H5HgEE

(Please provide details in both English and Chinese as [ar 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 |)L|’)d!l|’l'|CI'1[ for general information. )

(BH A S SOR [V SCIFUES o LR o3 oy 4335 7 4Hl5fl.suuf'}k L= o R 2l RN 2 5 oty e T R e R e
TR AT A S ) b ARl DA (S -fi 2 e -

Application No.
PG ik

(For Official Use Only) (& Z)HT 5T ﬂ)

Location/address

3054 S.A RP, 3098 RP, 3100 RP, 3108 RP, 3109 RP, 3110, 3111, 3112, 3113, 3114, 3115
RP, 3119 RP, 3122 RP, 3123, 3124, 3126, 3131 RP, 3131 S.B RP, 3131 S.C, 3131 S.D,

3. /4 .

fir et Stk 3132 RP, 31486, 3148, 3147 RP, 3150 RP, 3152, 3153 RP, 3156 RP, 3156 S.B, 3158 RP,
3162, 3163, 3164 RP, 3164 S.A, 3167, 3168, 3171, 3173, 3176, 3177, 3178, 3179, 3180
RP, 3181 RP, 3182 RP, 3189 RP, 3190, 3191, 3192 RP, 3193 RP, 3194 RP in DD 104 and
the adjoining Government Land on Kam Pok Road, Yuen Long

Site area 65690 s N7 pe afe or

- ar ] q.m 3% F5 3¢ ¥ About &Y

B8 R
(includes Government land of {3 45 ¢ [ - It 8,830 sq.m iz ¥ About £9)

Plan i o ) .

I Approved Mai Po & Fairview Park Outline Zoning Plan

No. S/YL-MP/6

Zoning

st "Residential (Group D)"

Proposed

Amendment(s) O Amend the Covering Notes of the Plan

BERAERT IEETRIR (SERE) P3O E]

[0 Amend the Notes of the zone applicable to the site
025 138 A i e B L e R s ey CEERE)

¥ Rezone the application site from "Residential (Group D)" to "Residential (Group C)1"
fE RS HUAR A £y

Development Parameters (for indicative purpose only) SRS R/ERRER)

(i)  Gross floor area sq.m SET73% Plot Ratio i{lfittEZE
and/or plot ratio Domestic 131.380 M About 49 9 #About 27
f’-‘@fﬂ%fﬁﬁ@»{ﬁﬁ/ﬁﬁ (:H ' 1 Not more than i CINot more than
HefLL R Y THGY

Non-domestic . ™ About & «  WAbout %
FE(EH] 3,285 [ Not more than 0.05 ONot more than
DB EEIN
ii)  No. of block Domestic *The total/non-domestic GFA
gy [/ 14 does not include the social

welfare facilities (i.e. about
sstic 1,354m?* NOFA for a 100-
?;?{’;};%?mm Commercial/GIC - 3 place RCHE and about
N Clubhouse - 3 303m? NOFA for a
- Neighbourhood Elderly
({PI]‘I])OS.HC Centre) and the transport
s i layby (i.e. about 1,858m?)

13 For Form No. S.12A ftFe%58 S.12A BEH




(1ii) Building height/No.
of storeys
e T

Domestic

(EEEE]

V1-V3 &V5: about 39.9-16.5m
T1-T3 & ThH: about 52.45m
T6-T11: about 74.5m

V1 -V3 & V5: about 15.3-21.9mPD
T1-T3 & T5: about 57.85mPD
T6-T11 : about 79.90mPD

V1 -V3 & V5. 3-5 storeys
T1-T3&TE: 16 storeys
T6-T11: 23 storeys
PLUS 1 level basement car park/ E&M/ Detention Tank

Non-domestic

Commercial/GIC : about 10-13m

{3z 0 m '}'F\'
JEER Clubhouse : about 5m (Not riore than & HY)
Commercial/GIC : about 15.4-18.4mPD
Clubhouse : about 10.4mPD
Commercial/GIC ; 2-3 storeys
Clubhouse : 1 storey
[PLUS 1 level basement car park/ E&M/ Detention Tank]
Composite g
N R o

O (Not more than A 25j7%)

mPD SKCEACEELEE E)
[J (Not more than ZF % §%)

Storeys(s) )i
[ (Not more than "R 25 %)

(Olnclude F#50 Exclude E14T
O Carport {5
O Basement i
(O Refuge Floor [
O Podivm 25

iv) Site coverage

LEmEH

25 Y% # About &

v)  No. of units

HfirH

3,090

(vi) Open space

R

Private FAA

Exclusive use by residents: Not less than 6,243sqm
Private open space open to the public: 2,1700sgm

Public 4%

sqm P73 [ Not less than A/bf%

14 : For Form No. S.12A {EFE#84E S.12A 8RA




vii) No. of parking Total no. of vehicle parking spaces {5 Hi{ir 444
spaces and loading /

Tlo‘ld'”g t"“.‘f’t:‘ Private Car Parking Spaces A% ffiifi{ir 562
Hi {[ﬁgﬁﬁ L5 Motarcycle Parking Spaces €851 ditfi{ys 33

Light Goods Vehicle Parking Spaces it f |11l (ir
Medium Goods Vehicle Parking Spaces |1 #5aji30 ofi (i
Heavy Goods Vehicle Parking Spaces #7251 (45157 i (i7
Othcrs (P]casc Specify) HAll (54%11H)

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

L FEE LI 5 H PR A

Taxi Spaces (14} fir 10
Coach Spaces Jjfe# [ gifir S
Light Goods Vehicle Spaces #%5Y  Hi i (i 2
Medium Goods Vehicle Spaces % €571 (ir

Heavy Goods Vehicle Spaces & % £ #i #i{ir 15

Others (Please Specify) HAth (35%1109)

Submitted Plans, Drawings and Documents $2AZEVMEI ~ 448 K 4

Chinese  English

3z 374
Plans and Drawings [ Bl 5480
Master layout plan(s)/Layout plan(s) 484H&% BEEC[E 6 B 55 5| O 7t
Block plan(s) {#=F (i1 B [ B vz
Floor plan(s) 5= i = o
Sectional plan(s) %5l O v
Elevation(s) 37 [ 0 O
Photomontage(s) showing the proposed dL\’LEDpll]Ll]l Bt st ) S iia R O g
Master landscape plan(s)/Landscape plan(s) [EJ5asa{-4ule/ fE st O v
Others (please specify) Hft ( F5E10H ) 0 O
Reports
Planning Statement/Justifications 5 iil4 45/ F5 O o
anilonmenlal assessment (noise, air and/or water pollutions) O v

FRIREETA (e - R R/ SRAYFEL)

Traffic impact assessment (on vehicles) Bk B4 \(_}ﬂ} 43%" A O W
Traffic impact assessment (on pedestrians) FE{T A2 il 8280 . U
Visual impact assessment fﬁ{i,ﬁ VAR U 4l
Landscape impact assessment Sl #2481 (G O bl
Tree Survey {5 A<EH #5 0 v
Geotechnical impact assessment -|- J #2885 o .
Drainage impact assessment i /K# :‘ﬂ-‘%‘ffﬂi g v
Sewerage impact assessment {5 B8R & M
Risk Assessment [El&ETE(d O O
Others (please specify) I{lll ( &#5518]) O 7l

Ecological Impact Assessment, Water Supply Impact Assessment

Nate:  May insert more than one " | . 58 ¢ GRS 1= v ) 9%

15 For Form No. S.12A fti85 S.12A 8RF




Note: The information in the Gisl of Application above is provided by the applicant for casy reference of the general public. Under no
cireumstances will Uie Town Planning Board accept any liabilitics for the use ol'the information nor any inaccuracics or discrepancies
SR B, Sr OIS - BrTTARUN 72

AL

ol the infarmation provided. In case of doubt, reference should always be made Lo the submission of' the applicant.
2L

B b SRS e e AP T (AT R A S » BAFRIRIT R R, R
G T ETT < 5T (AT EER] - 1T R Rl A

For Form No. S.12A ftgskg8 S.12A S8 H
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PLANNING LIMITED
MEHEMAMRLE

LOCATION PLAN

Scale 1:1,000

REZONING FROM “RESIDENTIAL
(GrRouP D)” TO “RESIDENTIAL
(Group C) 1" ZoNE

FOR A PROPOSED RESIDENTIAL
DEVELOPMENT

AT VARIOUS LoTts IN D.D. 104
AND THE ADJOINING
GOVERNMENT LAND

IN YUEN LoNG, N.T.

Date: 23 August 2021







., Appendix Ia of RNTPC

Paper No. Y/YL-MP/6A

By Email and By Hand ‘
dur Ref: 81290/KPR/16/015Lg ' PLANNKING LIMITED

' UHABRATRA A
18 April 2023

S b

Secretary, Town Planning Board 7 E-CETJ ﬁ,‘D
15(F, North Point Government Offices R ;m’;l R
333 Java Road o e B N
North Point 19 M ZEDUL
Hong Kong .~ pianeind 7

N\ ToW 132\; A

\"‘-..m,_“_, " -

Dear Sir/ Madam,

Rezoning from “Residential (Group D)” to “Residential (Group C) 1” Zone
For a Proposed Residential Development at Various Lots in D.D. 104 and
the Adjoining Government Land in Yuen Long, N.T.
512A Amendment of Plan Application
TPB Ref. Y/YL-MP/6

- Submission of Consolidated Supporting Planning Statement -

Reference is made to the captioned S12A Amendment of P!an Application submitted to the
Town Planning Board (“TPB"/the “BOARD") on 24 August 2021.

. The Applicant has been making an endeavour to deliver a development scheme that is able
to contribute to increasing housing supply within the capacity of various infrastructures. We
understand that relevant Government departments have no major comment on the indicative
Development Scheme. '

We hereby submit 70 hard copies of the Consolidated Supporting Planning Statement
(“Consolidated SPS”) which is prepared with reference to the Town Planning Board
Guidelines on Submission of Further Information in Relation to Applications for Amendment of
Plan, Planning Permission and Review made under the Town Planning Ordinance (TPB PG-
No. 32A). The Consolidated SPS only contains further information that have been submitted
and accepted by TPB without any new information. We understand that, as per TPB PG-No.
32A, the Consolidated SPS would generally be exempted from the publication and recounting
requirements; in other words, the captioned application will be considered by the Board at the
scheduled Rural and New Town Planning Committee Meeting on 5 May 2023,

For the aVOidance. of doubt, the attached Consolidated SPS shall supersede the Supporting
Planning Statement submitted on 24 August 2021 and all subsequent submissions of Further
Information.




; m PLANNING LIMITED
Our Ref, §1280/KPR/16/015Lg HEBEBIEAT
Date: 18 April 2023 . ‘ ' '

Should you have any queries In relation to the above, please do not hesitate to contact Mr
Kenneth To or the undersigned at

Thank §cu for your kind attention.

Yours faithfully
For and on behalf of
KTA PLANNING LIMITED

-—

Gladys Ng
Encl. (70 hard coples)

cc. DPO/FSS&YLE — Ms Alice Cheung {by Email)
the Applicant & Team

KTIGN fvy



Appendix Ib of RNTPC
Paper No. Y/YL-MP/6A A

By Email

PLANNING LIMITED

Our Ref: $1290/KPR/16/016Lg SHEN N A

28 April 2023

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

North Point

Hong Kong

Dear Sir/ Madam,

Rezoning from “Residential (Group D)” to “Residential (Group C) 1” Zone
For a Proposed Residential Development at Various Lots in D.D. 104 and
the Adjoining Government Land in Yuen Long, N.T.

S12A Amendment of Plan Application

TPB Ref. Y/YL-MP/6

Reference is made to the captioned S12A Amendment of Plan Application submitted to the
Town Planning Board (“TPB’/the "BOARD”) on 24 August 2021.

Please see below some clarifications on the implementation programme and arrangements
for reference by TPB:

i) Implementation of the proposed development — Based on an assumption that the
current rezoning application will be approved in mid-2023, gazettal of draft OZP and the
subsequent plan-making procedures, land exchange application and submission and
approval of EIA shall take place in late 2023 to 2025. Then, construction may
commence in late 2025 for a targeted completion by 2028.

iiy Construction and maintenance responsibilities of the proposed sewerage
arrangement — The Applicant will construct the twin rising mains and communal gravity
sewers and hand-over the communal gravity sewers to the relevant department for
maintenance. These shall be completed before occupation of the proposed
development. We understand that an appropriate arrangement shall be discussed,
confirmed and listed in the land lease for the upgrading works required.

iy Construction and maintenance responsibilities of the proposed junction improvement
works and transport layby/public transport interchange — The Applicant will implement
the junction improvement works at Fairview Park Interchange and the junction of Castle
Peak Road/ Kam Pok Road and hand over to the relevant Government department for
maintenance. These works shall be completed before occupation of the proposed
development. The Applicant will also implement and the commercial and/or residential
portions of the proposed development will manage and maintain the proposed transport

A

bsi 1505001
[t &9
(@};‘m ) [
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AN| PLANNING LIMITED
Our Ref: §1200/KPR/16/016Lg HEEMERLF
Date: 28 April 2023 :

layby/public transport interchange. We understand that an appropriate arrangement
shall be discussed, confirmed and listed in the land lease for all upgrading works
required.

iv)  Implementation arrangement of the social welfare facilities (i.e. RCHE and NEC) — The
Applicant will construct the low-rise commercial & GIC blocks and the future operator
shall carry out the fitting out works for the RCHE and NEC. The proposed social
welfare facilities shall run on a subsidized basis and details shall be further discussed,
confirmed and listed in the land lease.

v)  Implementation arrangement of the kindergarten — The Applicant will construct the low-
rise commercial & GIC blocks and the future operator shall carry out the fitting out
works for the kindergarten. Details shall be further discussed, confirmed and listed in
the land lease.

vi)  Implementation arrangement of the private open space for public use — The Applicant
will implement the open space for public use. The private open space to be opened for
public use will be managed and maintained by the commercial portion of the proposed
development. Details shall be further discussed, confirmed and listed in the land lease.

vii)  Implementation of the proposed building design, layout and setback — Although the
proposed zoning will only control the maximum plot ratio (PR1.88 max.) and building
height (a stepped height from 5 storeys to 19 storeys), the proposed development is
required to go through the statutory Environment Impact Assessment process under the
Environmental Impact Assessment Ordinance. Whilst the proposed development is a
Designated Project under EIAO, the potential environmental impact of the master layout
(including building disposition, layout, height, setback and etc.) will be reassessed and
re-examined under EIAO to a state that an Environmental Permit can be issued. The
proponent will then have to implement the development scheme in accordance with the
Environmental Permit obtained.

The Applicant would like to reiterate the latest comment received from the Environmental
Protection Department on 24 April 2023, which states “the EA and SIA have demonstrated
that with implementation of mitigation measures, the proposed development will unlikely
cause/subject to adverse environmental impacts... The implementation of mitigation
measures proposed by the applicant can be enforced under the EP to be issued under the
EIAQ", . ;

We received comments from the Environmental Protection Department on 26 April 2023
regarding the assessment that shows the peak flow of the communal sewer and its
preliminary design. The attached hydraulic calculation demonstrated the twin DNG675 sewer
with smooth PE material will be adequate to convey the design flow of 15,500m®%d
recommended by EPD. A conservative roughness value has been adopted and the 1 in 400
pipe gradient can achieve optimal flow velocity above 1m/s for self-cleansing. The communal
sewer is subject to detailed design in later stage as this requires various surveys and study.
As mentioned in item ii) above, this shall be discussed, confirmed and listed in the land lease.
Please kindly note that the attached hydraulic calculation sheet only supplements to the
assessment result submitted on 6 April 2023 WITHOUT any new and/or revised assessment,
thus should be exempted from the recount and republish procedures.

Y u




AN| PLANNING LIMITED
Our Ref: $1290/KPR/M6/016Lg HEEBEBERARA
Date: 28 April 2023

As stated in para. 2.2.4 of the Traffic Impact Assesment (“TIA") and as shown in Figure 2.2 of
the same, there will be directional signs near the vehicular access within the Site to guide
drivers to route via Kam Pok Road Northbound and Castle Peak Road — Tam Mei
Southbound to access to Fairview Park Roundable. In other words, no development traffic
will use Fairview Park Boulevard.

With regard to land registration, please be kindly confirmed that in view of the execution of
land lease, subject lots that are involved in the current application have been renamed to Lots
4805, 3152, 3153 RP, 3156 s.B. in DD 104 and the adjoining Government Land. The total
site area remains 65,690m? yet the area of Government Land has been significantly reduced
to just about 92.3m? (which is equivalent to only about 0.14% of the total site area).

Lastly, please find attached the Indicative Basement Layout Plan, an updated drawing
showing the Open Space Provision and an A4 size of Figure 5.1 of the Supporting Planning
Statement as well as the final Technical Schedule repeated below for the avoidance of doubt:

Site Area about 65,690m?

Total Plot Ratio not more than 1.88 [

Domestic Plot Ratio (about) 1.8

Domestic GFA about 118,242m?

Non-domestic GFA about 5,150m? [l

- Commercial GFA ? (including about 3,292m?
kindergarten, commercial uses) '

- Transport Layby GFA

about 1,858m?

Building Height V1 -V3 & V5. 3-5 storeys (about 15.30-21.90mPD)
T3 & T5: 17 storeys (about 61.0mPD)
T1-T2&T6-T7: 18 storeys (about 64.15mPD)
T8 — T11: 19 storeys (about 67.3mPD)

PLUS 1 level of basement car park /
E&M / Detention Tank

No. of Units ' 2,771

Average Flat Size 42.7m?

Designed Population ~ Approximately 7,482

Provision of Open Space L

Private Open Space for Excluswe use of residents

| Private Open Space open to Public o

Internal Transport Provision for Resndentlal Portlon

Private Car Parking Space (mcludlng accessible space) _ 602
Visitors’ Car Parking Space (including 1 accessible space) 70
Motorcycle Parking Space 28

-8 -




QOur Ref: S1290/KPR/16/016Lg
Date: 28 April 2023

BB EHERALA

A PLANNING LIMITED

Internal Transport Provision for 6-classroom Kmdergarten (u

Bicycle Parking Space 92
Loading/Unloading Bay 14
Private Car Parking Space (including accessible space) 16
Motorcycle Parking Space 2
LoadlngIUn[oadlng Bay

tom'i_é_o pupils)

“Private Light Bus/Coach Parking Spaces

Private Car Parking Space (including accessible space) 1
Taxi/Private Cars lay-by 10
| Small Coaches lay-by

Internal Transport Pro_wsmn for Soma[ We_lfa__re Facllltles .

Loading/Unloading Bay (for Ambulance & Private Light Bus)

"I The proposed PR & GFA do not include the social welfare facilities of a 100- place Residential Care Home for

the Elderly (RCHE) (i.e. about 1,354m* NOFA or 2,708m? GFA) and a Neighbourhood Elderly Centre {NEC) (i.e.

about 303m? NOFA or 666m? GFA)

Should you have any queries in relation to the above, please do not hesitate to contact Mr

Kenneth To or the undersigned at
Thank you for your kind attention.

Yours faithfully
For and on behalf of
KTA PLANNING LIMITED

Gladys Ng

cc. DPO/FSS&YLE — Ms Alice Cheung (by Emall)
EPD — Ms Jolitta Chan (by Email) -
DSD — Mr K M Tang (by Email)
the Applicant & Team -

KT/GN fvy
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COMPREHENSIVE DEVELOPMENT, ©

TO INCLUDE WETLAND RESTORATIC! A'm .,
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R(D) Site

Appendix IT of RNTPC
Paper No. Y/YL-MP/6A

S/YL-MP/7

RESIDENTIAL (GROUP C) 1

Column 1
Uses always permitted

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

Eating Place

Flat

Government Use (Police Report Centre, Post
Office only)

House

Public Transport Terminus or Station

Residential Institution

School

Shops and Services

Social Welfare Facility

Utility Installation for Private Project

Ambulance Depot

Education Institution

Government Refuse Collection Point

Government Use (not elsewhere specified)

Hospital

Hotel

Institutional Use (not elsewhere specified)

Library

Petrol Filling Station

Place of Recreation, Sports or Culture

Private Club

Public Clinic

Public Convenience

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

Recyclable Collection Centre

Religious Institution

Rural Committee/Village Office

Training Centre



R(D) Site

- 4 -
S/YL-MP/7
RESIDENTIAL (GROUP C) 1 (cont’d)

Planning Intention

This zone is intended primarily for low- to medium-rise, low-density residential developments
where commercial uses serving the residential neighbourhood are permitted.

@

®

©

(@

Remarks

No new development, or addition, alteration and/or modification to or
redevelopment of an existing building shall result in a total development and/or
redevelopment in excess of a maximum plot ratio of 1.88 amongst which not less
than 5,150m’ for non-domestic uses and a maximum building height in terms of
number of storeys as stipulated on the Plan, excluding basement level(s), or the plot
ratio, site coverage and height of the building which was in existence on the date
of the first publication in the Gazette of the notice of the interim development
permission area plan, whichever is the greater.

In determining the maximum plot ratio for the purposes of paragraph (a) above, any
floor space that is constructed or intended for use solely as public transport facilities
and GIC facilities, as required by the Government, may be disregarded.

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

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



R(D) Site

0.

Proposed Explanatory Statement for “Residential (Group C)” Zone

LAND-USE ZONINGS

9.2

Residential (Group C) (“R(C)”) (Total Area 159.09 ha)

9.2.1

922

923

9.2.4

9.2.5

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

Under this =zoning, on land designated “R(C)”, residential
developments are restricted to a maximum plot ratio of 0.4 and a
maximum building height of 3 storeys (9m) including car park. All
commercial developments within this zone are subject to the approval
of the Board under the planning permission system. Development will
be in accordance with an approved planning brief to ensure that the
nature and scale of new development will be in keeping with the
natural landscape of Inner Deep Bay Area and that the effluent and
waste disposal will have no adverse impact on the water quality of
the Inner Deep Bay Area. To provide flexibility for innovative design
adapted to the characteristics of particular sites, minor relaxation of
the above restrictions may be considered by the Board through the
planning permission system. Each proposal will be considered on its
individual planning merits.

Residential sites within this zone are located in the southern and
eastern parts of the Area. They are the existing Fairview Park, Palm
Springs and Royal Palms.

“R(C)1” zone is intended primarily for low- to medium-rise, low-
density residential developments where commercial uses serving the
residential neighbourhood are permitted.

On land designated “R(C)1”, residential developments are restricted
to a maximum plot ratio of 1.88 amongst which 5,150m’ are for non-
domestic uses and a maximum building height in terms of number of
storeys as stipulated on the Plan, excluding basement level(s). To
provide flexibility for building design adapted to the characteristics of
particular sites, minor relaxation of the above restrictions may be
considered by the Board through the planning permission system.
Each proposal will be considered on its individual planning merits.






Previous s.16 Applications covering the Application Site

Approved Applications

Appendix III of RNTPC
Paper No. Y/YL-MP/6A

No. | Application No. Use(s)/ Development(s) Date of Consideration
(RNTPC/TPB/D of Plan)
1. |  A/YL-MP/110 | Proposed Residential Development 17.1.2003 (RNTPC)
“R(D)” zone on OZP
No. S/YL-MP/4

2, A/YL-MP/132

Proposed Residential Development

25.6.2004 (RNTPC)
“R(D)” zone on OZP
No. S/YL-MP/5

A/YL-MP/132-1

(Extension of time limit for commencement
for the proposed development)

4.7.2008 (D of Plan)
(valid until 25.6.2010)

A/YL-MP/132-2

(Extension of time limit for commencement
for the proposed development)

25.6.2010 (D of Plan)
(valid until 25.6.2012)

3. A/YL-MP/146

Proposed Residential Development
(Amendment to an Approved Scheme and
Minor Relaxation of Building Height
Restriction)

25.11.2005 (RNTPC)
“R(D)” zone on OZP
No. S/YL-MP/5

A/YL-MP/146-1

(Extension of time limit for commencement
for the proposed development)

24.11.2009 (D of Plan)
(valid until 25.11.2013)

4. A/YL-MP/193

Proposed House Development, Minor
Relaxation of Building Height Restriction,
and Filling and Excavation of Land for Site
Formation Only

24.2.2012 (RNTPC)

3 A/YL-MP/205

Proposed House Development, Minor
Relaxation of Building Height Restriction
and Filling and Excavation of Land for Site
Formation Only (Proposed Amendments to
an Approved Scheme)

21.6.2013 (RNTPC)

A/YL-MP/205-1

(Extension of time limit for commencement
for the proposed development)

24.11.2009 (D of Plan)

(Validity extended to
21.6.2021)

(Commenced)

Y/YL-MP/6




Rejected Application

Plot Ratio

No.| Application No. Use(s)/ Development(s) Date of Rejection
Consideration Reason(s)
(RNTPC/TPB)
1.|  A/YL-MP/104 | Proposed Low Density Residential 1.3.2002 (N, 2), 3) &
Development with Relaxation of (RNTPC) (4)

Rejection Reason(s):

e

()

3)
4

There were no strong justification and design merits in the submission to merit a relaxation of the
plot ratio restriction of the "Residential (Group D)" ("R(D)") zone for the proposed development.

The proposed development did not comply with the TPB Guidelines for “Applications for
Development within Deep Bay Area” in that there was insufficient information to demonstrate that
the development would not have negative off-site disturbance impact on the ecological value of the
fish ponds and wetlands in the Deep Bay Wetland Conservation Area.

The proposed vehicular access arrangement was not desirable from road safety point of view.

Approval of the proposed development would set an undesirable precedent for other similar
applications within the “R(D)” zone. The cumulative effect of approving such similar applications
with excessive development intensity would have adverse impacts on the existing and planned traffic
and infrastructural provision of the area.

Y/YL-MP/6



Appendix IV of RNTPC
Paper No. Y/YL-MP/6A

Detailed Government Departments

1. Fire Safety

Comments of the Director of Fire Services (D of FS):

(a)

(b)

(c)

He has no objection in principle to the captioned proposal subject to water supplies
for firefighting and fire service installations being provided to his satisfaction and
that the height restriction as stipulated in relevant regulations governing the proposed
social welfare facilities being observed. Detailed fire safety requirements will be
formulated upon receipt of formal submission of general building.

Furthermore, the EVA provision in the captioned site shall comply with the standard
as stipulated in Section 6, Part D of the Code of Practice for Fire Safety in Buildings
2011 under the Building (Planning) Regulations (B(P)R) 41D which is administered
by the Buildings Department (BD).

The applicant is also advised to consult Social Welfare Department on the proposed
development and should be reminded that licensing requirements will be formulated
upon receipt of formal application via the Licensing Authority.

Building Matters

Comments of the Chief Building Surveyor/New Territories West, Buildings Department
(CBS/NTW, BD):

(a)

(b)

(©)

(d)

(e)

If the existing structures (not being a New Territories Exempted House) are erected
on leased land without the approval of the BA, they are unauthorised 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 BD 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 BO.

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

The Site shall be provided with means of obtaining access thereto from a street and
emergency vehicular access in accordance with Regulations 5 and 41D of B(P)R
respectively.

Ifthe Site does not abut on a specified street of not less than 4.5m wide, its permitted
development intensity shall be determined under Regulation 19(3) of B(P)R at the
building plan submission stage.



()

(2)

(h)

)

..

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

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 Practice Notes for Authorised Persons, Registered Structural Engineers
and Registered Geotechnical Engineers (PNAP). For example, the requirements of
building set back, building separation and site coverage of greenery as stipulated in
PNAP APP-152.

Noting that there is a proposed clubhouse, it is accountable for GFA (unless
exempted) and SC calculation under BO.

Detailed checking will be carried out during building plan submission stage.

. Social Welfare Provision

Comments of the Secretary for Education (SED):

SoA (Schedule of Accommodation) and GFA for the proposed KG

(a)

The “SoA for KG premises™ has been revised to improve the learning environment
by increasing the indoor floor are for each student by 20%. The revised
recommended SoA for a 6-classroom KG has come into effect from October 2017
which is recommended for reserving space in developing new KGs as far as
practicable, and is available for reference in Appendix 3 of the “Operation Manual
for Pre-primary Institutions” (OM). The total area for all items excluding toilet and
outdoor play area as stated in the revised SoA for a 6-classroom KG is 551m?, and
the applicant should ensure that the toilet and sanitary facilities for students and staff
should be adequately provided and outdoor play area should be provided whenever
possible in the proposed KG. For reference, for some KG premises recently marked
in GIC sites, the GFA for 6-classroom KG is approximate 900m?. It is noted that
the GFA of the proposed 6-classroom KG would be about 929m*. He has no
comment on the SoA and GFA for the proposed KG as long as the requirements in
the above mentioned revised SoA could be met as far as practicable.

Safety concerns on loading/unloading (L/UL) spaces for KG school buses

(b)

For reference, the applicant may refer to the Table 11, Section 2 of Chapter 8
“Internal Transport Facilities” of the relevant HKPSG requirements. The applicant
is also advised to note the following safety concerns on L/UL space in respect of the
KG students’ use:

(i)  designated L/UL period for KG school buses so as to avoid possible danger to
KG students owing to the clash in using the space with other users; and

(i) the safety of KG students walking between the L/UL spaces to the KG
premises should be ensured at all time.



(c)

-3-

The applicant should ascertain the premises for the proposed KG(s) can meet the
various requirements laid down in:

(1)  the Education Ordinance, Education Regulations and relevant statutory
requirements; and

(i)  “Operation Manual for Pre-primary Institutions™.
(Relevant link:
hitps.//'www.edb. gov. hk/attachment/en/edu-system/preprimary-kindergarten/about-
preprimary-kindergarten/Operation_Manual _eng. pdf)

4. Other Departments

The following government departments have no objection to or no comment on the

application:

(a)  Chief Engineer/Railway Development 2-2, Railway Development Office, Highways
Department;

(b)  Project Manager (West), West Development Office, Civil Engineering and
Development Department (CEDD);

(c) Head of Geotechnical Engineering Office, CEDD; and

(d)

Commissioner of Police.






Appendix V-a of RNTPC
Paper No. Y/YL-MP/6A

BRTTARIE R e ¢ &

B REREE | Bt 333 BtABREF 1517
2877 0245 BX 2522 8426
FEH : 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

A BB E 4R The application no. to which the comment relates\( [ Y - /\/\‘O / b

BREE (WERE  BEERU)

Details of the Comment (use separate sheet if neccssary)

AGEC R 1e AT R @ 3 AR A0l 2% U 3
“\@Q/\Iéﬁr B % @it A F G D AT f e
VLB I b & TG s 27k WR/E B
LA ibdipl \T‘P o G AR A4k & ﬁﬂbm t 2B
WEANE (o R g,

_‘-' ~
Mg E A 4%,/ 4278 Name,of person/company making this comment {ﬁv o q°
- i /

%5= Signature o S HEH Date f /D
\
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BGRREENR - BRI tAEEE B FILERFEE 1548 37
{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 RREYR ] FHE54R5% The application no. to which the comment relates Y/ Y| - MP/6

BRFE (WEFE  H2EHA)
Details of the Comment (use sepalare sheet if necessary)

A KRR £ B0 AL HEAQ Y/ vL-M/L, e {4408
R PH KR ;rm%*za/g k3 é’\?@"” HiteA 4 X3 7% 14, .
T W f‘z_?s /;m EYNETRE E-TN zkywﬁjﬁg
fo AR EMriadaE sUAA 2 £ 7R uﬁ 65 7% 79,48
% & % 6 :’t\ BEGH ¢ AL B4k EhE U %R

[

el(’\i

TIRER A & /48 Name of person/company making this comment [9-;( {‘?
2= Signature f%v\ } HER Date 3e/9 / 2%
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BORTIRRIE RIS -
B JRERENE | AR 333 BHLABNEE 151
{HE : 2877 0245 BY 2522 8426
EH : 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

AR B E SRSt The application no. to which the comment relates

EREE (WEARE  FHERV)

Details of the Comment use separate shect if necessary)

A% % BB 4 417 B
-, )gé‘) . f To'b? ] E‘_}_ﬁ:
' A7 N /B 1/
7519 Qm . [ '

MR A #4458 Name of person/company making this comment P/r 'L/\ Q/\
%% Signawre __ \/ BgiDae | | Jo [
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B/REEENE - TEILEESEE 33 HRiLARTEE 1518

{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

R B B EERRSR The application no. to which the comment relates %/ % & /%//é

EREFRE (EFE  BRERE)

Details of the Comment (use separate sheet if necessary)

IR W 40, 2] 2 omb//l/z Ml 400 % o P
A I w3 P

2 1 % A& 7,,7/7% L?Vﬁ»zm,g{/iaﬁ AL Z A% g1
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7 m‘ifzf P 0% B b 1L X 7)( 7’ A i1

TRERA iEE /£ Name of person/company making this comment J,f*] JudA

252 Signature %’ P HER Date Q2 ~lpg - 2 f
= U7

'
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tpbpd@pland.gov.hk

BEE: 13 T R S ST
wBiFE: 2021108158 £1F 16:35
WA Tpbpd

E=F Y/YL-MP/6

Dear sirs,

Please find our comment re the above planning application.

Regards
Sheung Chuk Yuen Tsuen
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BORTIHANZ R ETLH -

B GERaEE © Fes e 333 BULMBURGF 15 ¥
{9(FL - 2877 0245 &Y 2522 8426

TEEL © 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 RAUFR M EREEEREE The application no. to which the comment relates \( / YL-— [\/t P / é

EREE (EHRE - 5 ERN)

Details of the Comment (use éparate sheet if necessary)

e /o OM EX Rk I BAMNR [ B ITAG

30 PG AAL AL N 2.0 KA 7 £33 3%
€% MR A RIS bR IR EDAGT S -
@e/é,aiﬂ R AL BB VIR Y,
AR T2 N Yoh & e %1 3

# (ﬂZ 25 P N T %Wm ?}L?:z,g% ZQ%’% fi)

TEREE RN 4447 Name of person/company making this comment %7; ﬁ
%% Signature /é& F# Date [~ b 203
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Iul

/\3

RECEIVED
21 KAR 203
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Board S
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HGEREGENE - kLA 333 Sl AEUF &% 15
{HE : 2877 0245 8Y 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

BB FE# ER SRR The application no. to which the comment relates Y / \}L- M P/ 6

R (AW FHSEHY)
Details of the Comment (use separate sheet if necessary)

PN EREERA E0RAHB MTIBEX
B Clhg e h BREAR B o B/ T W,
YAt OPD BRI EE IR0 EREE YR
LIRS ISR FY EY Y TR

xp At 18 WMEaT HARE,

HEE R WE4 44%E Name of person/company making this comment \/ . dwn Hg[,{

%% Signature (/éf/’t///' H i Date 9 M avddn
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21 MAR 2023
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Appendix V-b of RNTPC
Paper No. Y/YL-MP/6A 1

=]

1t = 5, Making Comment on Planning Application / Review

A A ] 55/ 7 A
BRI

Reference Number:

210925-140942-85621

L R

Deadline for submission: 15/10/2021

PERX H AR

Date and time of submission: 25/05/2021 14:09:42

AR AR EIER SR 4RST

The application no. to which the comment relates: Y/YL-MP/6

TRERA HA4TE

f .
Name of person making this comment: 5%4E Mr. Michael Ip

BRI

Details of the Comment :

SR EERRAR TSR TCEATIIINAEE - ANDSIEST - REM =R DR BN » B E
FERE I EGHRE LT  ARCEMNINNL - (RH EEE HRER #ﬂ%fﬁbﬂﬂtfﬁﬂz &
@U.Elﬁﬂ ) B EFEHEERSANING - FEFEEIERR - SHERAS > MRS R

 ZREE T PEERER - %T‘»’E:‘#ﬁﬁ%&éﬁgﬁ PRE RIRREUAERT -
2[§ ABBZUR S Y/YL-MP/6 27 G ° ;
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Reference Number:

iz e = % Making Comment on Planning Application / Review

210926-101348-60625

IR

Deadline for submission: 15/10/2021

FE3X H BA ]

Date and time of submission: 26/09/2021 10:13:48

A G HIAR & S 4R5R

The application no. to which the comment relates: Y/YL-MP/6

TIRESEA L fa/AE

Name of person making this comment: 5%4E Mr. Charles Ho

B R

Details of the Comment :

23[F,79. 9K S ST = R ERORE B BRI R IES e T e iR BN e
FIA B ARERBEA MR - R S S O P MG I L S 35, BE B, B | K I AR

FR S EGT




PEMS Comment Submission Page 1 of |
10

SR e S AR B R Making Comment on Planning Application / Review
SERIT

Reference Number: 211002-141927-11488

HEA MRS

Deadline for submission: 15/10/2021

HRAR H 3 e

Date and time of submission:. 02/10/2021 14:19:27

BRI AR R R

The application no. to which the comment relates: TRLMRG

"REERA ) HA/A0

- . . 44 Mr. Ron Lo
Name of person making this comment:

REREE

Details of the Comment :

EINTE B R

4G SRR REHCRAINIEE - ERBCES A ERPURARENRY » B
R R TR EGYE - RECEMAN - (R EEE RS » R -
M NCIBEF » X SRRSO » AERERERR - SHERAR - T BIRERER
W ZREE TR - PEERERNTRE - FAHLHSR  BEFHEARRAE
TEER  DIRIRE G T - IRRFAPRE MR -

H IR CAERTE T RO INA24S » BEARIRAT - ELRRIBL FARBIRR |
RIS R S K R BT A » — KR -

A A A SBFU B Y/ YL-MP/6 7 Hig -




tpbpd@pland.gov.hk 312

BHE: e |

B EEB: 20214E10815H 28 H 23:10

Y -2 tpbpd

*5: Y/YL-MP/6 DD 104 Kam Pok Road, Mai Po SHK

Y/IYL-MP/6 SHK

Lots 3054 S.A RP, 3098 RP, 3100 RP, 3108 RP, 3109 RP, 3110, 3111, 3112, 3113, 3114, 3115 RP 3119
RP, 3122 RP, 3123, 3124, 3126, 3131 RP, 3131 S.B RP, 3131 S.C, 3131 S.D, 3132 RP, 3146, 3147 RP,
3148, 3150 RP, 3152, 3153 RP, 3156 RP, 3156 S.B, 3158 RP, 3162, 3163, 3164 RP, 3164 S.A, 3167,
3168, 3171, 3173, 3176, 3177, 3178, 3179, 3180 RP, 3181 RP, 3182 RP, 3189 RP, 3190, 3191, 3192 RP,
3193 RP, 3194 RP in D.D. 104 and Adjoining Government Land, Kam Pok Road, Mai Po, Yuen Long

Site area : About #J 65,690sq.m Includes Government Land of about 8,830sq.m

Zoning : "Res (Group D)"

Proposed Amendment: Rezone "Res (Group C)/ 16 Blocks — 3,090 Units / 80mPD / 4 Blocks Retail - +
100 bed RCHE / OS 6,243sq.m / 596 Vehicle Parking

Dear TPB Members,

Strong objections. Since the previous application was approved almost a decade ago the level of concern
with regard to the impact of global warming and changing weather patterns has become more acute.

Application 205 approved in 2013 —
Site area : About 65,915.00m? Includes Government Land of about 7,970.00sq.m
71 Houses / 1 Club House / 119 Vehicle Parking

But instead of considering the impact of large developments on such a sensitive wetland area, SHK forges
ahead with a radical plan to increase the intensity of the development from 71 houses to a development of
over 3,000 units that would not be out of place in MKK. :

Current TPB members were not yet appointed in 2013 so they should go back to the 205 plans and note
the content of the minutes.

The site fell within the Wetland Buffer Area of Deep Bay. The proposed development was in line with the
TPB PG-No. 12B regarding the requirements on ecological impact assessment submission, no net
increase in pollution load to Deep Bay, and provision of visual buffer to the Wetland Conservation
Area

SHK acknowledged this and in that plan the villas were set well back from Kam Pok Road. The new plan
has buildings bordering the road. This is despite

According to the applicant, mitigation measures including a landscaped buffer area between Kam
Pok Road and the proposed houses were also proposed. DAFC had no objection to the application and
did not envisage insurmountable problem in complying with the approval condition although he still
observed a number of insufficiencies in the revised EcolA

The impact of the excavation for and weight of large towers on what was wetlands and the possibility of
flooding of the site during inclement weather has been ignored.

The visual impact would affect the panorama as can be seen from the View from Ngau Tam Mei Hill. The
towers are completely out of dimension vis a vis the surrounding developments. That they would cause
considerable light pollution and disturbance to the wildlife goes without saying.

This application is obscene in the level of greed and exploitation on display. Almost 9,0005q.'m of the site
is government land and should not be used for development that is against the community interests.

Members must reject outright the proposed rezoning.
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Mary Mulvihill
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AR T S/ e = /R Making Comment on Planning Application / Review

R forence Number: 211216-110939-99001

AT TRAA
Deadline for sibnitesio 17/12/2021

FE72Z 2 HA BB pon
Date and time of submission: 16/12/2021 11:09:39

B R B EH 5B 4R TR . Y/YL-MP/6

The application no. to which the comment relates:

TIRERA , /4 st Mr. ¥

Name of person making this comment:

BERE

Details of the Comment : _

I AR HZ THTOKEE A RER - AR AEREET - AMBGEE23ES ZET
SLBIREISAE A WG MENITOREREAS A R (HRHRSAE -

DRI R TR R AL N EAETEILE - (53#1491,500/00T » WA 19954E € (Rl ALY) #i
R T EIRREERM , o KIRALEEHFA L T8 S B KSR - A RIPE TR R T
ML _E(ERTLEBRITHE L —) - R/KSBIEE R TR Rl - FEi5 R iR BavE
RIZSEFFEZEI0EE - AP EERRER - RHE/ N\ SH&EEE AT ELE - flL
BRI RIREERE 1989 FH/EHAS0E - BMIREE2017F EF 23758 - FERrILEhk
AR AT TR AR EE(Wetland Buffer Area) | » SR R23EEATESMINZIE - 5
IR RAE - REERRIER  SIRERIRMNFERK
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sk ) R S/ A A 4 B L, Making Comment on Planning Application / Review

Ecl i

Reference Number: 211216-111053-97838
e 2 PRI

Deadline for submission: 17/12/2021

AT e e

Date and time of submission: 16/12/2021 11:10:33

R AR B B S 4R e

The application no. to which the comment relates: Y/YL-MP/6

TRERA ) E/AaTE

Name of person making this comment: ' /N Miss [

B REHH

Details of the Comment :

Eﬂmwo@&%ﬁﬁ'—ﬁ[&lOO{IE%”E%B%EEM%‘ RABMAR - AfEEPNRLZ - HFTSE

R E ARG « MIFERTIOBRREA R - HA3M/ NS B HETTRAN(765E) « EKIE(76K
SRR B NG (755%) B4R T B FRP TR BERAY AR | M NERTIREEAIR » 11 bR
REBIZOR305 8 —TE » MAMETMEECERR/ N EGE IR - EMNER - &H
ETFHNTIEA SRS - IE8AABER R REALEHEFEE T » ILEERAIK
SHEBIFLAE > TR EEHPEACRISREEE AE o RS CIREE) RBUT
NI TR ERIINER RN EE L RRIERBEERIE » FEEERNRERGR
(R T 4 A5 0 T 4 ER B BRI - TR K R SR 4T A A00{BFRALHIRAEE A » SIREA
iR (FEEBURR) WRIGTHSBEZERNREATFER » ZERSBRSETE - f
W B BiEE - EEE - RERAELSE o RFEEISERAL - S RELN704
ET » fI_EWARIBERE - MEREERBEAGEIET A - BITERESE » RA3
|/ NS B AL TTRAG(765%) ~ _E KIL(T6KSRNITE R MIE(7SH0)ZI4-RR T E R {T 2K
FBAg o o/ NERYEE BAATR o 0 ARGV R30I » BN ZERTE IR
/NSRBI » DUERHE H BRI TR ABRISRESE - TRMA > BT
&S » AR EKERIVRE - BN RA _—stmEnIR A EwEE -
A RRERRAVIERE o 5 IBUEERAEND - IS - NESRN A KB EHE R EI
BRHA - BREREEN - MIVNE R - BBUT—EITE Bt LIRS
TR A T A B Y RS {5 TR




25-NOV-2021 .- 16:49

PV R )

FaUlUsuULD

HRTASIERENE | -3zl
R ENE B AT 33 RIRBAAT 15
{1 - 2877 0245 B¢ 2522 8426

TETER: tpbpd@pland.govhk

To : Secrectary, Town Planmng Board

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

By e-mail : tpbpd@plax;d.g'ov.hk

- AN ATE %R The application no. to which the comment relates
Y/YL-MP/6 Received.on 1'2/111‘2021

BREN AR BRERT

?ﬁ"" ﬁ ,.k J ﬂ%/ﬁﬁf,@ Name of person/company makmg thlS comment. fk 2” ﬁ)
g, )
%SE% _Signature_ n Elifﬂi Datc /_f— /2 — 2° 7’/
ot SO B £ S N .J%_._'::__—.\_..‘ P

.o97% . . ... ... .B.O1S.
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LR &I FH ER /7 2 e 2 R Making Comment on Planning Application / Review

2 %%ﬁsi‘?

Reference Number: 220602-091219-73310

$EAC PRI

Deadline for submission:

17/06/2022

FEAT H F Rees ]

Date and time of submission: 02/06/2022 09:12:19

AR B R 4R

The application no. to which the comment relates: YIYL-MF/6

IRERA ) EELRE .
Name of person making this comment: Ir Aaron Bok |- B8 T2z

R

Details of the Comment :

R &

T — TSRS EERBIE2S T R »
P B R RS 7 ¥ = fy B 5578 B Y/YL-MP/6 » Y/YL-MP/7 K Y/YL-MP/8 o

IMP/7RMP/8HY S B R, » FEAHER SRR T -

BN HERBFREFEN AL » ELHE{EMP/6HTEHEF -

PE{EMP/6 B HBRBEEMP/7 B MP/8 Bk - BUE 1408 223 S HIREEEY) » 3090 B8
fir - %ﬁ%@ﬁ%&:ﬁuﬁ BT K |

Bt LA/ 5 F U RZ EHEMP/6 BRI B -

&Kmﬁi%&ﬁ REIH HBUETFERRER » 72 NIMBY (Not In My Back Yard)5Z

{H ?ﬁ?ﬁ?ﬂﬁﬁti__lﬁéé‘ﬁﬁEE‘%E’J@E&EZ‘T%‘“H’J%E*HE (BHFEENAZE
(P RE—% ) -

?@%EJ’JDEXD,J%HAD@HOOOA B A EEE IIEYER S » A ST o & FIRE

SRERCTHG TRE T RERRK ) IR TIEEREERRER ) Hires o Ak
%%g%g%m@% (57k%) HIRIE (MP/TRS) B2 #23fEs (MP/6; 74.55K%)
RS2 NS EE RS ; FYES) & 5 #1 A 4 B (Outline Zoning Plan, OZP) iy
AR FUSHERRRES UL (BT RREEEE  TRESEAEZ LA
EERE > BEEERRENG LE+IERNET) | AHE T AEME - HARE
MABIREE  DRAMRE O RS » TAHME ) AYRR ; R ERTRBR S
SREH T RERERE - e RENHERE ,  AYSEFARERENEREE -
%Eg%f 5'%%&% B30 | 6 RIS - IEIER T i AT o e e
dl 4

S RIH H 2RIV E NGRS 2 B AR - IR ENEEESRER

KTﬁ%xﬁ SRBRAE RS - MEERTI KRR EEER (Z2EER) 8%

FutSFEETE H— B - B RARERNS EEETTFMERRAH  hEEmAcit
R /ﬂcﬁﬁﬁﬁi? MERYRZEE o




B8 B R MP/6 SRR AT T ¢ -

A ReeFIT R R RG E AR OZP hEEEEEIS Bl T TERRSE , FR
CTESEER - R R WS OB AR - TR e BT
i - DUE Rt e o e e SR -

B. MP/6 H S5 25 REIEEL R 2 A R(C)” - BREAATLUEEAZ | | BBATAV SRR ERET
HEZS - SSTEE ALY R 0.4 CINTERE RHbEIIIARETCEAEN) -

C. 745k 3 [FRE R LT T HUZ AR ST B - BT Ay 5 ARG
FER o BT FEBEZE RIRES, - RBRREMIRAR ARERER -

ID. IR P LIS A R R - SBARSE - BRI SHIEESEIR H T EHARERE
KESNIBER AT | R R SEIR S - BHFTRIABIGERE R 0 1E
REFARISE > ZERRIZTT T BIET0S K AR RS - 23/@mERYIREE =g 1y
EEEBEEHREAA) - FEIERRGERA LS - BAREENEER EAVEA
& ARET02E - S RFEFINGAERBERGE - HHRSBHERZENRS -

[E. MP/65F 5578 H 2255 193090(E By RERAE 562 {EASRHEAL - EA G5 [REEMNEHERE
JERIBIATEN - B 0 REEFESWEL - N5 [ BEOERERNE - RILEE » IRART]
[FERESZIERAVERIE R -

[F. =(ESRIAE &3£5567 [EEAL - ARSI (E FAsRTEEA B AT - ’K<EIR
ERE B AR -

G. @%E’JE%IE = BARERE (CRERAUEEREL) B IRR SRS
FASRIECERERIE - 512UEREREE - AFEIIAETE -

bt

N
2022456 52
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1 Urgent [ Return Receipt Requested [ | Sign [] Encrypt [_] Mark Subject Restricted [ Expand personal&publi

Re: Y/YL-MP/6 DD 104 Kam Pok Road, Mai Po SHK

“ 4 15/06/2022 02:42
Rt ’
il
From
o tpbpd <tpbpd@pland.gov.hk>
File Ref

Dear TPB Members,

Strong objections that large developers like SHK are not obliged to provide a soft
copy of materials so that members of the community have access to information.

Have govt depts objected to the paucity of community facilities, one small RCHE is
certainly not sufficient bank for bucks when the site includes so much public land.
Moreover the GIC is shared with retail instead of being a stand alone facility, after all
it is GFA exempt.

Previous objections upheld.

Mary Mulvihill
From
To: tpbpd <tpbpd@pland.gov.hk>
Date: Friday, 15 October 2021 11:09 PM CST
Subject: Y/YL-MP/6 DD 104 Kam Pok Road, Mai Po SHK

Y/YL-MP/6 SHK

Lots 3054 S.A RP, 3098 RP, 3100 RP, 3108 RP, 3109 RP, 3110, 3111, 3112,
3113, 3114, 3115 RP, 3119 RP, 3122 RP, 3123, 3124, 3126, 3131 RP, 3131 S.B
RP, 3131 S.C, 3131 S.D, 3132 RP, 3146, 3147 RP, 3148, 3150 RP, 3152, 3163
RP, 3156 RP, 3156 S.B, 3158 RP, 3162, 3163, 3164 RP, 3164 S.A, 3167, 3168,
3171, 3173, 3176, 3177, 3178, 3179, 3180 RP, 3181 RP, 3182 RP, 3189 RP,
3190, 3191, 3192 RP, 3193 RP, 3194 RP in D.D. 104 and Adjoining Government
Land, Kam Pok Road, Mai Po, Yuen Long

Site area : About % 65,690sq.m Includes Government Land of about 8,830sq.m
Zoning : "Res (Group D)"

Proposed Amendment: Rezone "Res (Group C) / 16 Blocks — 3,090 Units / 80mPD
/ 4 Blocks Retail - + 100 bed RCHE / OS 6,243sq.m / 596 Vehicle Parking

Dear TPB Members,

Strong objections. Since the previous application was approved almost a decade
ago the level of concern with regard to the impact of global warming and changing
weather patterns has become more acute.

Application 205 approved in 2013 -
Site area : About 65,915.00m? Includes Government Land of about 7,970.00sq.m
71 Houses / 1 Club House / 119 Vehicle Parking
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But instead of considering the impact of large developments on such a sensitive
wetland area, SHK forges ahead with a radical plan to increase the intensity of the
development from 71 houses to a development of over 3,000 units that would not
be out of place in MKK.

Current TPB members were not yet appointed in 2013 so they should go back to
the 205 plans and note the content of the minutes.

The site fell within the Wetland Buffer Area of Deep Bay. The proposed
development was in line with the TPB PG-No. 12B regarding the requirements on
ecological impact assessment submission, no net increase in pollution load to
Deep Bay, and provision of visual buffer to the Wetland Conservation Area
SHK acknowledged this and in that plan the villas were set well back from Kam
Pok Road. The new plan has buildings bordering the road. This is despite

According to the applicant, mitigation measures including a landscaped
buffer area between Kam Pok Road and the proposed houses were also
proposed. DAFC had no objection to the application and did not envisage
insurmountable problem in complying with the approval condition although he still
observed a number of insufficiencies in the revised EcolA

The impact of the excavation for and weight of large towers on what was wetlands
and the possibility of flooding of the site during inclement weather has been
ignored.

The visual impact would affect the panorama as can be seen from the View from
Ngau Tam Mei Hill. The towers are completely out of dimension vis a vis the
surrounding developments. That they would cause considerable light pollution and
disturbance to the wildlife goes without saying.

This application is obscene in the level of greed and exploitation on display.
Almost 9,000sg.m of the site is government land and should not be used for
development that is against the community interests.

Members must reject outright the proposed rezoning.

Mary Mulvihill
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FUAR A R 5B/ AL R 3 R Making Comment on Planning Application / Review
DR

Reference Number: 220616-133015-39370

SR PRI

" | Deadline for submission: 17/06/2022

23T H T BeiRr

Date and time of submission: 16/06/2022 13:30:15

BRI AR R ER S AR

The application no. to which the comment relates: Y/YL-MP/6

"RERA L ERIETE

Mrs. Shek Lai Chi
Name of person making this comment: RA Mrs. Shek Lai Ching

R

Details of the Comment :

57 B0 B R -

E;gmﬁﬁﬁﬁﬁﬁﬁﬁ’EE—Egﬁﬁ—Eﬁuﬁﬁﬁﬁmiﬁﬁéﬁ’~Eﬁ

[ PO

| [ETEERIERRE, SRR - FTOUBRG R B AR o R e
R TIRERBIR e 2 -

FRIEFR/KERE
i?ﬁ@ﬁ%ﬁ&%&%ﬁ’@@%Eﬁ@ﬁkﬁﬁﬁﬁ@%@%?ﬁﬁﬂ%ﬁ%ﬁ

B B R I A R A

ML RIMERRSE 2 2R - INATAVRET - IRMRER A9 S B4 NS B E R El
PHRE— R BUE 2=

B [REAT 3 5 S

SHEHIE— R THISE R 7 BB R ASHBTEE - Nt E— e B RS R
| [ - R DMET M - BB NS R A SRR B

ARERR » BRI RS RRNTHIEMEE AR L3/ R B E T H
S - GRBEMRSE  AEERRET - FACSAERRER R TE  5R
R P ANR TIREEAT IR -

BRI  WREES LT -
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LR B /A % B R Making Comment on Planning Application / Review
SRSt

Reference Number: 22061 5-93 0810-73163

HEA R

Deadline for submission: 17/06/2022

$E3X H R R Rf

Date and time of submission: 15/06/2022 03:08:10

R R

The application no. to which the comment relates: YAL-MEG

TREREA L ERAE

Ms. Melody F
Name of person making this comment: jt:[: 5. Ivielody r'u

R

Details of the Comment :

G

AABR(SEBIMPG ~ 7 ~ 8 =(EMAFHEHI R - RORFIE R = Mt e A s
ﬁ—%%&ﬁ%(Tﬁ)°

B L AT BRI AR e e A S AR AR AR e R
R AT IR - B AZIRERELBR G RITH S » SRIEMP6 MPSIY R s R B,
R AR - TSR | (RIS DRREE | PRI
| [RRAEYAERRSERE o WEAR IR AETTE TIRMREIE | PRSI A R A T
Ky - ARFMSREEEG S TRHREE | FREmESPE  IEEERT
BRER - HIBA RS RRZER - ITERRRES - Sl RESEFEAEERRER
fE15 > (EMP6 ~ 7 ~ SUEAE TSR, - BT FTEREREE - SEE LR
LER0.4 BRI =F » SRR AIERIL 0 EMEE16—23/B(50—752K) RIBFEER » #hRkth
Rol.2 Fe 2 REURIMEER ! | SRAIARAERGT LIREARABR TERSS R
RAEREN - FR RSB ESHERZ A TRRAGROLREE REREEERA
EERAAE (NEEREERMTHG) - BRREEABE  AAREERREE
(AVNERSE) BIMPSEEER. - MIRBZH TR G S ELRLA RS —RE R
Hh o FrDAZREE %ﬁ_@$ﬁﬁ%§%ﬁF§Eﬂﬂ%mEE&ﬁﬁ& Eidiipape v
RRIGRUBE T HER5H

EESRMPG ~ 7 ~ 8 EREEIG ARt RWECES - M SRR EENRERNE - B
AL SREBER I EERE » FIEENQ T TR B B RRE i » T AR Al Y S s I Iy 5567 =
AEERABEAERERREHBA - ARG /CERNEERE T TRRE&aE - A8
FEETES » NEGERIEHE - HE ABEBWINS567F » (B HEREE1 00025 {HE AN
R TR AR ST 1 R A R AR - BrHEEY 15000 A CLOVE B AT SRR TR e A e
Raghtt (MEFREL - BRTE » REFEES) SBEHEERSEASIRAIILER
AT - SBIMBRAERINTARER » HEEAJTEEHA15000 ASRE B FHiRGA
B HEEERNES@EITEEESMERE  EBLA -

file://pld-egis3-app/Online_Comment/220615-030810-73163_Comment Y YL-MP ... 15/06/2022



VD> LONumEnt Submission ; Page 2 of 2

=B ERE SRS A ST ABRAE AL BT
MR - INEDERCR AT B S RIZE SR B - ORI M BB T

— BB - ARG (BRI SRR - R T BRI SRR - e

%ﬁﬁg%ﬁﬁﬁ%ﬂﬁ%ﬁ%ﬁﬁ%%ﬁ&%ﬂ’%ﬁ@%ﬁﬁ@ﬁ%ﬁ%ﬁ%ﬁﬁ
PR -

g;$ﬁﬁ%%%ﬁ%’%ﬁ%7%%§@$E'ﬁﬁ%ﬁéﬂﬁﬂm@%m’ﬂﬂﬁﬁ

HIEE TS TR B R R DREB R DR, - EEEERNRSEE
[FHEERERE B T BORERY 5 T HIETEGSE SRR AT T AE B OrelBR . (ORI R R
EE) ERR - THTRRELAERREDE - B AHRS R (R R R R RS SRRV
JEE R A ATy TIRFRRE TR AR . - R G E R R RAUR
M R EF B SR BB E AT E RNTRER - MERERTABIRE - PRI
B EAt Rt R R AR LA B RIRG - AERFRARE (R ~ AIEIAMPG ~ 7~ 8HY
HERERH R S (FERRET TR - e -

—&HRLE

. file://pld-egis3-app/Online_ Comment/220615-030810-73163_Comment_Y_YL-MP_... 15/06/2022
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B 3
SR

Reference Number:

Hi7a iz e = 5 Making Comment on Planning Application / Review

220616-153142-44548

TR PRI

Deadline for submission: 17/06/2022 -

HEAZ H ] R FF ]

Date and time of submission: 16/06/2022 15:31:42

A BRI ] ER AR

The application no. to which the comment relates: Y/YL-MP/6

TREERA L ETE

Name of person making this comment:

INEEANEE T RE S

B RS
Details of the Comment :

G R R U B HEREAM R T 2 B BUARIY-YL-MP/6Z FGE LHSRAISCE -
FEF BESUREIT MIKEER

FRRF A BRI E R EIC S AN AL » FESESEAE « 1 [ (TE)] i

R MEE ()] » AARIDAEAL - BEEBNEMAILESREIEE » AT ERaR
ERELE I T AR 0 3T H S (R L A RV R - 0Y-YL-NTM-5; Y/YL-MP/7;
Y/YL-MP/8 » SRR IIREEEEER SRR BEEES » &

TSR CE R A — T 2 LB R E ARG EEERET 5 BiE » &5(86F

ZTRHARIRIRE - AR EHERIAEATE -

1) IS RRE AR A » 5IRAEIRIE -

PRI S E e SOBIE FEIC - WTORERBERE - fSEABERR BEA
HORESOEGEE T o TR RIS EEBARKE » 5(BUERATEE LA, LHR
iR G B e AL 28 - SIEEDE - SRS ERA ‘T%EF,«R » 357 o] P 5 e D1

ith o NEIINEYSCE SR - 5BCCREE -

2) RBUHELRE » AT B S RO -
IR S E{K%EWMEBOOO%{EE{K ) INE R ISR ERIIR T 555h 0

3) HH ER B R » B ORI ENE T -
AR EEE R ATEEMEN R - FA100EZEIRERAL - MR A R ERA K AR
I > FHERRIERERE IR OAIRE AR - |

4) ERERITORIERRIRET - [HBHERAE - FISHREE  FTERRSEAE -

A R R < THVSATOR I H A RE R - BB REERAET - ARt fy=i#23

B S AR - BB A » WE RS EORRAR A AR » FIHBHR SATE

ﬁ% FERAVEREYIE B f S BERENE - ERFEIE - ERAEIA - B
ERCEETER - REMNS  LEPZENTERERE -

5) zxﬁﬁ)c FEBENE , BT RER L,

AR ESY WA ARFHERR " RRETE , k " RER
J W{ﬁﬁﬁﬁif#aﬁ%_ * DISHE AR A %ﬁﬁf’gfﬁéﬁ v - PR EETEEREREN
ReRE D - IBERES Nk, TREZERORE - R AEES -

& EAR BT 3R R A E R VIFRNE GRS oS - BEgEERLEEE




[FAstE: - TiFEE EitXERRI RS @ MRS aNvERE BT ERVAESER -

IINEEARR IR S GER/ -
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kAR & R 5 /78 1242 = 2. Making Comment on Planning Appllcdtlon [ Review

SR

ReTeiianis NEBER 220616-153629-98347

FES R

Deadline for submission: 17/06/2022

$E3X H A

Date and tirme of submission: 16/06/2022 15:36:29

A BRHIH B ER A SRR

The application no. to which the comment relates: Y/YL-MP/6

"REERA L HR/HE

Name of person making this comment:

I EEBIIRERE S

BRFE

Details of the Comment :

G AR TTRRRABINNEZEBEE FTZE® » MARMY-YL-MP/6 7 HiEH58FIR Y - 38
3 ESUEERT FTIIREER ¢

IS ER I ER IS AE AL > AEERSIEAE - B [ (TH)] i
OB [(EE (RED] » AARMIIAEAD - BEEBUFEMILE SRR » AITHEAR 0y
E PR R R o T 0BRSS (E S T R AREY SRl 0 WY-YL-NTM-5; Y/YL-MP/7;
Y/YL-MP/8 » SYRIRMIIARIBENFE » BB ETHRIGERERMN S R ETST » 1
PSR CE M ASE— < ioEsltt A SRR EEEEE - 05 BHUE - 5(26ETF
LA - AR ERERIH R4S -

1) SEHIA BB HAOE R » 5[ BOTREE -

B SRR R IR AR B » WA SRS ERIE - TR A ARARKN BEN
SLERROEME T - AT ERAAS BB R E » 5EER S EE A, LHIER
PREETE R e DA IRE - SIRENE - SEREEATIEREN - BHMHREE
it - IR SEAS - SIBCUEHEE -

2) ATIHYEEE » ST JE R AR -
AR EREA B R E = 3000 S BB - PERIFSMEENRE, B BENE A
RBERIEGHA - AR N 2R -

3) A 5F R eR F AR A B AT RO BEA YL -
H R R IR BT B E"ﬁ‘l 00 ZZE e FRAL EE}EFBE{KEW B EANEE
EEf » FREEIARERE - I OATRENEE

4) R ERIUKIF A RRIRIR - [ABHE BATE @ FIEHFREIE - FERRSENE -

A R B 55 < LA ORI B ARkl - A RRE T » AR R SE23
= 2 BT o BRERIREE A - W BREREUNERAL IR  EHEHRGAE
; B BERENERYIEELRESEERE  ERFRE  BRAEINA  EER
7 EREER » RETS > HPR I R -

5) 9T T RERERE , & T REPERE, -

s ARV EE T » WA ARMBFER " RRPEE , & " REPEVD
1 MmEREHSE  DEHiAR S %Fﬁ}%fmiﬁﬂ’:l v - BESEETEEREREDN
AR D - EINAER MRS TRE AATSRE > FEBAERS -




6) B A B Eh {0 FR ] o] S R R e A I A EY - ANUIERYE GRS AR BORT S - REEs
R EAME: - TIFE BHEERRMPE - e AR RO E RV A TEER

I EEEIBIAE 7 B SRR




426

whk &l B EE /A iZ e = i Making Comment on Planning Application / Review

SIELRR
Reference Number:

220617-012821-43743

AR ‘
Deadline for submission: 17/06/2022

H s
BEAE H i B . 17/06/2022 01:28:21
Date and time of submission:

HRAFR B E R Y/YL-MP/6

The application no. to which the comment relates:

TRERA ) M/

Name of person making this comment:

TUEIINEBEIR L EREE RS

BERFE

Details of the Comment :

% . TEIREEER RS R
Wose ~ EoK ~ TTEHERAR B Ui R EIED R Eft

YR

B IR S IR4RYR(S) in HADYLC&D 17-45/45/01/232 Pt14, (15) in HADYLC&D 17-45/45
01/315, (17) in HADYLC&D 17-45/45/01/315,(74) in HADYLC&D 17-45/45/13/03 5] 25442
HERR - 2R ERRESFRRZE - iGiiE BERAREE 0 WAREER
B RS U RIRRT, E TR 2 HARN B &, DA BRE 2 (S (EE R
[ BB RUER. B B EFEHEE R AR A A &SR A2 4 S0 4E
(5 T MG HRELA— A B WHATSAPPERA SR Rpn < ZoRWE— P B R » BidE
17 RARARR S TERESRERA WS > HAREE EZE%%%&&%&%&%&@%
R - HEREEXLERREHENEX B EFARRELE

R BEb LS SRR 0 REe BERUABRNERGAEMNERTERE
» IR AR (EER T - g AR E R M S E RS R - KA ZRR R
SEIR T S BB TR B S R SR B A P AR S I DAER A - _

SEMERE BREMSEERRER —BERELN  IEERE  SERGHIREHISH
FRZERHE - DUBEERY S BEE - WS RN BRGY -

IEEE

TCHIRBEH R

P4~ EoK ~ TCEARAR SR
IfEE BEEREZRGERE
REERERL
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ob H S S/ 2 % EE B R Making Comment on Planning Application / Review

SHEUR

Reference Namber: 220617-112022-09052

AR

Deadline for submission: 17/06/2022

HERX H 3 e ]

Date and time of submission: 17/06/2022 11:20:22

A AR E SR AR50

The application no. to which the comment relates: F1X LMo

TEEEA L LT

Name of person making this comment: 564 Mr. Lei Lok Tin

B REEE

Details of the Comment :

PR B N L -

TLEACUE AT EGREARERTIH )T - BR—ESFE B UARES AT R L —
EEHEREEDRD » FELE AR -

S B
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SR R G R P Y L Making Comment on Planning Application / Review

BT

Reference Number:

220617-160907-23739

R AZPRIA

Deadline for submission: 17/06/2022

A H A RSl

Date and time of submission: 17/06/2022 16:09:07

e

The application no. to which the comment relates: peh et

MR R A W/

Name of person making this comment: 21 Ms. Caroline

BRAE

Details of the Comment :

To whom it may concerns,

The development will be a "Block" to Fairview Park, which is against the original use of land re
sources. Most importantly, this new development will definitely damage the Mai Po's natural res
erve area, where this area is one of the most valuable resources. Located on the northwestern cor

ner of Hong Kong "paradise for birds and a beautiful, irreplaceable piece of China’s wetland kal
eidoscope."

There is no way that the reserve land can be recovered if the new development is approved. The

Mai Po Natural reserve land is home to a thousand of waterbirds. The development would only
be further damage the last piece of wetlands in the northwest area.

[ here to urge TPB NOT to approve the use of land for development and continue to protect this
last piece of wetland for our natural.

[Thank you for your time.

Yours,
Caroline
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S FR S /A i e S FL Making Comment on Planning Application / Review

et b

Reference Number:

220617-161921-93322

HEAZ R

Deadline for submission: 17/06/2022

$EAC H HA B AR ]

Date and time of submission: 17/06/2022. 16:19:21

1 BRI FR B AT

The application no. to which the comment relates: Y/YL-MP/6

MR A /25 |

Name of person making this comment: FL4E Mr. clifford ross

ERAFE

Details of the Comment :

[ strong object to the application of private developers for the conversion of residential units wit
h 8, 16 and 23 storeys totalling 5,567 immediate close to residence of Fairview Park residence a
nd other residence nearby (i.e. MP6, MP7, MP8). The number of stories is excessive compared t
0 nearby developments
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Reference Number:

& il Making Comment on Planning Application / Review

220617-233701-87955

HeAZ BRI

Deadline for submission: 17/06/2022

HRAC H I befi ]

Date and time of submission: 17/06/2022 23:37:01

A BRPA AR 1 ER A A

The application no. to which the comment relates: WYL-ME/

MRERA tEa/atE

Name of person making this comment: 24 Ms. Wong

B R

Details of the Comment :

[As a homeowner in Fairview Park, I strongly object to the three adjacent development proposals
IMP6, MP7, and MPS.

The land has been reserved for low density Recreational and Residential (Group D) according to
Outline Zoning Plans, which should be honoured.

If the proposed development with a plot ratio of 1.2/2.0 is to be granted, a staggering 15,000 add
litional people are going to move to the area, putting tremendous pressure on the roads, transport,
as well as all other types of communal facilities.

| [The most outrageous part is the number and height of the proposed buildings:

Not only is it going to worsen the already significant heat island effect observed by scientists, bl

ocking natural air flow and increasing the temperature and humidity, which are detrimental to ou
r health;

But also cause irreversible damage to the delicate ecosystem as the fort of high-rise blocks stand
in the way of migratory birds, many of which will not be able to distinguish between open air an
d glass windows, and consequently suffer fatally injuries;

Besides, not just current residents but also cyclists and hikers who visit the area will agree that s

uch tall and densely-built structures are going to be a huge eyesore and ruin the views of the bea
utifully blue sky and luscious hills.

[ sincerely hope the authorities take the above into account and deny these unrealistic, unsightly,
and environmentally-destructive development plans.
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AR S EHEE /7 %12 2 B Making Comment on Planning Application / Review

SR

Reference Number: 220617-235553-34104

TR PRI

Deadline for submission: 17/06/2022

FEAC H HA B B

Date and time of submission: 17/06/2022 23:55:53

A BB B 4R

The application no. to which the comment relates: Y/YL-MP/6

TREREA ) R

Name of person making this comment: /I Miss Wong Hoi Kei

BRI

Details of the Comment :

F R R BT B R R T

e B AT = (B R (FR B4R ITY/YL-MP/6 ~ Y/YL-MP/7R; Y/YL-MP/8) 4% 2 s[5 A 15 4k
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[EERIIAY | RS | BhT (FREB4RSE Y/YL-MP/7TR Y/YL-MP/SEESSs D) > | st
B KR AEERERIT H AR B & (Conservation Area Zone) HY[EA JEHY » Mi4e 2 EAHE
Bl AL E BRI R/ A SRR S o I BRI R S R EIREI6K 28) - BEE
52 ASSREVY)ZERE 7. 765 (46.45K)EE » K AT E S EA B 4 4 Wi S > Fr
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FEE B R R R E R TEE A S, 24E B EE R R ERE » B (B RS
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e G RAERE RO ERRIR - FEESHA A REEE - (tE B FEAGEER
B EKEOAEY) o RRIVIRGE ORI - IR - WEREE  FEERO Q&S
R REERYH TR - '

GRFVIE RS B R T B AR DL RORI R SR B e T B (I B4R SRS/ YL-MP/6)
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ORI R/ A A% AR R Making Comment on Planning Application / Review
SRR

Reference Number: 220902-190535-07923

HES R

Deadline for submission: 02/09/2022

HE3X H 5 B R P

Date and time of submission: 02/09/2022. 19:05:35

T BRI A5 B R S T

The application no. to which the comment relates: Y/YL-MP/6

"REBRA ) ERETE

Ms. Melod
Name of person making this comment: s i

R

Details of the Comment : .

R RN LR EUE S YOR - ERFMEFESERNE/ S DRt —55

e > SBLY/YL-MP 6/7/8 SRERGHIVEHRIE B EA LERS HADS A, R BB i
B | RIS AERAA R H
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{EMP6 A1 MP8 (7 FRME IR - HRAGORERN - 5hE RSB REENR S Y
B RERR BRI - FHIRERERREA T REGEEAR: - SEi k2
IS - SR e LI =TESREE - REDRERM RIS REEE - T —
(B BAOATREIREE — — G BEBARN RN - BISHLHRH R SN —
H iRt R S e e ARt -
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RUALE B 55/ % HR B . Making Comment on Planning Application / Review |
SRR

Reference Number: 220902-19201 6-42547

TR PR

Deadline for submission: 02/09/2022

BT H I B

Date and time of submission: 02/09/2022 19:20:16

RIS 4R

The application no. to which the comment relates: XIYL-MP/6

"RERA L #/4TE

Mr. Aaron BOK
Name of person making this comment: 564 Mr. Aaron

R

Details of the Comment :

TR SRR H SRR — S AR el e

i CALASOR PR - SRR R e — e R
BIRRGAE/\ 5 OrHR T — 25 BRIt - BELY/YL-MP 6/7/8 SRE0 00 S s H AL 1 BRS
HETSH A -

P ERPIER S R R A I R !

TR G RE B AN HE -

BUE TESER ) - RIOVELTRBIS RS, : -

[ |1+ E2 ERE RO R SR R E R et RTINS - R A « 8
TERIAR R - undertake great care to devise a development scheme which respec
t both present and future Planning context for subject site and surroundings | « B EFHH] o

2 » ﬁ%ﬁ%ﬁ%@%@ﬁﬁ&ﬁﬁﬁi&ﬁ%@ﬁﬁﬁaﬁﬁﬁﬁ AR EEERREATR
HEEETEAIRE - SERG e 28 S k0 B /R R B M A B - SRPE R B
GERAE DR=IESREEE  EEERER ERERMREE - 5T IR
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AR /R L R, Making Comment on Planning Application / Review
SELRSR

Reference Number: 221209-143301-10396

SRR

Deadline for submission: 23/12/2022

He3X H R R

Date and time_of submission: 09/12/2022 14:33:01

AR TAR ] R SR ReR

The application no. to which the comment relates: Wl-MEe

"IEERA L AR

Mr. WAI HUNG CHAN
‘Name of person making this comment: FetE Mr

RS

Details of the Comment :
Dear TPB Contact,

[ am very worried about the impact on Kam Pok Road, Fairview Boulevard and Castle Peak Roa
d overloading of this newly applied site during construction or occupancy. Meanwhile, the lack
of public transport facilities and essential stores may affect the residents of Fairview Park.

[n addition, noise and light pollution have a great impact.on surrounding residents,

Based on the above, I sincerely request that you consider not changing the site plan for Residenti|
al Group D to Residential Group C.

Thanks for your consideration in advance and looking forward for your feedback.

Best regards,

Chan Wai Hung

file://vld-egis3-app/Online Comment/221209-143301-10396 Camment V VT _MP na/17M009
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Appendix V-c of RNTPC 13
Paper No. Y/YL-MP/6A

PAIRVIEW PARK PROPERTY MANAGEMENT LTD.
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To : Secretary, Town Pl:mmng Board >
By hand or post:: 15/F, North Point Govcmment Offices, 333 Java Road, Nonh Pomt Hong Kong
By Fax : 2877 0245 or 2522 8426 .-

By e-mail : tpbpd@pland.gov.hk .
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The Estate Owners’Committee of Royal Palms of Phase A
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FAIRVIEW PARK PROPERTY MANAGEMENT ITD.
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[] Urgent [ Return Receipt Requested [ ] sign [l Encrypt [] Mark Subject Restricted [ ] Expand personal&publi

SRFV B B R 3 TE H Y/YL-MP/6 ~ Y/YL-MP/7 B Y/YL-MP/8
10/06/2022 22:44

From: "The Owner's Association of Fairview Park Ltd.
To: "tpbpd@pland.gov.hk'

File Ref:

Wssociation of Fairview Park Ltd."

1 attachment_
=

Letter to 33R @ dd 06.2022 REV 2.pdf

B - EmAREZE B g RE

HFIAREERSECENT AT EREEE » AfEEESE » RMIREWESEEE
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The Owner's Association of Fairview Park Ltd.

Tel I

Emnail: e 1 e e v S = 1
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The Owner’s Association of Fairview Park

R -

25 K BE (tpbpd@pland.gov.hk)

BRI BHEMREEEE Y/YL-MP/6 ~ Y/YL-MP/7 & Y/YL-MP/8
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[] urgent [] Return Receipt Requested [ Sign [_] Encrypt [] Mark Subject Restricted [ ] Expand personal&publi
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LR B R/ iR B B Making Comment on Planning Application / Review

Reference Number: 221006-142556-56987

PRSP

Deadline for submission: 14/10/2022

$E3T H HH B

Date and time of submission: 06/10/2022 14:25:56

75 [BRIR A R iR Y/YL-MP/6

The application no. to which the comment relates:

"RERREA L BRI

Mr. Chan Chi h
Name of person making this comment: 5G4 Mr. Chan Ching wa

ERFE

Details of the Comment :
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Py lG G ey = Makiﬁg Comment on Planning Application / Review
- BRI

Reference Number:

230323-105348-18037

HR3Z R

Deadline for submission: 24/03/2023

AT H 1 B R

Date and time of submission: 23/03/2023 10:53:48

BRI AR B R S AR SR

The application no. to which the comment lelates Y/YL-MP/6

TRERA 24558

= Mr. Chan Chi h
Name of person making this comment: 564 Mr. Chan Ching wa

B

Details of the Comment :

| [BAMIE

FRA7A B AR AERG FESE Yau Pok Road RMIEREEELRE5005K » ERAKANILRE mERFER -
R T RSB E AR S TRRE |

E gﬁaﬁﬁé&gﬁﬁiﬁﬁﬁ SHERA (2022485 H19H $§ﬁﬁé@>ﬁﬁﬁ&§f§l@$@z¥
TCEHIIMEESE REREE

1Y)
5 46 B 0 4R T 2 R T A T RS ﬁ!ﬂ%’ﬁiﬁ
https://www.hkO01. com/aﬁ1cle/772203 utm_source=01appshare&utm medium=referral

2)
DISEIENY M AT B E AR » R AT RS S R AR
RYER - SEERAERRER - RAE » B =T FRMEENEWLRE] - &
AR ASARLSOE BN R PR - BRIV R AT AR » RN S
46 0 BT EIRMAYEEY o BLEAM BT R LARGE A AREBERAIRT » TERRACE
% TR ISR SRR T TRV S -

202145E12 A2 AR & 7 RMORE: - 2022486 H 1 HEEHET - BkEABxRE
%ﬂi‘-ﬂ_’. » BOREERH E BRE - BHRIEERIRRN » DURARHAE (b5 TR R S
TR 0 20214E12 F31 HEIRT A LR | M =Eh— SRt g s

B SRR RY (TSRS ) SealERayso L FResy - Bl e
RIE AL B AU ~ AN A2 ST 2 S BT EAME 140D BRI EE » DIRS
5 RS EHUHESS ) A B E BRI S AR DRI RT -

RAPHERENE S EHEEN R ? BAEFEI0FTBRERE (RiBms) 8 7ﬁi
TIEEEEERENES ) o JEEERERORRE o SRR AR - EEIABRE
LR RE AR - ARSI ATASE - BA20226 - TRRE NEAMK

Filallald amin? anealMalica MAcieaawdI20272 1NEYA0 10NYT Moo cca X7 XIT A AT AN 1A IAAAA



PEMS Comment Submission Page 2 of 2

I@%ﬁmﬂﬂ'rﬁﬁﬁJﬁkmﬁm%r%ﬁﬁéﬁﬁJ'EEAM%FE%J%F
TEHE B TS 2 T R SR, o

MBI E FEREE

SRR TEHEDH BRI L AT s E S A » ﬁél??ﬁ+$mmm%ﬂﬁ B
TERK BT » FRRE SRR KT - BRI AR S, o B PR20164F
R T Ry EETE B ] PLOFERIETE 7 AR HIE FEREE R - R EAEERAE - BURF
IREERBUTEUR A 0VEME - AR TR B Oy RSN (254 Rery BATETR
L 7 LR BN B R R A AR R 1S 7

R AR RHERE L AR R - SEHEBN AL » M8E
Z T AR RS B AR R EIER T - IS EAER - B S BEBUNOEEX
'gﬁ%%%K%@%J%%%ﬁ’%%éﬁﬁﬁm%ﬁéﬁﬁﬁ%¥ﬁﬁﬁ’%ﬁﬁi
AT BB PRI R 52 38AE - 19504FERE - B A0 » £5BEE - R 1978
FEUCERRE - RS HAREE BN - BECHSHAEe - ERAERD 0 B
EEE R SEN AR - HdUESREEREE—E  BR—EEETE -
SEAFERREEN R BONEIER - 19926EBF A (RIEHERRIAL) 200045485,
EREAFTET + 20044E5TE (S BURMIRIE TIRRE) » BRI AHDRIREE » A
TERT-E PR E R - 20128+ /\KREILT TG d RS BRRES  » TR
B ARSI » S AR ERETIEE | BRI EKE - G SR
i~ BHEGR - SRR ES o DR MR R KB RS S E B - 2018
TR EERESEEAE AT L SRS IVERE T aE
AR iSRS E RERT - THESSERES ) (1) -20214838 (M
FIRED) "FERBEE, N TAERECHER ) EEVE TReEN ZAT - X
2HEREERRER  BeEEDERIEAE » BRAONEEEREY — (5
2) o

FEEMEEERT @ BT RGRE: - BE=RENEE -

— ~ 20184F4 B A= RREEBEERARAY » R T IR EIRE - ERAIRERE ~ Wbk~ 3T
S~ SRRV REOREE - IR AR R R AT S AR -

— 20187 B I4E ERBe R HE (53)  BTEEER > BT b - Bk
MR RERGREN "RREXREEE | 4 SEREEEE » EE et -
EE B R

(http://www.facebook.com/SundayMingpao

file://pld-egis3-app/Online Comment/230323-105348-18037 Comment Y YL-MP ... 23/03/2023



2021710415  11:12 (FAX) P.002/002
2B ANET O Appendix V-d of RNTPC

ZA2E 3 Y Paper No. Y/YL-MP/6A

£, | Wowm o E R R g 30

ki :
suss | ~§m ‘. SAN TIN RURAL COMMITTEE
I

RN

RiTER ;
¥R N .
X i . . .

e weok (RERHBXMA)
BB

E RHAME S Htsh TEE(TR) ) eAusls

R iR By TEE(RBOL ) AR EEITER R T R R

;Eg (% 4 5 Y/YL-MP/6)
TRk .
nas FHAT 4 BT A% B S S0 I8 B TS S EARAS ST S8 3, 000 8 b
28  REREEA  PEMFHFATRANINER  YFEROBEL K #

iig mfﬁ‘?ﬁ‘fﬁ:?ﬁtilﬂﬁiﬂ?ﬁ‘l/ﬂ MP/6 % S Ath 3630 > M SR F & it

x&% N
b3 -3 i‘-
XA

xB$ ~’ 1. EuifE € &®HE 131, 380 F- K &) 9 BHig iy X488 3, 090 A2 ¥

x;# ; o BEARBHSEREA RAEGHET K LB FFAF X
£S 31 !

il Iy
(]

I—W‘;—.‘u?
55
.,W

P A

S Ton o n?

PO

LB MAMBERAE RO Y A EVYRROREREEMRL Lk P
§§$ . HATRBEFRAMABAREHNYADEME TiH - HBRESL FTK

HEEARENAR Gt EL YT RRTEHGHR BB ELE

A \H ' . ‘
ao L MEHRARGL LN AMFERTRNUAE R E AR
i HBRAZHH -
ais 0 2 DMERSEATEEARRRER ML SR EEERRAAT

. A BEREBELRFW - | |

8 i M ARG RS, 830 F BT L3k 0 B RAIKT AR M 2, 100
ks FHK PR ANELEARABMIS R 8,830 5 KA 2 4o
<% P REORBRRTLIRLS FEOFREERR -

#
ana
Pt
RX %
rEX
KERAF
BEAE

g LA S SR
o
-

N

TP ARV ERER RAEE R Hﬁﬁ*ﬂﬂ?&%ﬂ/ﬁﬁé@i
BASE AERHAMRE FH -

phER |
W RBER | .

KHRE
W &
B
RRE

o AT N RS T Tty LA

FENEEIIE SOCTRS TR

2021 10 A 13 8



307 Fife

s B ER/ %R H S R Making Comment on Planning Application / Review
S IEEE

Reference Number:

211013-145720-04166

SRS PR

Deadline for submission: 15/10/2021

$E3T H HA B R

Date and time of submission: 13/10/2021 14:57:20

7 BRAYAR B E SR R SR

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

MERRA L /2T - - JotE Mr. FTHISMEBEEE
Name of person making this comment: g

BRI

Details of the Comment :
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11

FEEE & 5/ AR B B Making Comment on Planning Application / Review
SEER '

Reference Number: 21‘1006—213734—79662

HEA IR

Deadline for submission: 15/10/2021

$AT R R R

Date and time of submission: 06/10/2021 21:37:34

7 BRI AH B FH 5 e
The application no. to which the comment relates: Y/YL-MP/6

MIRERA ) ERETE 44 Mr. Daniel K.H. CH
Name of person making this comment: AM

BREFE

Details of the Comment :

[ refer to the application : Y/YL-MP/6 ,please be informed that after consult the local residents if

n the vicinity of the application site, I strongly object on the application for the following reason
g:

(1) There is no acceptable justification to re-zone the subject site from R(D) to R(C)1, all the de
velopments in the vicinity (including Fairview Park, Palm Springs and Villages) are low density
(the zoning are R(C), R(D) and V). Increase the plat ratio from 0.2 of existing R(D) zone to 2 is
considered too excessive, and any development in that parameter is not compactable to the land

use in that area in the OZP. It is not in harmony and in line with the developments in the vicinit

y. Increase the building high from 3 storeys to 23 storeys (79.9 mPD) is considered too excessiv '
e, and it is visually intrusive from the vicinity as shown in the photo images provided by the app
licant. The proposed development is considered incompatible with the surrounding land uses wh
ich are predominated by low-rise and low-density residential dwellings/village houses and unuse
d/vacant land.

I(2) The site is adjacent to valuable wetland with distinct and valuable ecological values. The dev
elopment of 23 storeys proposed by the applicant is considered too excessive and will affect the

ecological values of the nearby wetland area. The proposed development in the re-zoning applic
atjon is against the planning intention and direction mentioned in the Explanatory Statement.

(3) Piecemeal re-zoning without overall study and review of other zoning in the OZP will jeopar
dize the long-term planning and land use in this and other sensitive and low-rise development ar
eas in this OZP. Extensive development will jeopardize the conservation value of the nearby wet
land and its vicinity. There are valuable wetlands with distinct and valuable ecological values in
the adjacent areas and the wetland nearby; the re-zoning application has not addressed these issu
es to a satisfactory level.

(4) The additional traffic generated from the development will affect the traffic volume of Fairvi
ew Park Boulevard (if the owners of Fairview Park allow the residents of the new development t
o use that road - which is unlikely to be happened) which is a private road and subject to numero| -
us complaints from the residents of Fairview Park on the additional traffic generated by develop
ments (both authorized and unauthorized developments) in the vicinity. Without the consent of a

Fila/lnld anic ann/MNnlina Cammment/D 1T TANA DI T12TAATOAARD Camment V. VT NP nN7/10M7001



PEMS Comment Submission . Page 2 of 2

11 the owners of Fairview Park, the proposed development is not allowed to use that private road
and all the new traffic will be diverted to the junction of Castle Peak Road.

|(5) The critical junction at Fairview Park round-about will be overloaded and the additional traff
ic'generated by the 597 vehicles in the proposed site will further deteriorate the adverse traffic at
Pok Oi Round-about.

{(6) Kam Pok Road is a narrow road with junctions at Castle Peak Road and Fairview Park Boule
vard, the traffic generated at peak hours will seriously affect the traffic at both junctions and it is
lexpected that there will be many complaints from the residents nearby in the future, Transport D
epartment will be blamed if the new traffic generated by the new development deteriorates the ¢
urrent traffic situation in that area and in Pok Oi Round-about in the future.

|(7) The application site falls within Deep Bay Buffer Zone 2 and the proposed development can
not meet the "Town Planning Board Guidelines for Application for Developments within Deep
Bay Buffer Zones" in that:

|i ) There is insufficient information in the submission to demonstrate that the proposed
development will have insignificant impacts on the environment, ecology, sewerage and traffic i
n the area including the Mai Po Nature Reserve and Inner Deep Bay; the development will affec
t the existing wetland and fish ponds in the vicinity; and there is insufficient information in the s
ubmission to demonstrate that the proposed development will not have adverse impacts on the e
cology in the area including the Mai Po Nature Reserve and Inner Deep Bay area.

(8) The approval of the application will set an undesirable precedent for similar applications in t
his ecologically sensitive area. The site on the other side of Yau Pok Road ( TPB approval on re

sidential development in “REC” zone with a plot ration of 0.2 and 3 storeys) and the R(D) site at
its south-west direction (Kam Pok Road and Ha San Wai Road- P.R. 0.2 and 3 storeys) will appl
y for increase of Plot Ratio and building height if this application is approved. Any additional de
velopment apart from the original planning intension will further deteriorate the traffic, sewage,

visual, land use compatibility of the area. It will set a very undesirable precedent case for similar
lapplication in this area in the future.

|(9) TPB has approved 5 planning applications on the application site, with planning intention of
P.R.0.2 and 3 storeys. From the deliberations of the RNTPC, the planning parameters and intens
ion of the site under the current OZP were considered appropriate and suitable. The previous ap
provals conformed with the OZP restrictions and were in line with the planning intention of the

“R(D)” zone (which is primarily for improvement and upgrading of existing temporary structur
es within the rural areas through redevelopment of existing temporary structures into permanent
buildings and for low-rise, low-density residential developments subject to planning permission
from the Board). Any approval of re-zoning to the requested planning parameter would jeopardi
ze the planning intention of the whole area.

(10) The proposed Ngau Tam Mei Rail Station is on the other side of San Tin Highway, develop
ment of high intensity should only be restricted to the other side of San Tin Highway, with is wit
hin the catchment of proposed Rail Station in the future.

M B A | #:42/4F% Name of person/company making this comment :
Daniel K.H. CHAM (Chairman, Tin Shui Wai South Area Committee/ Member, Election
Committee)

file://pld-egis3-app/Online_Comment/211006-213734-79662_Comment_Y_YL-MP_... 07/10/2021
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tpbpd@pland.gov.hk

B R SRR R e R PR 2
SRS 2021410B06 HEHI= 21:35

et & . tpbpd@pland.gov.hk

*5E: Representation on Y YL MP6

fi - Representation on Y_YL_MP6.docx

Dear Sir,

Attached is my representations on Y/YL/MP/6.
Please acknowledge receipt of the documents
Regards

Daniel Cham
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Comments on Planning Application

Yy wipf 6

A Z AR AR & ZE4R5E Reference No. NAFENTITG
For Official Use Only 5%l H #H Date Received

HERR | RRAMEREENEEHIRERR DR REZEE@E A e -
Important Note : The comment should be made to the Town Planning Board (the Board) before
the expiry of the specified statutory period.

BRI AR RS -
B RIE SN AL AR 333 SRIEABT S E 15
{HEL : 2877 0245 5, 2522 8426

TS 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

EREFRBEEH4E5: The application 10, to-which fhie comment relites
BEREEE WEFRE  FEHEH)

Details of the Comment (use separate sheet if necessary)

| refer to the application : Y/YL-MP/6 ,please be informed that after consult the local residents
in the vicinity of the application site, | strongly object on the application for the following reasons:

(1) There is no acceptable justification to re-zone the subject site from R(D) to R(C)1, all the |
developments in the vicinity (including Fairview Park, Palm Springs and Villages) are low density
(the zoning are R(C), R(D) and V ). Increase the plat ratio from 0.2 of existing R(D) zone to 2 is
considered too excessive, and any development in that parameter is not compactable to the
land use in that area in the OZP. It is not in harmony and in line with the developments in the
vicinity. Increase the building high from 3 storeys to 23 storeys (79.9 mPD) is considered too
excessive, and it is visually intrusive from the vicinity as shown in the photo images provided
by the applicant. The proposed development is considered incompatible with the surrounding
land uses which are predominated by low-rise and low-density residential dwellings/village
houses and unused/vacant land.

(2) The site is adjacent to valuable wetland with distinct and valuable ecological values. The
development of 23 storeys proposed by the applicant is considered too excessive and will affect



the ecological values of the nearby wetland area. The proposed development in the re-zoning
application is against the planning intention and direction mentioned in the Explanatory
Statement.

(3) Piecemeal re-zoning without overall study and review of other zoning in the OZP will jeopardize
the long-term planning and land use in this and other sensitive and low-rise development areas
in this OZP. Extensive development will jeopardize the conservation value of the nearby
wetland and its vicinity. There are valuable wetlands with distinct and valuable ecological
values in the adjacent areas and the wetland nearby; the re-zoning application has not |
addressed these issues to a satisfactory level.

(4) The additional traffic generated from the development will affect the traffic volume of Fairview
Park Boulevard (if the owners of Fairview Park allow the residents of the new development to
use that road - which is unlikely to be happened) which is a private road and subject to
numerous complaints from the residents of Fairview Park on the additional traffic generated
by developments (both authorized and unauthorized developments) in the vicinity. Without
the consent of all the owners of Fairview Park, the proposed development is not allowed to
use that private road and all the new traffic will bg diverted to the junction of Castle Peak Road.

(5) The critical junction at Fairview Park round-about will be overloaded and the additional traffic
generated by the 597 vehicles in the proposed site will further deteriorate the adverse traffic
at Pok Oi Round-about.

(6) Kam Pok Road is a narrow road with junctions at Castle Peak Road and Fairview Park Boulevard,
the traffic generated at peak hours will seriously affect the traffic at both junctions and it is
expe_cted that there will be many complaints from the residents nearby in the future, Transport -
Department will be‘ blamed if the new traffic generated by the new development deteriorates
the current traffic situation in that area and in Pok Oi Round-about in the future.

(7) The application site falls within Deep Bay Buffer Zone 2 and the proposed development cannot
meet the "Town Planning Board Guidelines for Application for Developments within Deep Bay
Buffer Zones" in that:

(i) Thereis insufficient information in the submission to demonstrate that the proposed
development will have insignificant impacts on the environment, ecology, sewerage and
traffic in the area including the Mai Po Nature Reserve and Inner Deep Bay; the
development will affect the existing wetland and fish ponds in the vicinity; and there is
insufficient information in the submission to demonstrate that the proposed
development will not have adverse impacts on the ecology-in the area including the Mai

Po Nature Reserve and Inner Deep Bay area.

_2-
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(8) The approval of the application will set an undesirable precédent for similar
applications in this ecologically sensitive area. The site on the other side of Yau Pok Road
( TPB approval on residential development in “REC” zone with a plot ration of 0.2 and 3
storeys) and the R(D) site at its south-west direction (Kam Pok Road and Ha San Wai
Road- P.R. 0.2 and 3 storeys) will apply for increase of Plot Ratio and building height if
this application is approved. Any additional development apart from the original
planning intension will further deteriorate the traffic, sewage, visual, land use
compatibility of the area. It will set a very undesirable precedent case for similar
application in this area in the future.

(9) TPB has approved 5 planning applications on the application site, with planning intention of
P.R.0.2 and 3 storeys. From the deliberations of the RNTPC, the planning parameters and
intension of the site under the current OZP were considered appropriate and suitable. The
previous approvals conformed with the OZP restrictions and were in line with the planning
intention of the “R(D)” zone (which is primarily for improvement and upgrading of existing
temporary structures within the rural areas through redevelopment of existing temporary
structures into permanent buildings and for low-rise, low-density residential developments
subject to planning permission from the Board). Any approval of re-zoning to the requested
planning parameter would jeopardize the planning intention of the whole area.

(10) The proposed Ngau Tam Mei Rail Station is on the other side of San Tin Highway, development
of high intensity should only be restricted to the other side of San Tin Highway, with is within
the catchment of proposed Rail Station in the future.

MEER A | #44/4%% Name of person/company making this comment
Daniel K.H. CHAM _(Chairman, Tin Shui Wai South Area Committee/ Member, Election

Committee)

%2 Signature ﬂ HHH Date : 6™ October, 2021
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LR SR/ % PR R R, Making Comment on Planning Application / Review
SRR

Reference Number: 220601-141909-71317

PEACFRIA
Deadline for submission: 17/06/2022
FEAZ H HH B ‘ e
Date and time of submission: 01/06/2022 14:19:09
ﬁﬂﬁﬂ’ﬂiﬂ.ﬁﬂ%%‘%ﬁﬁ ; Y/YL-MP/6
The application no. to which the comment relates:
TREERA ) #2/TE ) 54 Mr. Cham Ka Hung
Name of person making this comment: Daniel, BBS MH BH JP

ERFE

.Details of the Comment :

[ refer to the application Y/YL-MP/6 and the further information submitted on 18-5-2022, pleas
e be informed that after consult the local residents in the vicinity of the application site, I strongl
y object.on the application for the following reasons:

(1) TPB has approved 5 planning applications on the application site, with planning intention of
P.R.0.2 and 3 storeys. From the deliberations of the RNTPC, the planning parameters and intens
ion of the site under the current OZP were considered appropriate and suitable. The previous ap
provals conformed with the OZP restrictions and were in line with the planning intention of the

“R(D)” zone (which is primarily for improvement and upgrading of existing temporary structur
es within the rural areas through redevelopment of existing temporary structures into permanent
buildings and for low-rise, low-density residential developments subject to planning permission
from the Board). Any approval of re-zoning to the requested planning parameter would jeopardi
ze the planning intention of the whole area.

|(2) The application to release the restrictions in this sensitive area has encourage for developers il
n the vicinity, including the site at the North East of the application site (Yau Pok Road, which i
s REC Zone and the development was previously approved by RNTPC with PR of 0.4), and the
site at Kam Pok Road [R(D) site at the South of the site, and the development was approved by
RNTPC before], to plan and to submit applications to increase the PR, building height and other
development parameters. A good example of this argument is that developer has already submitt
ed S12. application for re-zoning the site at the South West of the application site (Yau Pok Roa
d, application Y/YL-MP/7) with a PR 0f 1.203 with development of 16 storeys and 1228 flats, w
hich is the 1/4 of the flats of Fairview Park; the total flats of both Y/YL-MP/7 and Y/YL-MP6 ar
[e 4318, which is almost equal to the 86% of total number of 5024 flats at Fairview Park. The inc
rease in development parameters along Kam Pok Road and Yau Pok Road will deteriorate the w
[etland conservation of the Deep Bay Area.

(3) There is no acceptable justification to re-zone the subject site from R(D) to R(C)1, all the de
velopments in the vicinity (including Fairview Park, Palm Springs and Villages) are low density
(the zoning are R(C), R(D) and (V). Increase the plat ratio from 0.2 of existing R(D) zone to 2 is
considered too excessive, and any development in that parameter is not compactable to the land
use in that area in the OZP. It is not in harmony and in line with the developments in the vicinit

file://nld-egis3-app/Online . Comment/220601-141909-71317 Comment ¥V YT .-MP N1/06/2079
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y. Increase the building high from 3 storeys to 23 storeys (79.9 mPD) and 3090 flats are conside
red too excessive, and it is visually intrusive from the vicinity as shown in the photo images pro
vided by the applicant. The proposed development is considered incompatible with the surround
ing land uses which are predominated by low-rise and low-density residential dwellings/village
houses and unused/vacant land. ' - :

(4) The site is adjacent to valuable wetland with distinct and valuable ecological values. The dev
elopment of 23 storeys proposed by the applicant is considered too excessive and will affect the

ecological values of the nearby wetland area. The proposed development in the re-zoning applic

ation is against the planning intention and direction mentioned in the Explanatory Statement.

(5) The layout of the development being surrounded by the proposed high towers will increase t
he bird-window collision risks as well as lead to habitat fragmentation that reduces the ecologica
| carrying capacity, and degrade the ecological function of the area. '

(6) The Site, adjacent wetland and ponds are utilized by wetland-dependent birds and is connect
ed with the wetland ecosystem in Deep Bay. The large-scale residential development will result
in irreversible loss of wetland and disturbance impact (e.g., human activities, light glare, noise) t
o the nearby wetland habitat. It fails to comply with the “no-net-loss in wetland” principle.

(7) The application site falls within Deep Bay Buffer Zone 2 and the proposed development can
not meet the "Town Planning Board Guidelines for Application for Developments within Deep
Bay Buffer Zones" in that:

(i ) There is insufficient information in the submission to demonstrate that the proposed _
development will have insignificant impacts on the environment, ecology, sewerage and traffic i
n the area including the Mai Po Nature Reserve and Inner Deep Bay; the development will affec
t the existing wetland and fish ponds in the vicinity; and there is insufficient information in the s
ubmission to demonstrate that the proposed development will not have adverse impacts on the e
* |{cology in the area including the Mai Po Nature Reserve and Inner Deep Bay area.

(ii) In addition, development proposal in the Deep Bay Area should adopt the principle of “no-n
et loss in wetland” which may refer to both loss in ‘area’ and ‘function’. This is to ensure that th
ere will be no decline in wetland or ecological functions served by the existing wetland within thy
e Site. The proposed development would lead to a substantial reduction of the wetland area.

(8) approving the application would set an undesirable precedent for similar applications for larg
e-scale development in this ecological sensitive area. In addition, as landscape changes includin
g vegetation and wetland clearance were seen at the Site. Any additional development apart fro
m the original planning intension will further deteriorate the traffic, sewage, visual, land use co
mpatibility of the area.

(9) Piecemeal re-zoning without overall study will jeopardize the long-term planning and land u
se in this and other sensitive and low-rise development areas in this OZP. Extensive developmen|
t will jéopardize the conservation value of this site and the ponds and wetland with valuable ecol
ogical values in its vicinity. The re-zoning application has not addressed these issues to a satisfa
ctory level. ‘

(10) The additional traffic generated from the development will affect the traffic volume of Fair
view Park Boulevard (if the owners of Fairview Park allow the residents of the new developmen

rous complaints from the residents of Fairview Park on the additional traffic generated by devel
opments (both authorized and unauthorized developments) in the vicinity. Without the consent o
f all the owners of Fairview Park, the proposed development is not allowed to use that private ro

file*//nld.zoig3-ann/Online Comment/220601-141909-71317 Conmurent Y YL—-MP"... 01/06/2022 * -

t to use that road=which-is-unlikely to-be happened) which is a private-road-and subjeet-to-numef-|———
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333 .
ad and all the new traffic will be diverted to the junction of Castle Peak Road. .

(11) The critical junction at Fairview Park round-about will be overloaded and the additional tra
ffic generated by the 597 vehicles in the proposed site will further deteriorate the adverse traffic
at Pok Oi Round-about.

(12) Kam Pok Road is a narrow road with junctions at Castle Peak Road and Fairview Park Boul
evard, the traffic generated at peak hours will seriously affect the traffic at both junctions and it i
s expected that there will be many complaints from the residents nearby in the future, Transport

Department will be blamed if the new traffic generated by the new development deteriorates the
current traffic situation in that area and in Pok Oi Round-about in the future.

(13) The proposed Ngau Tam Mei Rail Station is on the other side of San Tin Highway, develop
ment of high intensity should only be restricted to the other side of San Tin Highway, with is wit
hin the catchment cf proposed Rail Station in the future.

(14) TPB has received 8 re-zoning applications in recent months in Nam San Wai, Mai Po and
[Ngau Tam Mei OZP, with proposed 23,700 flats. Approval of this application will encourage m
ore and more intensive development application which will affect the whole area without long te
rm comprehensive studies. The planning parameters and intension of the site under the current O
ZP were considered appropriate and suitable. Any approval of re-zoning to the requested planni
ng parameter would jeopardize the planning intention of the whole area.

Daniel K.H. CHAM (Chairman, Tin Shui Wai South Area Committee/ Member, Election
Committee) '

file://nld-ecis3-ann/Online .Comment/220601-141909-71317 Comment V. VI _MP N1 /0AD0A79
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To : Secretary, Town Planning Board

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

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

.. AMOHIBIERBHES? The application no. to which the comment relates
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Appendix V-e of RNTPC
Paper No. Y/YL-MP/6A

tpbpd@pland.gov.hk 308
B EAP KFBG <eap@kfbg.org>

BB 202146108 15H 218 F 15:29

Weftk: tpbpd@pland.gov.hk

x5 KFBG's commenits on Y/YL-MP/6

3 42 211015 s12a MP 6 a.pdf

Dear Sir/ Madam,

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

Best Regards,

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden
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The Secretary,

Town Planning Board,

[ 5/F, North Point Government Offices,
333, Java Road, North Point,

Hong Kong.

(Email: tpbpd@pland.gov.hk)

15th October, 2021. By email only

Dear Sir/ Madam,

To rezone the application site from " Residential (Group D)" to

"Residential (Group C) 1" and amend the Notes of the zone applicable to the site

(Y/YL-MP/6)

. We refer to the captioned.

2. The gist of this application states that the site will be located in “just 860 m away from
Ngau Tam Mei Station in just over a decade s time® (remarks: Ngau Tam Mei (NTM) Station
is a proposed MTR station under the Northern Link (NOL) project), and the Supporting
Planning Statement for this application also indicates that the site is about 1.5 km from the
proposed San Tin Station which would be within the proposed *San Tin/ Lok Ma Chau
Development Node’. However, we would like to remind the Board that the site is neither
within the proposed San Tin/ Lok Ma Chau Development Node boundary nor the *San Tin
Technopole” boundary recently proposed in the Northern Metropolis Development Strategy
report' under the 2021 Policy Address. In fact, San Tin Highway and Castle Peak Road are
located in between the application site and the proposed NTM Station. At present, although
there are footpaths (passing under the San Tin Highway) connecting the NTM area to the
Chuk Yuen Tsuen area (i.e., the village adjacent to the application site), vehicles can only
reach the NTM area from the site by first travelling at least several hundred meters southward
to the Fairview Park roundabout. or even a longer distance to the junction between Castle

Peak Road and San Tam Road, and then accessing the former area through San Tam Road.

"hitps://www.policyaddress.gov.hk/202 1 /eng/pdf/publications/Northern/Northern-Metropolis-Development-Str
ategy-Report.pdf
b RTINS RN

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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3. While the site is not within the aforementioned planned development areas nor adjacent
to any proposed MTR Station, we would also like the Board to note that the application site is
at present largely within Wetland Buffer Area (WBA), which is primarily delineated to buffer
the sensitive and internationally important Deep Bay wetlands?, and, indeed, the site is now
just located less than 170 m from the Wetland Conservation Area® (WCA; see Figure 1).
Furthermore, the site is also just located less than 930 m from the *“Mai Po Inner Deep Bay
Ramsar Site’ (see Figure 2), which is recognised as a wetland of international importance and
was designated under the intergovernmental treaty — Ramsar Convention, in 1995, The NTM
and San Tin Stations are yet to be built. But, important wetland areas (e.g., WCA, NTM
Drainage Channel (NTMDC, see later explanation)) are already located close to the
application site. Indeed, we would also like the Board to ask relevant authorities and/ or the
applicant as to whether there will be a new carriageway to facilitate the movement of vehicles
(e.g., shortening the travelling distance) between the proposed development (with 3090 flats
and 100 beds in RCHE) and the proposed NTM Station, in the future.

4. Now, the site and its surroundings mainly comprise grassland/ shrubland and low-rise
structures/ buildings (e.g., 3-storey village houses in Chuk Yuen Tsuen, low-rise houses in
Fairview Park and associated low-rise structures). There are no existing high-rise buildings/
structures in the close vicinity of the site and its immediate surroundings. On-site photos
showing the site and its surroundings are shown in Figure 3. Although the proposed building
height can reach 79.9 mPD (23 storeys) under the current application, the Supporting
Planning Statement (Section 7.13) states the following:

"o The scale of the development ... ... is considered not incompatible to the surrounding
environment. The design of the Indicative Development Scheme can enhance the visual
interest of the currently monotonous and derelict assessment area... ... heavy-standard
compensatory planting will help to integrate the development with the surrounding
landscape. Not least, the proposal is compatible with the existing visual composition

whilst introducing a desirable visual contrast for the area... ...

...... While the overall visual impact of the project may be considered as slightly adverse
in comparison to the existing site condition... ...the proposed development is considered

to bring positive contribution to the evolving visual character of the area which is close

to the future development node of the NOL at Ngau Tam Mei with the employment of

2 https://www.info.gov.hk/tpb/en/forms/Guidelines/pg12¢_e.pdf

FEHEMARXE KSR
Lam Kam Read, Tai Po, New Territories, Hong Kong
Email: cap@kfbg.org
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green infrastructure and well-landscaping.”

5. While we cannot quite understand how the application site can be considered to be
‘close to” the future “development node of the NOL at NTM’, we would like to again point out
that the site is now located less than 170 m from the WCA and next to wetland habitat of
moderate ecological importance (i.e., NTMDC: see later explanation). Also, we would like
the Board to look at the photomontage extracted from the gist and reproduced in Figure 4 of
this letter, as well as the on-site conditions as shown in Figure 3. We urge the Board to
consider whether the proposed development, with 10 high-rise blocks ranging from 16 to 23
storeys and several blocks from 3 to 5 storeys, can be considered to be compatible (or “not
incompatible™) with the existing surroundings, and whether the addition of trees or plantings
could help to integrate the proposed high-rise blocks (i.e.. max. 23 storeys) with the
surroundings.

6. The NTMDC next to the application site is considered to be a habitat of moderate
ecological importance by the Ecological Impact Assessment (EcolA) submitted for the
application: 28 bird species of conservation concern/ wetland dependent bird species have
been recorded in this channel, including the globally Endangered Black-faced Spoonbill?
(BFS: maximum count: 30 individuals). Indeed, according to the EcolA (flight-line survey).
BFS has even been recorded flying over the application site. The EcolA (Sections 7.2.7 and
7.2.8.3) for this application, however, mentions the following:

‘... Higher abundance of wetland-dependent species including Black-faced Spoonbill
were recorded in NTMDC during low tide (Table 5), particularly in dry season... ... It
should be noted that the concrete lined bed (average width of 30 m) of NTMDC is
located about 4 to 6 meters lower than Kam Pok Road. The grasscrete embankment of
NTMDC, as well as the existing roadside tree planting, have already provided a certain
level of screening, which limits disturbance to waterbirds utilizing NTMDC. The current
vehicle use and recreational activities (including vehicle use of Kam Pok Road
commuting between Castel Peak Road and open storage areas close to Fairview Park,
and resident use of Yau Pok Road and cycle track) have not imposed significant impact
to waterbirds utilizing NTMDC. Some waterbirds, including Black-faced Spoonbills
Jorage within sight of the Castel Park (Peak) Road, which is subject to very high levels of

usage......

" https://www.iucnredlist.org/fi/species/22697568/119347801

B A A KM AR
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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<. .. Traffic peak hours rarely coincide with peak bird activity (i.e. early morning or low
tide). In addition, the proposed residential development will be further separated from
Kam Pok Road and NTMDC by the proposed landscape area distancing traffic within
the development from the NTMDC, therefore, the increased traffic flow caused by the
proposed residential development is not predicted to impose significant additional
impact on waterbirds utilizing NTMDC.  Therefore, the disturbance impacts during

operational phase would be of low magnitude .. ..

...... Compared to the construction phase, noise impacts during the operation of the
development would be considerably reduced. At this time the main source of
disturbance would be from the increased glare as a result of lighting during the night
time and the increased human population in the area, potentially leading to increased
disturbance to nearby habitats. However, as discussed in Section 7.2.7 above,
waterbirds in NTMDC' and other wetlands in AA are already habituated to relatively
high levels of human activity compared to other wetlands in Hong Kong, therefore, the
increased in human activity within the Application Site and the adjoining public roads
(i.e. Kam Pak Road and Yau Pok Road) is quantitative only (resulting from an increase
in frequency of human activity) rather than a qualitative change (as would arise if
human activity were to be newly introduced to a previously undisturbed area). In
addition, since the Application Site is situated closed to existing residential
developments and extensive existing artificial lighting (such as road lights for the Kam
Pok Road and nearby villages), nocturnal species would have already adapted to the
environment or otherwise avoided the area. No significant additional glare impact is
predicted. In the absence of mitigation measures, the disturbance impact on bird species
of conservation importance during the operational phase is predicted to be of Low
Significance... ... ’

Regarding the above, in addition to glare, we would like the Board to consider whether

the population/ activities in the proposed development would produce noise (e.g., through

driving, public activities). We would also like the Board to look at Figure 4 of this letter

again (the photomontage for this application); then we urge the Board, after liaising with

relevant authorities/ parties. to consider whether existing and/ or future (e.g.., proposed) tree

planting/ landscaping features can effectively screen off the disturbance (such as noise and

light) from the proposed development (max. 23 storeys). While the vegetation may be able to

screen off “glare” along the road to a certain extent. can the trees/ plantings screen off the

noise generated from the road and activities within the proposed development? Can the

AR SR N k8 A B
Lam Kam Road, Tai Po, New Territories, Hong Kong
Emaill: eap@kfhg.org
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additional *glare’ caused by the proposed high-rise blocks (like those shown in Figure 4) be
effectively screened off by the plantings/ trees? Most importantly, we urge the Board to
seriously consider, after consulting relevant authorities and looking at Figure 4 (and Figure 3
as well), as to whether the Kam Pok Road and Yau Pok Road sections as well as the
pedestrian roads and cycle track next to the application site are, at present. heavily used by
vehicles/ pedestrians/ cyclists; in other words, are these sections/ areas heavily disturbed by
*high levels of human activities’ now? Alternatively, would the future residents/ visitors of
the proposed development greatly change the disturbance level (not only frequency but also
intensity) and significantly increase the potential disturbance impact (e.g.. through “resident
use’) on the NTMDC as compared to the current situation? We would like to remind the
Board that the proposed development would introduce 3090 additional residential units (plus
100 beds in RCHE) into this locality; according to the sewage impact assessment for this
application, the estimated residential population of the proposed development would be 8343.

8. As shown above, the EcolA mentions that BFS could be observed foraging within sight
of the Castle Peak Road, which is subject to high level of usage. However, has the EcolA
demonstrated how many BFS were observed foraging “within sight of Castle Peak Road’. and
how close were these birds to Castle Peak Road? We urge the Board to liaise with relevant
authorities as to whether a map has been used to illustrate the distribution of wetland birds of
conservation importance within the assessment area in the EcolA, and also urge relevant
parties to explain how close the above observation was to Castle Peak Road, and the general
distribution of waterbirds in NTMDC. If Castle Peak Road is subject to high level of usage as
claimed, we urge the Board to seriously consider whether Kam Pok Road and Yau Pok Road
sections next to the application site would be at the same level of usage, and also whether
Castle Peak Road is frequently used by pedestrians at present (which is one of the main

sources of disturbance) (see Figure 3).

9.  The EcolA also claims that, as shown above. ‘waterbirds in NTMDC and other wetlands
in AA (Assessment Area) are already habituated to relatively high levels of human activity
compared to other wetlands in Hong Kong.” We would like the Board to liaise with relevant

parties/ authorities as to whether there has been any scientific study to justify this statement.

10. Indeed. there are numerous scientific studies investigating the effect of human
disturbance on birds. and some have pointed out that the mere presence of human (e.g..

approaching human, a walking human) could already be considered as a source of

e ME M B e i BR 98 A U
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disturbance ©£+% 9 (see also a photo in Figure 3). While one of the key concerns would be
how long the disturbance distance is, the approved Environmental Impact Assessment (EIA)
for the Sheung Shui to Lok Ma Chau Spur Line has provided that the exclusion distance
(where a species is precluded from using the area because of the impacts from the station and
railway) of BFS is 100 m, and the maximum distance of reduced density ranges from 150 to
200 m®; also. this approved EIA has considered the overall disturbance sensitivity of BFS to
be *high'®. In addition to this EIA, there is also a scientific study (published in 2015)

examining the response of wintering BFS to disturbance’; this study states that:

“... ... The spoonbills showed the strongest behavioural response to the non-threatening
anthropogenic stimuli, and human approach followed by motor vehicles caused longer
responses per event than did any other type of disturbing stimulus. Flight distance
caused by human approach varied depending on conditions, inactive spoonbills in
mixed-species associations started to flee at the greatest distance (197.4 m, with a 50%
probability), whereas the spoonbills in a single conspecific flock were the most tolerant
of human approaches, regardless of their activeness (61.0-61.7 m, with a 50%
probability) ... ... Human _approach _had _been__identified _as the most _important

disturbing stimulus_that should be controlled _as_a_priority... ... The tolerance of

sympatric species as well as the behavioural response of target species should be
considered when a buffer area for wildlife management, particularly against human

.

disturbance, is planned... ...

1. Regarding the effect on bird flight line, the EcolA considers that the impact is of low
significance. While birds in the locality can of course shift westward or fly higher to avoid
the proposed high-rise blocks, we would like the Board to seriously consider the potential
cumulative impacts of approving this application. We urge the Board to consider whether the
approval of this application for high-rise development within WBA (largely) would set a
precedent for other similar applications in the Deep Bay Area.

Thttps://www.researchgate.net/publication/26 1180661 _The impact_of human_disturbance_on_birds A_select
ive review

* hitps://www.frontiersin.org/articles/10.3389/fevo.2018.00175/full

“ https://www.epd.gov.hk/eia/register/report/eiareport/eia_0712001/Volumel/kcrc-ss-Ime-eia-f-6980-4-d.htm
Thttps://www.researchgate.net/publication/273123874 Behavioural_responses_of wintering_black-faced spo

onbills Platalea_minor_to_disturbance

R N A
Lam Kam Road, Tai Po, New Territories, Hong Kong
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12. As aforementioned, the site is largely within WBA, and there is a Town Planning Board
guideline for development in this zone and the wider Deep Bay Area (i.e., TPB PG-NO. 12¢?).
Regarding developments within the Deep Bay Area and WBA. this guideline mentions the
following:

...... A “precautionary approach’ has been adopted by the Board in view of the known

intrinsic value of fish ponds in ecological terms and the complex response of birds to

[future landuse changes and carryving capacity which has not been fully understood. The

intention is to protect and conserve the existing ecological functions of fish ponds in

order to maintain the ecological integrity of the Deep Bay wetland ecosvstem as a whole,

This “precautionary approach” is formulated with the support of scientific surveys and

analysis as provided in the Study... ...

...... Development/redevelopment which may have negative impacts on the ecological
value of the WCA would not be supported by the Board, unless the ecological impact
assessment can demonstrate that the negative impacts could be mitigated through

positive measures... ...

.. For those disturbed areas directly abuitting the WCA, the development should
provide a wetland and visual buffer to separate the development from the WCA to

minimise its impact on the wetland... ...

...... Residential development projects which include replacement of existing open
storage and port back-up uses and/ or proposal of detailed weiland restoration may be
given special consideration subject (o satisfactory ecological and other impact
assessments. These developments should be compatible with the surrounding land uses

and the rural setting of the area... ...

...... In addition to ecological consideration, other planning considerations including
development intensity, compatibility with the surrounding land uses, environmental
impacts (e.g., noise, air and water qualities), traffic and drainage impacts, provision of
infrastructure and visual impact are also important in the assessment of an application

within the Deep Bay Area.”

13. Simply speaking. we do not consider that the proposed high-rise blocks are compatible
with the current setting of the locality which at present comprise mainly low-rise houses/

f b dnn BE - WY ke 451 4\ R
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11 the owners of Fairview Park, the proposed development is not allowed to use that private road
and all the new traffic will be diverted to the junction of Castle Peak Road.

(5) The critical junction at Fairview Park round-about will be overloaded and the additional traff]
ic-generated by the 597 vehicles in the proposed site will further deteriorate the adverse traffic at
Pok Oi Round-about.

(6) Kam Pok Road is a narrow road with junctions at Castle Peak Road and Fairview Park Boule
vard, the traffic generated at peak hours will seriously affect the traffic at both junctions and it is
expected that there will be many complaints from the residents nearby in the future, Transport D
epartment will be blamed if the new traffic generated by the new development deteriorates the ¢

urrent traffic situation in that area and in Pok Oi Round-about in the future.

(7) The application site falls within Deep Bay Buffer Zone 2 and the proposed development can
not meet the "Town Planning Board Guidelines for Application for Developments within Deep
Bay Buffer Zones" in that:

(i) There is insufficient information in the submission to demonstrate that the proposed
development will have insignificant impacts on the environment, ecology, sewerage and traffic i
In the area including the Mai Po Nature Reserve and Inner Deep Bay; the development will affec
t the existing wetland and fish ponds in the vicinity; and there is insufficient information in the s
ubmission to demonstrate that the proposed development will not have adverse impacts on the e
cology in the area including the Mai Po Nature Reserve and Inner Deep Bay area.

(8) The approval of the application will set an undesirable precedent for similar applications in t
his ecologically sensitive area. The site on the other side of Yau Pok Road ( TPB approval on re
sidential development in “REC” zone with a plot ration of 0.2 and 3 storeys) and the R(D) site at
lits south-west direction (Kam Pok Road and Ha San Wai Road- P.R. 0.2 and 3 storeys) will appl
y for increase of Plot Ratio and building height if this application is approved. Any additional de
velopment apart from the original planning intension will further deteriorate the traffic, sewage,

visual, land use compatibility of the area. It will set a very undesirable precedent case for similar
application in this area in the future.

(9) TPB has approved 5 planning applications on the application site, with planning intention of
P.R.0.2 and 3 storeys. From the deliberations of the RNTPC, the planning parameters and intens
ion of the site under the current OZP were considered appropriate and suitable. The previous ap
[provals conformed with the OZP restrictions and were in line with the planning intention of the

“R(D)” zone (which is primarily for improvement and upgrading of existing temporary structur,
es within the rural areas through redevelopment of existing temporary structures into permanent
buildings and for low-rise, low-density residential developments subject to planning permission
from the Board). Any approval of re-zoning to the requested planning parameter would jeopardi
ze the planning intention of the whole area.

(10) The proposed Ngau Tam Mei Rail Station is on the other side of San Tin Highway, develop
ment of high intensity should only be restricted to the other side of San Tin Highway, with is wit
hin the catchment of proposed Rail Station in the future.

Fiagr A | #:42/4%%8 Name of person/company making this comment : :
Daniel K.H. CHAM (Chairman, Tin Shui Wai South Area Committee/ Member, Election
Committee) :

file://pld-egis3-app/Online_Comment/211006-213734-79662_Comment_Y_YL-MP_... 07/10/2021
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Dear Sir,
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Please acknowledge receipt of the documents
Regards

Daniel Cham
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structures, grassland/ shrubland (some are evolved from abandoned farmland). ponds,
drainage facilities, plantations, roads/ cycle tracks/ paths not heavily used as well as some
waste ground and open storage to the further south — there are no high-rise buildings at all.
We are also highly concerned about the obvious visual impacts that would be caused by the
proposed high-rise development. In addition, we do not consider the additional human
disturbance impact that would potentially be caused by the residents/ users from the proposed
development which contains 3090 residential units (estimated residential population: 8343)
would be of low significance, in view of the fact that high abundance of large waterbirds
(including the globally Endangered BFS) utilise the NTMDC and many of them have been
considered to be disturbance sensitive. Indeed, 30 individuals (maximum count) of the
globally Endangered BFS, which is sensitive to disturbance/ human disturbance® 7, have been
recorded in the NTMDC: this simply means that this channel could support 7-8% of the Deep
Bay population (using the Deep Bay abundances recorded in 2015, 2016, 2019 and 2020 as
the base™ * ' ') "and this clearly highlights its conservation importance. Any additional
disturbance to this channel should be carefully assessed, and mitigated if possible. in order
not to further reduce the range of habitats suitable for this endangered species. However, we
do not agree to the assessment in the EcolA relating to this aspect. In view of all the above,
we object to this application and we urge the Board to reject it unequivocally. We also urge
the Board to consider whether the *precautionary approach’ should also be applied when
considering the potential impacts of the proposed development on NTMDC.

[4. The gist of this application also mentions the following: *...... These pieces of residual
area have been lefi idle for decades and are considered a waste of scarce land resouice ... ... ’
We would like to remind the Board that, according to the gist, there are five approved (with
conditions) planning applications for low-rise residential developments (two are amendments
to approved schemes) covering the current application site; the first one (A/YL-MP/110) was
approved 18 years ago (in 2003) and the latest one (A/YL-MP/205) was approved 8 years ago
(in 2013).

5. Thank you for your attention.

¥ hitps://eaaflyway.net/wp-content/uploads/2018/01/bfs_census_2015.pdf
“ hitps://eaaflyway.net/wp-content/uploads/2018/01/bfs_census_2016.pdf
19 https://www.eaaflyway.net/wp-content/uploads/2021/01/bfs_census_report_2019.pdf

" https://www.hkbws.org.hk/ems/en/hkbws/work/endangered-species/bfs-en/bfscensus2020

R TR N RS AN
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Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

cc.  Hong Kong Bird Watching Society
WWEF-HK

The Conservancy Association
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the application site and WCA.
WCA boundary

Site boundary

Figure 2. Distance between the application site and Ramsar Site.
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tpbpd@pland.gov.hk

HiFE: Andrew Chan (Local Biodiversity) <cmchan@wwf.org.hk>
BH-HYE: 2021108158 E1#7h 17:38

Weft: tpbpd@pland.gov.hk

*&E: ' s12a_Y_YL-MP_6_2021 10(Oct)_WWF

Bl s12a_Y_YL-MP_6_2021 10(Oct) WWF.pdf

Dear Sir/Madam,

Attached please find our submission on the captioned.
Best regards,

Andrew Chan

Senior Conservation Officer, Policy

WWF-Hong Kong {5 GRS ETHSE

together possible.. «

Find out more and get involved at wwl.org.hk

Registered Name ¥ {fif445%: World Wide Fund For Nature Hong Kong tH 5 5 %(ﬁ%)ﬁﬁ%
(Incorporated in Hong Kong with limited liability by guaranteei 2 s iR L KUIERA TR A ED)



EEH R EEA S SRS 8 R ik Tel: +852 2526 1011
A gEch L 15 i 1T Fax:+852 2845 2764
15/F, Manhattan Cenlre wwi@wwi.org.hk

8 Kwai Cheong Road wwi.org.hk

Kwai Chung, N.T., Hong Kong

15 October 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: To rezone the application site from “Residential (Group D)” to “Residential (Group C)1”
and amend the Notes of the zone applicable to the site at Kam Pok Road, Mai Po, Yuen
Long (Y/YL-MP/6)

WWF would like to lodge our objection on the captioned.

Not in line with TPB Guideline No. 12C

Majority of the captioned rezoning site falls within “Wetland Buffer Area (“WBA")" designated under
the Town Planning Board Guideline No. 12C (hereafter “the Guideline”). According to the
Guideline, "WBA” is intended to protect the ecological integrity of fish ponds and wetlands in

“Wetland Conservation Area” ("WCA") and avoid development that would have negative off-site
disturbance impact on the ecological value of fish ponds'. The Guideline also stated that
residential development projects should be compatible with the rural setting of the area®. As per
information from the gist of the captioned application, majority of the proposed residential buildings
at the site will be 16 to 23 storeys. We consider that the proposed high-rise development is not
compatible with the surrounding environment which is currently a rural area with low-rise
development (Fig. 1). Also, we worry that the proposed high-rises would cause disturbance
impacts, such as noise and light pollution, to the fish ponds in the “WCA" which is only less than
200m with the closest distance with the application site (Fig. 1). As such, we consider that the

' Section 6.4 of the Town Planning Board Guideline No. 12C
% Section 6.7.3 of the Town Planning Board Guideline No. 12C

together possible.

!

ETR T EL L)
ISR GBS RS el St P TIR 2s00) The Chief Executive of the HKSAR Honerary Company Secrotary
I ‘ Chalrmian: Mr Danvel R Bradshaw McCabe Secretanal Sorvices Limitod
:‘. REKIH ! L CEQ: Ms Nicoko Wong Honorary Treasurer. HSBC
VAT €4 SR Reagistered Charity

1F} #,14 Registomd Nama: 19 ¥ ™ P 36 0/ Word Wide Fund For Nature Hong Kong
(5 AL LR U 0] Incomporatad n Hong Kong with riited labity by guarantee)
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captioned application is not in line with the Town Planning Board Guideline No. 12C and therefore
should be rejected.

Setting undesirable precedent

We worry that approving the captioned development would set an undesirable precedent for high-
rise development in other areas of "WBA" which would cause cumulative adverse ecological
impacts to the fishponds and wetland ecosystem in the nearby “WCA”. As such, we consider that
the captioned application should be rejected.

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

Yours faithfully,
-
_s>
~
Andrew Chan
Senior Conservation Officer, Policy
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Figure 1. The proposed rezoning site (area enclosed by red boundary), located in a rural
area with low-rise development, is in close proximity to “Wetland Conservation Area”
(“WCA”, area enclosed by yellow boundary) with the closest distance less than 200m
(Image source: Google Earth)
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tpbpd@pland.gov.hk

FHE Andrew Chan (Local Biodiversity) <cmchan@wwf.org.hk>

FHERM: 20214 12A17TE A 1525

Wor 35 tpbpd@pland.gov.hk

ES=H s12afi_¥Y_YL-MP_6_1_2021 12(Dec) WWF

(it 14 : s12afi_Y_YL-MP_6_1_2021 12(Dec) WWF.pdf; Annex1_s12a_Y_YL-MP_6_2021 10(Oct)_WWF.pdf

Dear Sir/Madam,
Attached please find our submission and Annex 1 for the captioned.
Best regards,

Andrew Chan
Senior Conservation Officer, Policy

WWF-Hong Kong 5 H kG &/ ENE

together possible. &

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

Registered Name $:{[[42%: World Wide Fund For Nature Hong Kong tH 7L 5 2R () A &8
(Incorporated in Hong Kong with limited liability by guarantee[id & Ak it s AZHVIECR A TR A E))
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40 YEARS -

FHEM N EOEEARN 8 EE Tel: +852 2526 1011
WWFG OF ACTION FOR NATURE R 15 1 l 41T Fax:+852 2845 2764
15/F, Manhattan Centre wwi@wwf.org.hk
8 Kwai Cheong Road wwf.org.hk
17 December 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: To rezone the application site from “Residential (Group D)” to “Residential (Group C})1”
and amend the Notes of the zone applicable to the site at Kam Pok Road, Mai Po, Yuen

Long (Y/YL-MP/6

Regarding the supplementary information submitted by the applicant dated 12 November 2021 for
the captioned, WWF considers that our letter submitted to the Town Planning Board dated 15
October 2021 is still valid (please refer to Annex 1). Therefore, we would maintain our objection to
the captioned application.

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

Yours faithfully,

Andrew Chan
Senior Conservation Officer, Policy

together possible.

MALA ¢ AR RS S

AHCF o, KR GBS ANBIE © W AT The Chief Executive of the HKSAR Honorary Company Secretary:
£ m: gﬁgﬁ1 R gga‘a&‘?wmgg RN N Chalman: Mr Daniel R Bradshaw McCabe Secretarial Services Limilod
frRtet: veapt M S GEOQ:Ma Niccie Wong wum«yw Jmcme:nnsac

TER 610 Registered Nama: {UY E3f%( T8 2 & & Workd Wide Fund For Nature Hong Korg
(S TEBEERI AT (VAR 24 B) Incompormied in Hong Kong with lmited kabiity by guaranioe)



EHEFT R SEE SR 8 Uk Hink Tel: +852 2526 1011

M FRL 15 f {4 1] Fax:+852 2845 2764
15/F, Manhattan Centre wwi@wwf.org.hk
8 Kwai Cheong Road wwif.org.hk

Kwai Chung, N.T., Hong Kong

15 October 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: To rezone the application site from “Residential (Group D)” to “Residential (Group C)1”
and amend the Notes of the zone applicable to the site at Kam Pok Road, Mai Po, Yuen
Long (Y/YL-MP/6)

WWF would like to lodge our objection on the captioned.

Not in line with TPB Guideline No. 12C
Majority of the captioned rezoning site falls within “Wetland Buffer Area ("“WBA")" designated under

the Town Planning Board Guideline No. 12C (hereafter “the Guideline”). According to the
Guideline, “WBA" is intended to protect the ecological integrity of fish ponds and wetlands in
“Wetland Conservation Area” (“WCA”") and avoid development that would have negative off-site
disturbance impact on the ecological value of fish ponds’. The Guideline also stated that
residential development projects should be compatible with the rural setting of the area®. As per
information from the gist of the captioned application, majority of the proposed residential buildings
at the site will be 16 to 23 storeys. We consider that the proposed high-rise development is not
compatible with the surrounding environment which is currently a rural area with low-rise
development (Fig. 1). Also, we worry that the proposed high-rises would cause disturbance
impacts, such as noise and light pollution, to the fish ponds in the “WCA" which is only less than

200m with the closest distance with the application site (Fig. 1). As such, we consider that the

' Section 6.4 of the Town Planning Board Guideline No. 12C
2 Section 6.7.3 of the Town Planning Board Guideline No. 12C

together possible .

3 TR TR T The Chief Executive of the HKSAR Henorary Company Secretary.
Iy Chaiman: Mr Danlal R Bradshaw McCabe Secrelanal Services Limited
e CEO: Ms Nicole Wong Honorary Treasurer HSBC
Z Registered Charity

H 990 Registersd Nome: (U8 £ 10 %04 3 1) Word Wida Fund For Nature Hong Kong
(30 I LR A 1 ] Incomporated in Hong Kong with limied labikty by quarantes)



captioned application is not in line with the Town Planning Board Guideline No. 12C and therefore
should be rejected.

Setting undesirable precedent

We worry that approving the captioned development would set an undesirable precedent for high-
rise development in other areas of “WBA" which would cause cumulative adverse ecological
impacts to the fishponds and wetland ecosystem in the nearby “WCA”. As such, we consider that
the captioned application should be rejected.

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

Yours faithfully,

Andrew Chan

Senior Conservation Officer, Policy
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Figure 1. The proposed rezoning site (area enclosed by red boundary), located in a rural
area_with low-rise development, is in close proximity to “Wetland Conservation Area”
(“WCA”, area enclosed by vellow boundary) with the closest distance less than 200m

(Image source: Google Earth)

#

12048 10° 1. 11°03 113" € okew 10 mlgy v il T8




tpbpd@pland.gov.hk . 325

A

SFE: 20214 12H17H 28T 17:30

Wt tpbpd@pland.gov.hk

EhE: [+ it S FRIRER SN ( 4RSEY/YL-MP-6 )

£ 2%+ B e FRiReR s ( 4BSRY_YL-MP-6 ) .docx; SR RIMH£E 00091.htm
RS EEEFE

BEERL, )P BEREETWER

SRS B AR

BB EEE333 L AR & B 1518

X

4mak - YIYL-MP-6

AR H AR E:E'Jt RS TRV RS - R R, hPIRE T Wi HEREER
TERE - NGRS T EERVERE - WA BEEIHEE » ForRE -

L Eoo > X H AR EALR SR S E B BRI SRR - 3% L3 (i W (8 R B RE 4 -
S TEE R INEEZ R - FHEFE—IJTREIGE R4 RE - MR AHERRET » 1§
SUSR R AN TSRS — 8 ERNVAIEERIIREALE - BRIVAIERE -
HITHARTREE AL S ZTEGFAHFR > FHEFE -

2. B ZHFENLHPTAERNME - ERFORIRGEET » N Z&E R LR Dt
IR FRFEERTMEAKE o BRIEBFA R AR - BR BRI - SR BEEALR - fEELE
Rz BURIER] > IAFE EEHAIEY - SKRIFEAIRERTY (AIBERA L) RE TR
ERRM > R T RRBENVERTRIL - BIRENVERRE « TREEMRESREE
REE - RHERE TR » B A T IREEKITRIMEVERS - RN ZINGBSIEE - FhE -
Fiblgfiry ERETEE > SERFEEE - 85 - ROADOFAER -

3. B= > ZHRENTHAIEIRER  EREAREEERLE - ECERINEEZRE » B
BRI RS EN R RS - EREERSEALRE Ry RER G - 5Ra5E
Diepg  ERRFE RV - BEE 5 SRS EH O RFLAR - FUA - fHEAS
HE—R7EzenV i Ees - Al Cl - JesR ERESMIL - J0_EE RAVESR - B O
HYR AR B BT » 30002 (Rl {:5E 5 600 (BB HYEEHG - MESEMERE - 15 - FERE
£ BEERETEAT L st - M R OB A REF - BUTHILARI A EARN
BT FEARFIE—RTRE - BN T RARYAEIG S L I05E -

4. Htk WA HBUNES Dt RSO TR - AR TILEHEE | sHEfyREN L
HFAR > SRFBTREROER « Bl — (MRS R LAY TILEEE & 5l ADHRA
Ky60-70% (JLIE30% © ¥rH ~ A ~ KOKELI30E) » THEEINEI200% - FBlEAkRE » 3l
FefT > PEE AR « (BRI - B - AR - NSRS FE-—ET2
B8 o LHR R REEEE I TAEEE G E ) AR

NIRRT R GREE D FRAE - MRREEERE - AMRTHEBTEFEFEER
REHRE] > (ERETHVRAIRAEIE T REVEEFHRE - HERD -

1



| ERE RSB EE
RS
—0=—=%+=A++tH



<
\ R BT T BB EE B wm e smmess

BTAREIE S R

RS, )P BEREFINER
AR ZE RS SR

FIL LS 333 SRILABIN&F 158

ERE

AR i 2R R — SR S B i AR RS - IR, » iR T R R EE
FIERE - ZAGE T EEROERE - HiR HERILHE  RRKH -

. &% » AN FTE AL SRS TE B A EARMDRISREEES - X T LA ME R BYREEESE - §745
TEERAIINIEE Z R - B — IR R E BRI 14 EAE » BRI AEENRET - BEiliEER
AHAEREAREA —8 > BERVAIEERPIREANE - BROVAEIERE - H1T7=0R ]
FEREmAEE  ZREFAHFR > HEEZE - ‘

2. B2 ZHEFENLHATENNE - EEFORIFRIRE T - mitZ&Em Dry L BREEsR » &1
FERRTME/KE  BRIFBUFAEIAR L MECR EAeeE - BRI BeFthr - [ESERZBERE
R DRFE BYRIAIEN - KIFEARCRER) (AHEERAY) BE THEIRERRN > Bk
THE %ﬁﬁ%@%qﬂﬁmﬁ ARENERRE - TREERERRFEAME - REETH
HELL » B R T fRERIRMAVERR » HSZINEB SR - Rk - FTbAEE T LAV EEE

HEBARHMEEE - B O AOFNER -

3. 8= sxHEEHY LT EREVEREERS - FEM(EAAYEH RIS - SREICE A INTEEZRH » ERIE
BRI S ENERSE - BRATEASERNRE - SATIAZIE RS - S E g - 5
FE PR RS - DB SRS —RHORE LA - HILUAK - THEAS AR —R%E%E
HYEEAR RS - EHFORRERAC] - JEREREEMIL - h1 LR RV » BB LM ATHYSCER R
3000 Z{E¥T{EEF 600 ZEH A HYEH - MEEIME AN - fboh - B L > EEEITTEAM PO
MR Z 3 - TR e E AR AT - B IO ERAYRT T AR L — R - BT
HARY A S 07 -

4. Btk BB RBUTIES it R ESCE TSR Wi TILHEeE ) stEeREN LA
R SRBUNARE R ER - S —HiaBEREREry T ILEEEE , STEl - AOHEER 60-70
& (JLE 30 & 5 #H - B - RKEL) 30 #) » FIRENSIIE] 200 & - [FEAR - SC#L(T > #



325

N i ot Rt T IR B e s

ERARRNN - HESREORE - BF - EARY - KEAE - FE—ETF2H%R - ILH
AREEEE N " ACERE &, AUREBIERRE -

BB R ERUE L FREAE - rREEEME - AMBMAZBTES TR
FEGIRE] - (EEE TR IRIAEIE T RAVEERTE - WEIRD -

KRB SRGIEEHEF £
RS
—o=-——&#+=H+tH



tpbpd@pland.gov.hk : 328
B [ o R R R

i E: 2022401831 AEH— 11:46

W& tpbpd@pland.gov.hk

Al roy@cahk.org.hk

E=§ Comments on the Section 12A Application No. Y/YL-MP/6

Pt 4 TPB20220131(MP6).pdf

Dear Sir/Madam,

Attached please find our submission on the captioned.

Yours faithfully,

Chow Oi Chuen (Ms.)
Campaign Officer

The Conservancy Association

T:2728 6781
D: 2272 0307
F: 2728 5538

Registered Name 5} 447 : The Conservancy Association &1
(Incorporated in Hong Kong with limited liability by guarantee A& #sE it 5k LIS R E TR A E])

This email is for the sole use of the intended recipient(s) and may contain confidential information. Unauthorised use, disclosure
or distribution of this email or its content is prohibited. If you have received this email in error, please delete it and notify the
sender.
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The Conservancy Association

o
Oriy30

Add.: Units 1305-6, 13/F, Tower 1, Magnet Place, 77-81 Container Port
Road, Kwai Chung, New Territories, H.K.
4k Website:www.cahk.org.hk

31* January 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 12A Application No. Y/YL-MP/6

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

1. Notin line with the planning intention

According to the Town Planning Board Guidelines for Application for
Developments within Deep Bay Area (No. 12C), the épplication site is located
within Wetland Buffer Area (WBA). The planning intention of WBA is “fo protect
the ecological integrity of the fish ponds and wetland within the WCA and prevent
development that would have a negative off-site disturbance impact on the
ecological value of fish ponds”.

By introducing a population of 8,343 including 3,090 flats and 100 beds in RCHE,
such.large development scale would potentially induce adverse off-site disturbance
impacts on adjacent wetland in Wetland Conservation Area (WCA), affect
ecological function and integrity of Deep Bay wetland ecosystems. We opine that
this is definitely not in line with the TPB Guideline No. 12C and the planning
intention of WBA.

2. Incompatible with the surrounding environment
Regarding 9.3.1 section of the Explanatory Statement of Approved Mai Po and
Fairview Park Outline Zoning Plan (S/YL-MP/6) mentions that “is primarily to

ik FEAT AT R ITR R 77-81 &% Magnet Place —H3 M§5 Tel.:(852)2728 6781 {4JL Fax.:(852)2728 5538
> 1348 1305-6 8 BFE4 E-mail:cahk@cahk.org.hk
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%o § % *j: Since1968
(9] . .
> The Conservancy Association
Q:’ itk FHEATSSETILNEEIFRE 77-81 4% Magnet Place —Hi MRE Tel.:(852)2728 6781 {MJI Fax.:(852)2728 5538
<+ 13 4 1305-6 & BTFHE4 E-mail:cahk@cahk.org.hk
Add.: Units 1305-6, 13/F, Tower 1, Magnet Place, 77-81 Container Port

Road, Kwai Chung, New Territories, H.K.
#8341k Website:www.cahk.org.hk

improve and upgrade the existing temporary structures within the rural area fto

- permanent buildings. Replacement housing for temporary structures shall not result

in a total redevelopment in excess of a maximum building area of 3 7.2m’ and a
maximum building height of 2 storeys (6m).” However, the proposed application,
comprising 14 residential blocks with 3 to 23 storeys and 6 non-residential blocks
with 1-3 storeys, would be a large amendment to the original planning requirement.
It is highly incompatible with the surrounding rural setting with low development
density which is usually no more than 3 storeys high.

3. Cumulative impacts

Over the past decade, there were already cumulative losses of wetlands in the Deep
Bay wetland ecosystem. For instance, Fairview Park and Palm Spring as well as
Futian District of Shenzhen were all built on wetland. Many large-scale
development applications within WBA have been approved or submitted for
approval. In future, the adjacent San Tin/Lok Ma Chau Development Node,
Northern Link, San Tin Technopole under Northern Metropolis Development
Strategy would further increase development pressure within the region. In such
case, the proposed development would merely constitute greater pressure in the
already rather fragile Deep Bay ecosystem.

Yours faithfully,

Chow Oi Chuen

Campaign Officer

The Conservancy Association
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[J Urgent [] Return Receipt Requested ] sign [J Encrypt [] Mark Subject Restricted [ Expand personal&publi

HKBWS's comments on the planning application to rezone the application site
from "Residential (Group D)" to "Residential (Group C) 1" and amend the Notes
of the zone applicable to the site at Kam Pok Road, Mai Po (Y/YL-MP/6)
04/02/2022 18:12

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

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

File Ref:

Dear Sir/Madam,

The Hong Kong Bird Watching Society's comments on the planning applicationto rezone the application site
from "Residential (Group D)" to "Residential (Group C) 1" and amend the Notes of the zone applicable to the
site at Kam Pok Road, Mai Po (Y/YL-MP/6) is attached.

Thank you.
Best Regards,

Wong Suet Mei | = HiR

Conservation Officer | {#5 F{T

Hong Kong Bird Watching Society | 3 & &

A: 7C, V Ga Building, 532 Castle Peak Road, Kowloon, Hong Kong
EHETLRE AT AT L8 5325 (R LRI 7H8CE

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

20220204_KamPokRoad_RezonetoRD_Y_YL_MP_6[2]_hkbws.pdf
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fp;;.:s?*"@ﬁ - Secretary, Town Planning Board

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

By email only

4 February 2022
Dear Sir/Madam,

Comments on the application to rezone the application site from "Residential (Group D)"
to "Residential (Group C) 1" and amend the Notes of the zone applicable to the site at
Kam Pok Road, Mai Po {Y/YL-MP/6)

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

Not in line with the planning 'intention of the “Other Specified Uses (for

“Comprehensive Development to include Wetland Restoration Area” only)” (OU(WRA))

zoning and the Wetland Buffer Area (WBA) under the Town Planning Board Planning

Guideline No. 12C

1.1 The development site falls within WBA in Deep Bay area. According to the Town
Planning Board Guideline No. TPB PG-NO. 12C, ‘in considering development
proposals in the Deep Bay Area, the Board adopts the Study’s recommended
principle of “no-net-loss in wetland™. Moreover, WBA is “to protect the ecological
integrity of the fish ponds and wetland within the WCA and prevent development
that would have a negative off-site disturbance impact on the ecological value of -
fish ponds.” Moreover, “As a substantial amount of the fish ponds within the WBA
have already been lost over time through filling and certain areas have been
degraded by the presence of open storage use, these degraded areas may be
considered as target areas to allow an appropriate level of residential/recreational
development so as to provide an incentive to remove the open storage use and/or
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to restore some of the fish ponds lost."*

1.2 The application site is also zoned as Residential (Group D) zone, where is intended
“primarily for improvement and upgrading of existing temporary structures within
the rural areas through redevelopment of existing temporary structures into
permanent buildings. It is also intended for low-rise, low-density residential
developments subject to planning permission from the Town Planning Board”
under the Approved Mai Po and Fairview Park Outline Zoning Plan No. S/YL-MP/62.
The maximum building height allowed in this zoning is 2 storeys (6m).

1.3 According to the study on the Ecological Value of Fishponds in the Deep Bay Area
published by the Planning Department, it is stated that “the most significant
factors contributing to higher bird usage were larger area of ponds and increasing
distance to human disturbance”. Given the close distance to the WCA and
ecological sensitive birds and habitats, we are highly concerned the proposed
residential development consists of 14 blocks of 3 — 24 storeys high buildings,-
would unavoidably bring disturbance to them, including noise, light poIIutTon,.
increase in bird collision risk and the increased human disturbance from the
population from 3,090 flats, leading to degradation of habitat quality of nearby
wetlands including Ramsar Site, fishponds and water channel.

1.4 As birds often appear to be attracted to artificial light from building at night, and
this kind of artificial light emitted from windows is usually implicated as one of the
factors of bird collision, we are concerned the applicant would have under-
estimated the bird collision risk aroused from the proposed development. These
towers are highly visible over a large area due to its building height would
apparently become light facades during night time. However, the current
submitted proposal and assessments including flight line survey, are not adequate
to access and avoid the impacts from bird collision.

1.5 We consider the residential development is not in line with the above planning
intention of WBA as it would bring negative off-site disturbance to the Wetland
Conservation Area (WCA), and destroy the open and low-density rural landscape
which the general development intensity is of a maximum plot ratio of 0.4 and not

1 Section 6.4 of the Town Planning Board Planning Guideline No. 12C. Available at:
https://www.info.gov.hk/tpb/en/forms/Guidelines/pgl2c_e.pdf

2 Approved San Tin Outline Zoning Plan No. S/YL-ST/8. Available at:
https://www1l.0zp.tpb.gov.hk/plan/ozp_plan_notes/en/S_YL-ST_8_e.pdf
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more than 3-storey high. We urge the Town Planning Board (Board) to reject this
rezoning application.

Cumulative ecological impacts and undesirable precedent set on Deep Bay area

2.1 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 proposed and approved in close proximity of the application site. We
are concerned all the potential residential and commercial developments would
all cumulatively cause significant impacts on the Ramsar Site, WCA, birds’ flight
path, and also the Great Cormorant night roost of significant size.

2.2 Moreover, the approval of this application will set an undesirable precedent to the
future similar applications within the OU(WRA) zone, WCA and WBA, and thus
nullifying the statutory planning control mechanism. We urge the Board to reject
this application in order to protect OU(WRA) zone from any development threats.

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, the Board has the responsibility to, (ii) “restrict uses within conservation
zones to those which sustain particular landscapes, ecological and geological attributes
and heritage features” and (iii), “control adjoining uses to minimise adverse impacts on
conservation zones and optimise their conservation value”. We note that all other
Government bureaux/departments are also bound to the HKPSG, and the Agriculture,
Fisheries and Conservation Department (AFCD) and the Planning Department (PlanD)
have the responsibility to advise the Board on the ecological®* and planning aspects in
particular. Given AFCD’s mission to conserve natural environment and safeguard the
ecological integrity*, and the proposed development is not in line with the planning
intention of the statutory zoning, HKBWS would also expect AFCD and PlanD to object
to this application. Should AFCD, PlanD or the Board feels otherwise, we urge that the
appropriate justifications are provided.

® AFCD Role of Department. Available at: http://www.afcd.gov.hk/english/aboutus/abt_role/abt_role.htmi 4
4 AFCD Vision and Mission. Available at:

http://www.afcd.gov.hk/english/aboutus/vision_mission/abt_vision_mission.html
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i HE 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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03‘ Wik FAFER AW 77-81 ¥ Magnet Place —{j WIS Tel:(852)2728 6781 M Fax.:(852)2728 5538
* 1348 1305-6 8 RFE4 E-mail:cahk@cahk.org.hk

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

17" June 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 12A Application No. Y/YL-MP/6

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

1. Not in line with the planning intention of Wetland Buffer Area (WBA)
According to the Town Planning Board Guidelines for Application for
Developments within Deep Bay Area (TPB PG-No. 12C), the application site is
located within WBA. The planning intention of WBA is “fo protect the ecological
integrity of the fish ponds and wetland within the WCA and prevent development
that would have a negative off-site disturbance impact on the ecological value of
fish ponds™.

A Section 16 application A/YL-MP/205 has once been submitted to Town Planning
Board at the application site currently zoned “Residential (Group D)” to facilitate a
residential development project. We note that maximum building height, maximum
numbers of storeys, numbers of units of proposed development (Table 1) are higher
than the previous one.

Table 1 Development parameter of A/YL-MP/205 and Y/YL-MP/6
A/YL-MP/205 Y/YL-MP/6
Maximum  building | 10.8m 74.5m
height
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0:‘ Wik FEH ST RMNHER 77-81 ¥ Magnet Place —j B Tel.:(852)2728 6781 M Fax.:(852)2728 5538
mwt 1348 1305-6 = BT 4 E-mail:cahk@cahk.org.hk
GRDw Add.: Units 1305-6, 13/F, Tower 1, Magnet Place, 77-81 Container Port
Road, Kwai Chung, New Territories, H.K.
#A 1 Website:www.cahk.org.hk
Maximum no. of|3 23
storeys
No. of units 106 3,090 Flats
100 Beds in RCHE

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

application site. Such large development scale would potentially induce adverse

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

and integrity of Deep Bay wetland ecosystems. We opine that this is definitely not in
line with the TPB PG-No. 12C and planning intention of WBA.

2. Adverse ecological impacts

Despite provision of Ecological Impact Assessment (EcolA), we are still doubtful

that at least some of the potential ecological impacts remains unsolved:

iL.

1ii.

Disturbance on bird species at Ngau Tam Mei Drainage Channel (NTMDC):
From the EcolA, high diversity of ardeids such as Black-faced Spoonbill,
Eurasian Spoonbill, Chinese Pond Heron, Little Egret, Grey Heron, Great
Egret, etc., can be spotted at NTMDC in the east of the application site.
Off-site negative impact, such as construction noise during construction phase
and human activities during operation phase, would adversely affect foraging
behavior of these birds. We still worry how these impacts can be avoided or
mitigated.

Disruption on flight lines of waterbirds: The EcolA revealed that apart from the
major flight line observed along NTMDC, some other flight lines were
recorded passing over the application site. Viewing the current maximum
building height (i.e. 74.5m) and numbers of storeys (i.e. 23 storeys), we worry
that potential disruption on flight lines on waterbirds would be anticipated.
Light disturbance: Additional light source from residential towers and open
space would pose disturbance on birds and other wildlife. However, we cannot
see how the applicant attempts to evaluate potential light impact properly in
both day time and night time during the construction and operation phase. We
also worry that the proposed landscape pond, acting as a disturbance buffer,

would generate additional glare and this might bring light source even more
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Add.: Units 1305-6, 13/F, Tower 1, Magnet Place, 77-81 Container Port

Road, Kwai Chung, New Territories, H.K.

A1k Website:www.cahk.org.hk

close to NTMDC.

iv.  Bird collision: Even though Section 7.2.5 of the EcolA mentions that the
current residential development would not have extensive reflective surfaces,
the height of residential towers, as mentioned above, would be substantial and
they tends to have more areas of glass. Therefore, risk on bird collision would
still be an issue. Meanwhile, nocturnal avian collision with buildings is not
clearly identified and evaluated in the EcolA.

3. Potential cumulative impacts

We note that some development projects were not included in assessing cumulative

impacts, such as Y/YL-MP/7, Y/YL-MP/8, A/YL-MP/287, Northern Link, and so on.

We worry that exclusion of some development projects would downplay interactions

between the environmental impacts of the project and the environmental impacts of
other developments.

Over the past decade, there were already cumulative loss of wetlands in Deep Bay
wetland ecosystem. For instance, Fairview Park and Palm Spring as well as Futian
District of Shenzhen were all built on wetland. Many large-scale development
applications within WBA have been approved or submitted for approval. In future,
the adjacent San Tin/Lok Ma Chau Development Node, Northern Link, San Tin
Technopole under Northern Metropolis Development would further increase
development pressure within the region. In such case, the proposed development
would merely constitute greater pressure in the already rather fragile Deep Bay
ecosystem, and set undesirable precedent for similar applications for large-scale

development in the area.

Yours faithfully,
Ng Hei Man
Campaign Manager

The Conservancy Association

W I Tel.:(852)2728 6781 MMJ Fax.:(852)2728 5538
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_ HKBWS's comments on the application to rezone the application site from
f % "Residential (Group D)" to "Residential (Group C) 1" and amend the Notes of the
' " zone applicable to the site at Kam Pok Road, Mai Po (Y/YL-MP/6)

e 17/06/2022 18:18

From: "WONG, Suet Mei" <wsuetmei@hkbws.org.hk>
lo: tpbpd <tpbpd@pland.gov.hk>
Ce: Chuan Woo <wchuan@hkbws.org.hk>

Dear Sir/Madam,

The Hong Kong Bird Watching Society's comments on the application to rezone the application site from
"Residential (Group D)" to "Residential (Group C) 1" and amend the Notes of the zone applicable to the site at

Kam Pok Road, Mai Po (Y/YL-MP/6) is attached.

Thank you.
Best Regards,

Wong Suet Mei | EE &

Conservation Officer | & £ (T

Hong Kong Bird Watching Society | & E &

A:7C, V Ga Building, 532 Castle Peak Road, Kowloon, Hong Kong
FE N R AT 5325 (A H 7THCE

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

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

By email only

17 June 2022
Dear Sir/Madam,

Comments on the application to rezone the application site from "Residential (Group D)"
to "Residential (Group C) 1" and amend the Notes of the zone applicable to the site at
Kam Pok Road, Mai Po (Y/YL-MP/6)

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

1 Not in line with the planning intention of the “Other Specified Uses (for
“Comprehensive Development to include Wetland Restoration Area” only)” (OU(WRA))
zoning and the Wetland Buffer Area (WBA) under the Town Planning Board Planning
Guideline No. 12C
1.1  The development site falls within WBA in Deep Bay area. According to the Town

Planning Board Guideline No. TPB PG-NO. 12C, ‘in considering development
proposals in the Deep Bay Area, the Board adopts the Study’s recommended
principle of “no-net-loss in wetland”'. Moreover, WBA is “to protect the ecological
integrity of the fish ponds and wetland within the WCA and prevent development
that would have a negative off-site disturbance impact on the ecological value of
fish ponds.” Moreover, “As a substantial amount of the fish ponds within the WBA
have already been lost over time through filling and certain areas have been
degraded by the presence of open storage use, these degraded areas may be
considered as target areas to allow an appropriate level of residential/recreational
development so as to provide an incentive to remove the open storage use and/or

& /8 8 B § Hong Kong Bird Watching Society

+852 2377 4387 3 tma  info@hkbws.org.hk HENARBRES LES32WEBEAMIC

5 faio +852 2314 3687 #5¢9 Websie www.hkbws.org hk Agcress 7€, V Ga Building, 532 Castle Peak Road,
Lai Chi Kok, Kowloon, Hong Kong




to restore some of the fish ponds lost."?

1.2 The application site is also zoned as Residential (Group D) zone, where is intended
“primarily for improvement and upgrading of existing temporary structures within
the rural areas through redevelopment of existing temporary structures into
permanent buildings. It is also intended for low-rise, low-density residential
developments subject to planning permission from the Town Planning Board”
under the Approved Mai Po and Fairview Park Outline Zoning Plan No. S/YL-MP/62.
The maximum building height allowed in this zoning is 2 storeys (6m).

1.3 According to the study on the Ecological Value of Fishponds in the Deep Bay Area
published by the Planning Department, it is stated that “the most significant
factors contributing to higher bird usage were larger area of ponds and increasing
distance to human disturbance”. Given the close distance to the WCA and
ecological sensitive birds and habitats, we are highly concerned the proposed

_residential development consists of 14 blocks of 3 — 24 storeys high buildings,
would unavoidably bring disturbance to them, including noise, light pollution,
increase in bird collision risk and the increased human disturbance from the
population from 3,090 flats, leading to degradation of habitat quality of nearby
wetlands including Ramsar Site, fishponds and water channel.

1.4 As birds often appear to be attracted to artificial light from building at night, and
this kind of artificial light emitted from windows is usually implicated as one of the
factors of bird collision, we are concerned the applicant would have under-
estimated the bird collision risk aroused from the proposed development. These
towers are highly visible over a large area due to its building height would
apparently become light fagades during night time. However, the current
submitted proposal and assessments including flight line survey, are not adequate
to access and avoid the impacts from bird collision.

1.5 We consider the residential development is not in line with the above planning
intention of WBA as it would bring negative off-site disturbance to the Wetland
Conservation Area (WCA), and destroy the open and low-density rural landscape
which the general development intensity is of a maximum plot ratio of 0.4 and not

! Section 6.4 of the Town Planning Board Planning Guideline No. 12C. Available at:
https://www.info.gov.hk/tpb/en/forms/Guidelines/pgl2c_e.pdf

* Approved San Tin Outline Zoning Plan No. S/YL-ST/8. Available at:
https://www1.0zp.tpb.gov.hk/plan/ozp_plan_notes/en/S_YL-ST 8 e.pdf
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more than 3-storey high. We urge the Town Planning Board (Board) to reject this
rezoning application.

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

2.1 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 proposed and approved in close proximity of the application site. We
are concerned all the potential residential and commercial developments would
all cumulatively cause significant impacts on the Ramsar Site, WCA, birds’ flight
path, and also the Great Cormorant night roost of significant size.

2.2 Moreover, the approval of this application will set an undesirable precedent to the
future similar applications within the OU(WRA) zone, WCA and WBA, and thus
nullifying the statutory planning control mechanism. We urge the Board to reject
this application in order to protect OU(WRA) zone from any development threats.

3 lustifications for the decision and comments made by Government departments and
the Board
According to the Hong Kong Planning Standards and Guidelines (HKPSG), Chapter 10,
Section 2.1, the Board has the responsibility to, (ii) “restrict uses within conservation
zones to those which sustain particular landscapes, ecological and geological attributes
and heritage features” and (iii), “control adjoining uses to minimise adverse impacts on
conservation zones and optimise their conservation value”. We note that all other
Government bureaux/departments are also bound to the HKPSG, and the Agriculture,
Fisheries and Conservation Department (AFCD) and the Planning Department (PlanD)
have the responsibility to advise the Board on the ecological® and planning aspects in
particular. Given AFCD’s mission to conserve natural environment and safeguard the
ecological integrity®, and the proposed development is not in line with the planning
intention of the statutory zoning, HKBWS would also expect AFCD and PlanD to object
to this application. Should AFCD, PlanD or the Board feels otherwise, we urge that the
appropriate justifications are provided.

 AFCD Role of Department. Available at: http://www.afcd.gov.hk/english/aboutus/abt_role/abt_role.html 4
4 AFCD Vision and Mission. Available at:
http://www.afcd.gov.hk/english/aboutus/vision_mission/abt_vision_mission.html|
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The HKBWS respectfully requests the Board to take our comments into consideration and
reject the current application. Thank you for your kind attention.

Yours 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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n +852 2314 3687 2000 Webae www.hkbws.org.hk facress 7€, V Ga Building, 532 Castle Peak Road,
Lai Chi Kok, Kowloon, Hong Kong
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From: Roy Ng <roy@cahk.org.hk>
To: tpbpd <tpbpd@pland.gov.hk>
File Ref:

1 attachment

TPB20230324(MP6).pdf

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

Yours faithfully,

Ng Hei Man (Mr.)

Campaign Manager

The Conservancy Association

T: 2728 6781

D: 2272 0303

F: 2728 5538

Registered Name 5:{{l} %% : The Conservancy Association {&# 1

(Incorporated in Hong Kong with limited liability by guarantee A& A& 1L VIE R A TR
INE])

This email is for the sole use of the intended recipient(s) and may contain confidential
information. Unauthorised use, disclosure or distribution of this email or its content is
prohibited. If you have received this email in error, please delete it and notify the sender.
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* 1348 1305-6 % BT84 E-mail:cahk@cahk.org.hk
Add.: Units 1305-6, 13/F, Tower 1, Magnet Place, 77-81 Container Port

Road, Kwai Chung, New Territories, H.K,
81k Website:www.cahk.org.hk

24" March 2023

Town Planning Board

15/F North Point Government Offices
333 Java Road

North Point

Hong Kong

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

Dear Sir/Madam,

Comments on the Section 12A Application No. Y/YL-MP/6

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

1. Not in line with the planning intention of Wetland Buffer Area (WBA)

According to the Town Planning Board Guidelines for Application for
Developments within Deep Bay Area (TPB PG-No. 12C), the application site is
located within WBA. The planning intention of WBA is “to protect the ecological
integrity of the fish ponds and wetland within the WCA and prevent development
that would have a negative off-site disturbance impact on the ecological value of

Sish ponds”.

A Section 16 application A/YL-MP/205 has once been submitted to Town Planning
Board at the application site currently zoned “Residential (Group D)” to facilitate a
residential development project. We note that maximum building height, maximum
numbers of storeys, numbers of units of proposed development (Table 1) are higher

than the previous one.

Table 1 Development parameter of A/YL-MP/205 and Y/YL-MP/6
A/YL-MP/205 Y/YL-MP/6
Maximum  building | 10.8m 74.5m
height
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0-3’ Srik: AT SE MOMB IR 77-81 ¥ Magnet Place —Hj RIE Tel.:(852)2728 6781 (@I Fax.:(852)2728 5538
* 1318 1305-6 & BTH4 E-mail:cahk@cahk.org.hk
Add.: Units 1305-6, 13/F, Tower 1, Magnet Place, 77-81 Container Port
Road, Kwai Chung, New Territories, H.K.
M4k Website:www.cahk.org.hk
Maximum no. of|3 23
storeys
No. of units 106 3,090 Flats
100 Beds in RCHE

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

application site. Such large development scale would potentially induce adverse

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

and integrity of Deep Bay wetland ecosystems. We opine that this is definitely not in
line with the TPB PG-No. 12C and planning intention of WBA.

2. Adverse ecological impacts

Despite provision of Ecological Impact Assessment (EcolA), we are still doubtful

that at least some of the potential ecological impacts remains unsolved:

il.

iii.

Disturbance on bird species at Ngau Tam Mei Drainage Channel (NTMDC):
From the EcolA, high diversity of ardeids such as Black-faced Spoonbill,
Eurasian Spoonbill, Chinese Pond Heron, Little Egret, Grey Heron, Great
Egret, etc., can be spotted at NTMDC in the east of the application site.
Off-site negative impact, such as construction noise during construction phase
and human activities during operation phase, would adversely affect foraging
behavior of these birds. We still worry how these impacts can be avoided or
mitigated.

Disruption on flight lines of waterbirds: The EcolA revealed that apart from the
major flight line observed along NTMDC, some other flight lines were
recorded passing over the application site. Viewing the current maximum
building height (i.e. 74.5m) and numbers of storeys (i.e. 23 storeys), we worry
that potential disruption on flight lines on waterbirds would be anticipated.
Light disturbance: Additional light source from residential towers and open
space would pose disturbance on birds and other wildlife. However, we cannot
see how the applicant attempts to evaluate potential light impact properly in
both day time and night time during the construction and operation phase. We
also worry that the proposed landscape pond, acting as a disturbance buffer,
would generate additional glare and this might bring light source even more
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close to NTMDC.

iv.  Bird collision: Even though Section 7.2.5 of the EcolA mentions that the
current residential development would not have extensive reflective surfaces,
the height of residential towers, as mentioned above, would be substantial and
they tends to have more areas of glass. Therefore, risk on bird collision would
still be an issue. Meanwhile, nocturnal avian collision with buildings is not

clearly identified and evaluated in the EcolA.

3. Potential cumulative impacts

We note that some development projects were not included in assessing cumulative
impacts, such as Y/YL-MP/7, Y/YL-MP/8, A/YL-MP/287, Northern Link, and so on.
We worry that exclusion of some development projects would downplay interactions
between the environmental impacts of the project and the environmental impacts of

other developments.

Over the past decade, there were already cumulative loss of wetlands in Deep Bay
wetland ecosystem. For instance, Fairview Park and Palm Spring as well as Futian
District of Shenzhen were all built on wetland. Many large-scale development
applications within WBA have been approved or submitted for approval. In future,
the adjacent San Tin/Lok Ma Chau Development Node, Northern Link, San Tin
Technopole under Northern Metropolis Development would further increase
development pressure within the region. In such case, the proposed development
would merely constitute greater pressure in the already rather fragile Deep Bay
ecosystem, and set undesirable precedent for similar applications for large-scale

development in the area.

Yours faithfully,
Ng Hei Man
Campaign Manager

The Conservancy Association
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From:. EAP KFBG <eap@kfbg.org>
To: “tpbpd@pland.gov.hk" <tpbpd@pland.gov.hk>

File Ref:
1 attachment

230324 s12a MP 6c.pdf

Dear Sir/ Madam,

Attached please see our comments regarding Y/YL-MP/6. There is one pdf file attached to
this email. If you cannot see/ download/ open this file, please notify us through email.

Thank You and Best Regards,

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

Email Disclaimer: 5

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

Town Planning Board,

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

Hong Kong.

(Email: tpbpd@pland.gov.hk)

24th March 2023. By email only

Dear Sir/ Madam,

To rezone the application site from '"Residential (Group D)" to ""Residential (Group C)

1" and amend the Notes of the zone applicable to the site

(Y/YL-MP/6)

1. We refer to the captioned.

2. From the latest further information (FI; i.e., the ‘updated indicative scheme (Feb 2023)")
provided for this application, we could see that the development parameters have been
proposed to be slightly reduced, and there is also a two-page ‘Ecological Review’ on the
Revised Scheme. However, we consider our concerns would still remain the same —we could
not see how the reduction in total flat nos. from 3,090 to 2,771 could relieve our concerns on
the potential disturbance impacts (e.g., operational phase) to be caused by the proposed
development on the highly sensitive bird species inhabiting the Ngau Tam Mei Drainage
Channel, as illustrated and elaborated in our previous submissions. Thus we consider our
views as mentioned before would still largely remain the same and our previous submissions

are attached below for your reference.

3. Thank you for your attention.

Ecological Advisory Programme

Kadoorie Farm and Botanic Garden

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

The Secretary,

Town Planning Board,

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

Hong Kong.

(Email: tpbpd@pland.gov.hk)

2nd March 2023. By email only

Dear Sir/ Madam,

To rezone the application site from "Residential (Group D)" to "Residential (Group C)
1" and amend the Notes of the zone applicable to the site

(Y/YL-MP/6)

1. We refer to the captioned.

2. We in general maintain our view and our previous submissions are attached to this letter
(after Figure 1). But we would also like to share with the Board our latest observation from
the Ngau Tam Mei Drainage Channel (NTMDC); please see Figure 1. As shown, flocks of
wild ducks and Black-faced Spoonbill could still be observed in January 2023 from the
NTMDC; this indicates clearly that NTMDC is a wetland habitat regularly visited by many
wetland bird species, not occasionally.

3. Thank you for your attention.

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

EREMARXREHRS LR
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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Figure 1. Flocks of wild ducks and Black-faced Spoonbill utilising the NTMDC section close
to Y/YL-MP/6. observed on 30th January 2023.

FEEFAAEMNSN LB
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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Figure 1. Cont’d.

BAEN A KEAS OB
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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The Secretary,

Town Planning Board,

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

Hong Kong.

(Email: tpbpd@pland.gov.hk)

21st December 2022. By email only

Dear Sir/ Madam,

To rezone the application site from "Residential (Group D)" to ""Residential (Group C)

1" and amend the Notes of the zone applicable to the site

(Y/YL-MP/6)

1. We refer to the captioned.

2. We visited the area where the site is located on three consecutive days in mid-November
2022, and we would like the Board and relevant authorities such as the Agriculture, Fisheries
and Conservation Department (AFCD) to see some on-site ph'otos taken during these visits as
shown in Figures 1, 2 and 3.

3. We should have in our previous submissions shown to the Board that the Ngau Tam Mei
Drainage Channel (NTMDC) section adjacent to the application sites Y/YL-MP/6 and Y/Y -
MP/8 was inhabited by many wetland birds, including wild ducks that are highly sensitive to
human disturbance, and this previous observation was made in December 2021 (see Figure 1
of Appendix A, Annex 1). In our recent visits in mid-November 2022, we again observed
flocks of wild ducks (and many other waterbird species such as ardeids) in this channel section
(between Y/YL-MP/6 and Y/YL-MP/8:; see Figure 1), with some individuals scattered in the
section next to Y/YL-MP/7. As observed, they are highly sensitive to approaching human
(Figure 2; see also Figure 5 of Appendix A, Annex 1). In addition, we also observed Black-
faced Spoonbill individuals, which is a wetland bird species considered to be Globally
Endangered', actively foraging in the NTMDC section next to both Y/YL-MP/6 and

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

EREFRAARAEMKSE LB
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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Y/YL-MP/7 in mid-November 2022 (see Figure 3). Locations of our recent sightings are

shown in Figure 4.

4. Our past and recent observations as well as the data from various Ecological Impact
Assessments for the planning applications in this area clearly indicate that the NTMDC section
of concern would be regularly utilised by wintering waterbirds including species of

conservation concern and species sensitive to human disturbance. The repeated
occurrence (e.g., in both wintering seasons of 2021 and 2022) of wild ducks and many other
wetland birds indicates that these birds are unlikely to only visit this channel section

occasionally. This would be contributed by the relatively very low human disturbance

in the locality at present (see Figure 5), and the free air space around this channel (i.e., no high-
rise buildings blocking the flightpaths) (see Figure 4 of Appendix A, Annex 1).  Undoubtedly,
as mentioned in our previous submissions, this section is already an existing portion of the
Deep Bay Wetland system. Indeed, it is also not too far from the internationally recognised
wetland — Mai Po and Inner Deep Bay Ramsar Site.  We believe that ecological corridor exists
between the channel section of concern and the Ramsar Site.

5. We urge the Board and relevant authorities to seriously consider how the introduction of
the human population associated with the present application would change the disturbance
level of the locality. For instance, would the nearby pedestrian walkway and cyele track
as well as vehicle roads surrounding the NTMDC be more intensively used by humans
(e.g., the residents) as compared to the present situation (see Figure 5 of the present letter
and also Figure 3 of Appendix A, Annex 2)? If human activities in the locality would be
potentially increased in the future after the proposed residential development is occupied,
would the habitat quality of the NTMDC section of concern decrease (e.g., potentially
receiving more human disturbance from the nearby increased population and traffic)? If the
NTMDC section of concern eventually would be visited less by waterbirds including those
species of conservation concern, this is already an ecological impact (i.e., a clear reduction in

Environmental Capacity).

6. In the 14th Meeting of the Conference of the Contracting Parties to the Ramsar
Convention on Wetlands, which was just held in Wuhan in November 2022, our Country had
already emphasised the importance of wetland protection, which is for the benefits of the future
generation®.  Indeed, our Country has also emphasised the importance of Ecological

* https:/news.rthk.hk/rthk/ch/component/k2/1674390-20221105.htm

EHEHIARAEHKHSD SR

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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Civilisation, which was even included into our National Constitution in 2018.  Following the
above, we do not believe that allowing any development that would directly threaten an existing
wetland ecosystem inhabited by many species of conservation concern would be in line with

the current development direction of our Country.

7. We cannot fathom how the potential increase in human disturbance (from the potential
increase in human activities and traffic) and its associated potential ecological impacts on the
NTMDC can be meaningfully mitigated. For instance, is it possible to restrict the future
residents not to use the cycle track and pedestrian walkway surrounding the NTMDC?
Following a precautionary principle we urge the Board to reject this high-rise and high density
(as compared to the surroundings and existing situation) development proposal to safeguard
the NTMDC section of concern, which is now part of the invaluable Deep Bay Wetland system,

and to help achieve the Ecological Civilisation goal of our Country.

8. Thank you for your attention.

Ecological Advisory Programme

Kadoorie Farm and Botanic Garden

cc. AFCD
The Conservancy Association
Green Power

Hong Kong Bird Watching Society

EBHN A AKHE KSR DB
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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Figure 1. Flocks of wild ducks (and also other waterbirds such as ardeids) utilising the
NTMDC section between Y/YL-MP/6 and Y/YL-MP/8; observed in mid-November 2022,

t

FEHMAARAE KN LSB
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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Figure 2. Wild ducks are highly sensitive to human disturbance; this flock was scared away by the approaching photographer; taken in mid-
November 2022

TWAERRIAM RN DR
Lam Kam Road, Tai Po, New Territeries, Hong Kong
Email: eap@kfbg.org



A 532 P8 B 40 B o

K F' B G Kadoorie Farm & Botanic Garden Corporation

Figure 3. Black-faced Spoonbill foraging in the NTMDC section next to Y/YL-MP/6 and
Y/YL-MP/7.

Two individuals were observed
foraging in the NTMDC section next |
to Y/YL-MP/6 on 15 Nov 2022.

On 17 Nov 2022, two individuals were first observed foraging in the
NTMDC section to the north of Fairview Park Boulevard (i.e., next to

Y/YL-MP/7), and then they moved further north along the channel.

EBEFRABMAE LB

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



(K1 TR RS B D

B G Kadoorie Farm & Botanic Garden Corporation

Figure 3. Cont’d.

On 17 Nov 2022, one of the two individuals observed was spotted again in the section next to the northern
part of the application site Y/YL-MP/7.  As shown, it was eating a fish caught from the channel,

indicating this NTMDC section can act as a foraging ground for this Globally Endangered species,

BEFRAMER OB
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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Figure 4. Locations ol recent sightings in mid-Nov 2022 — red dashed circle: Black-faced Spoonbill; green circle: main duck flocks.
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Figure 5. Yau Pok Road, associated cycle track and pedestrian walkway alongside the NTMDC
section of concern; taken near noon on 17 Nov 2022.
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The Secretary,

Town Planning Board,

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

Hong Kong.

(Email: tpbpd@pland.gov.hk)

17th December, 2021. By email only

Dear Sir/ Madam,

To rezone the application site from ''Residential (Group D)" to "Residential (Group C)

1" and amend the Notes of the zone applicable to the site

(Y/YL-MP/6)

. We refer to the captioned.

2. We maintain our views on this application and our previous submission is attached in

Appendix 1 for your reference.

3. However, in addition to our previous submission, we would also like to share with the
Board and relevant authorities our latest observations regarding the Ngau Tam Mei Drainage
Channel (NTMDC), which is a watercourse receiving tidal influence next to the application

site.

4. Three site visits (conducted separately on three consecutive days; each lasted for only
around one to two hours roughly) were carried out to the areas surrounding the aforementioned
channel in mid-December 2021, during low tides. Flocks of wild ducks could be observed
foraging and roosting in the channel section next to the application site (see Figure 1).
Northern Shoveler (Spatula clypeata) was the dominant species observed, while some
individuals of Eurasian Teal (4nas crecca) were also found roosting along the channel (Figure
2).  We roughly counted the number of individuals, and the abundance of wild ducks observed
per visit ranged from at least 30 to around 70 individuals. Indeed, the counting was mainly
conducted from a bridge (relevant lamp posts no. BD1300 and BD1299) and along the channel
section from this bridge to Castle Peak Road. We did not systematically count all the ducks

FEHEFRAAMMASROR
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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inhabiting the channel section within the Assessment Area covered by the Ecological Impact
Assessment (EcolA) submitted for this application; thus the abundance observed could not
reflect the actual number of individuals inhabiting this section (i.e., the actual number may be
higher). Besides ducks, of course we observed many wader and ardeid species in the channel
as well (as you can see from the on-site photos). In particular, we could also observe some

Black-winged stilt individuals (Himantopus himantopus; Figure 3).

5. The EcolA submitted for the current application claims that bird surveys for the
assessment were carried out monthly between March 2015 and May 2016, and between
November 2019 and October 2020.  According to this EcolA, three duck species (including
the two observed in our visits) were recorded in the NTMDC and the maximum counts of these
species in the NTMDC (i.e., Northern Shoveler, Northern Pintail (4. acuta) and Eurasian Teal)
were 9. 4 and 6. respectively (as shown in Table 5 of the EcolA).  But as aforementioned, the
abundances of wild ducks recorded in our visits ranged from at least 30 to a maximum of
around 70 individuals. The EcolA also recorded only ONE individual (maximum count
already) of Black-winged Stilt in the NTMDC. In contrast, we could count several in the

channel just from one photo taken during one of our visits (Figure 3).

6. Regarding the birds recorded in the NTMDC, Section 5.2.2 of the EcolA mentions the
following: “... ... the NTMDC ... ...supports a moderate number of foraging ardeids during the
wintering period... ... However, the relatively high counts only appeared in the dry season and/
or on an occasional basis. In general bird numbers in the Channel within AA (Assessment
Area) were very low.” We do not quite agree with the above statement. The waterbird
abundance and diversity observed in our visits reflect that the NTMDC, at least the section next
to the application site, has already become considerably important foraging and roosting
habitats for many wintering waterbird species. Many of the observed species are also of
conservation importance and these species seem to be regularly visiting this section during
favorable tides. Indeed, moderate numbers of wild ducks could be observed during all our
visits (see Figure 1). and this reflects they were unlikely to be visiting the channel only on an
occasional basis. But to be honest, we do not consider our findings to be very surprising as
the channel section next to the application site is not far from the Mai Po Nature Reserve at all.
Waterbirds can easily fly from the Reserve to this channel section (and vice versa) through the
fish pond and abandoned farmland area between Fairview Park and Palm Springs. and of course
they can also easily fly over the low-rise Fairview Park. Indeed, during one of our visits, we
could observe ducks flying to the Mai Po area from the channel over Fairview Park (Figure 4).
Also, one remarkable point is that our observations were recorded only during three visits; each
EEFAREAKN LB
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visit lasted for one to two hours (in contrast, the bird surveys for the EcolA were carried out
monthly for more than two years).

7. We urge the Board and relevant authorities to seriously take note of our observations (and
the limited survey efforts involved (i.e., only three visits)), and to critically review the
adequateness of the submitted EcolA.

8. Wild ducks are usually highly sensitive to human disturbance. A study conducted in
North America targeting wintering ducks (including the two species we observed) has indicated
that nearly 80% of the studied individuals responded to the source of disturbance from a
distance ranging between 51 — 100 m (more than 70% of them swam or flew away)'. We
could see similar behaviors during our visits; we observed that individuals of wild ducks simply
swam or even flew away when the photographer approached them or when they could see the
approaching photographer (see Figure 5), and they also responded to other human activities
along the channel as well. Thus, the presence of a moderate number of wild ducks in this
channel section clearly reflect that the existing disturbance level in the locality of concern is
generally low (please also refer to some photos in Figure 3 of Appendix 1 which show the
areas surrounding the channel (e.g., Kam Pok Road, Yau Pok Road and associated cycle track
and pedestrian road)). Also, in Hong Kong, wild ducks are usually restricted to wetlands in
the northwestern New Territories area (i.e., it is not easy to see a wild duck in other parts of
Hong Kong). Our observations reflect that the NTMDC section next to the application site is

simply. and already. part of the Deep Bay wetland system. with considerable connection with

the Mai Po Nature Reserve. We urge the Board and relevant authorities to seriously

consider whether the habitat quality of this channel section would still remain the same
when 3,090 flats (including 10 high-rise blocks ranging from 16 to 23 storeys and several

blocks from 3 to 5 storeys) are built next to it (please also see Figure 4 in Appendix 1).

9. In another scientific paper® studying the impacts of disturbance to waterbirds, the

following is mentioned in the concluding section:

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

> Burton, N.H.K., Rehfisch, M.M. and Clark, N.A. (2003) Impacts of disturbance from construction work on the
densities and feeding behavior of waterbirds using the intertidal mudflats of Cardiff Bay, U.K. Environmental

Management, 30(6), 865-871.
EEF AKX A8 SR
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‘As with Burton and others (2002), this paper has shown that man’s activities can

seriously depress local habitat quality and an estuary’s carrying capacity for waterbirds.

Clearly, such findings have implications for waterbirds on numerous estuarine sites.
Disturbance, either from construction work itself or from increased traffic or recreation,
is an increasing problem not just in the UK, but at estuarine sites throughout the world
(Davidson and Rothwell 1993, Brown and others 2000). Although it is difficult to
determine whether disturbance has an impact at the population level, such an impact
would likely occur if the reduction in habitat quality associated with increased

disturbance was sufficiently widespread.’

10.  We urge the Board and relevant authorities to seriously consider whether allowing more
and more relatively high-rise and high-density developments to appear in the Wetland Buffer
Area would jeopardise the integrity of the Wetland Conservation Area and eventually affect the

overall carrying capacity of the Deep Bay wetland, which is of global conservation importance.

I'1. Thank you for your attention.

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

cc. AFCD
Hong Kong Bird Watching Society
WWE-HK
The Conservancy Association
The Hong Kong Countryside Foundation

Designing Hong Kong
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Figure 1. Flocks of wild ducks observed in the NTMDC section next to the application site.
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Figure [. Cont’d.

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



.%U FiE R RFEF E D)

K F B G Kadoorie Farm & Botanic Garden Corporation
4T HeE

Figure 1. Cont’d.
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Figure 2. Northern Shoveler (upper) and Eurasian Teal (lower) observed in the NTMDC.
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Figure 5. Responses of wild ducks and other waterbirds to the approaching photographer.
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Figure 5. Cont’d,

This picture shows the actual distance between the
photographer and the ducks. The above two photos
were laken from a bridge across the channel and
you can see from this photo indeed the ducks were ;
already located quite far away from the |
photographer.  This simply shows that how
sensitive they can be (just the presence of human
can already scare them from this distance).
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Figure 5. Cont’d.

Egrets flying away from the photographer
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The Secretary,

Town Planning Board,

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

Hong Kong.

(Email: tpbpd@pland.gov.hk)

15th October, 2021. By email only

Dear Sir/ Madam,

To rezone the application site from "Residential (Group D)" to

"Residential (Group C) 1" and amend the Notes of the zone applicable to the site

(Y/YL-MP/6)

. We refer to the captioned.

2. The gist of this application states that the site will be located in *just 860 m away from
Ngau Tam Mei Station in just over a decade’s fime’ (remarks: Ngau Tam Mei (NTM) Station
is a proposed MTR station under the Northern Link (NOL) project), and the Supporting
Planning Statement for this application also indicates that the site is about 1.5 km from the
proposed San Tin Station which would be within the proposed ‘San Tin/ Lok Ma Chau
Development Node’. However, we would like to remind the Board that the site is neither
within the proposed San Tin/ Lok Ma Chau Development Node boundary nor the *San Tin
Technopole’ boundary recently proposed in the Northern Metropolis Development Strategy
report' under the 2021 Policy Address. In fact, San Tin Highway and Castle Peak Road are
located in between the application site and the proposed NTM Station. At present, although
there are footpaths (passing under the San Tin Highway) connecting the NTM area to the
Chuk Yuen Tsuen area (i.e.. the village adjacent to the application site), vehicles can only
reach the NTM area from the site by first travelling at least several hundred meters southward
to the Fairview Park roundabout, or even a longer distance to the junction between Castle

Peak Road and San Tam Road, and then accessing the former area through San Tam Road.

'https://www.policyaddress.gov.hk/2021/eng/pdf/publications/Northern/Northern-Metropolis-Development-Str

ategy-Report.pdf

BEFMAKNE RS SR

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



1 51620 A5 B K840 B 4 D)
K F' B

K F B G Kadoorie Farm & Botanic Garden Corporation

Kodoorie Form & Bolanic Gardaen
LI B BN B B OB

3. While the site is not within the aforementioned planned development areas nor adjacent
to any proposed MTR Station, we would also like the Board to note that the application site is
at present largely within Wetland Buffer Area (WBA), which is primarily delineated to buffer
the sensitive and internationally important Deep Bay wetlands?, and, indeed, the site is now
just located less than 170 m from the Wetland Conservation Area’ (WCA; see Figure 1).
Furthermore, the site is also just located less than 930 m from the ‘Mai Po Inner Deep Bay
Ramsar Site’ (see Figure 2), which is recognised as a wetland of international importance and
was designated under the intergovernmental treaty — Ramsar Convention, in 1995. The NTM
and San Tin Stations are yet to be built. But, important wetland areas (e.g., WCA, NTM
Drainage Channel (NTMDC, see later explanation)) are already located close to the
application site. Indeed, we would also like the Board to ask relevant authorities and/ or the
applicant as to whether there will be a new carriageway to facilitate the movement of vehicles
(e.g., shortening the travelling distance) between the proposed development (with 3090 flats
and 100 beds in RCHE) and the proposed N'TM Station, in the future.

4. Now, the site and its surroundings mainly comprise grassland/ shrubland and low-rise
structures/ buildings (e.g., 3-storey village houses in Chuk Yuen Tsuen. low-rise houses in
Fairview Park and associated low-rise structures). There are no existing high-rise buildings/
structures in the close vicinity of the site and its immediate surroundings. On-site photos
showing the site and its surroundings are shown in Figure 3. Although the proposed building
height can reach 79.9 mPD (23 storeys) under the current application, the Supporting
Planning Statement (Section 7.13) states the following:

e The scale of the development ... ... Is considered not incompatible to the surrounding
environment. The design of the Indicative Development Scheme can enhance the visual
interest of the currently monotonous and derelict assessment area... ... heavy-standard
compensatory planting will help to integrate the development with the surrounding
landscape. Not least, the proposal is compatible with the existing visual composition

whilst introducing a desirable visual contrast for-the area... ...

...... While the overall visual impact of the project may be considered as slightly adverse
in comparison to the existing site condition... ...the proposed development is considered
to bring positive contribution to the evolving visual character of the area which is close

to the future development node of the NOL at Ngau Tam Mei with the employment of

* https://www.info.gov.hk/tpb/en/forms/Guidelines/pg12¢_e.pdf
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green infrastructure and well-landscaping.”

5. While we cannot quite understand how the application site can be considered to be
‘close to’ the future ‘development node of the NOL at NTM®, we would like to again point out
that the site is now located less than 170 m from the WCA and next to wetland habitat of
moderate ecological importance (i.e., NTMDC; see later explanation). Also, we would like
the Board to look at the photomontage extracted from the gist and reproduced in Figure 4 of
this letter, as well as the on-site conditions as shown in Figure 3. We urge the Board to
consider whether the proposed development, with 10 high-rise blocks ranging from 16 to 23
storeys and several blocks from 3 to 5 storeys, can be considered to be compatible (or *not
incompatible’) with the existing surroundings, and whether the addition of trees or plantings
could help to integrate the proposed high-rise blocks (i.e., max. 23 storeys) with the

surroundings.

6. The NTMDC next to the application site is considered to be a habitat of moderate
ecological importance by the Ecological Impact Assessment (EcolA) submitted for the
application; 28 bird species of conservation concern/ wetland dependent bird species have
been recorded in this channel, including the globally Endangered Black-faced Spoonbill?
(BFS; maximum count: 30 individuals). Indeed, according to the EcolA (flight-line survey),
BFS has even been recorded flying over the application site. The EcolA (Sections 7.2.7 and
7.2.8.3) for this application, however, mentions the following:

LI Higher abundance of wetland-dependent species including Black-faced Spoonbill
were recorded in NTMDC during low tide (Table 5), particularly in dry season... ... It
should be noted that the concrete lined bed (average width of 30 m) of NTMDC is
located about 4 to 6 meters lower than Kam Pok Road. The grasscrete embankment of
NTMDC, as well as the existing roadside tree planting, have already provided a certain
level of screening, which limits disturbance to waterbirds utilizing NTMDC. The current
vehicle use and recreational activities (including vehicle use of Kam Pok Road
commuting between Castel Peak Road and open storage areas close to Fairview Park,
and resident use of Yau Pok Road and cycle track) have not imposed significant impact
to waterbirds utilizing NTMDC. Some waterbirds, including Black-faced Spoonbills
forage within sight of the Castel Park (Peak) Road, which is subject to very high levels of

usage... ...

* https://www.iuenredlist.org/fr/species/22697568/119347801
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...... Traffic peak hours rarely coincide with peak bird activity (i.e. early morning or low
tide). In addition, the proposed residential developmenti will be further separated from
Kam Pok Road and NTMDC by the proposed landscape area distancing traffic within
the development from the NTMDC:; therefore, the increased traffic flow caused by the
proposed residential development is not predicted to impose significant additional
impact on waterbirds utilizing NTMDC.  Therefore, the disturbance impacts during

operational phase would be of low magnitude... ...

...... Compared to the construction phase, noise impacts during the operation of the
development would be considerably reduced. At this time the main source of
disturbance would be from the increased glare as a result of lighting during the night
time and the increased human population in the area, potentially leading to increased
disturbance to nearby habitats. However, as discussed in Section 7.2.7 above,
waterbirds in NTMDC and other wetlands in AA are already habituated to relatively
high levels of human activity compared to other wetlands in Hong Kong, therefore, the
increased in human activity within the Application Site and the adjoining public roads
(i.e. Kam Pak Road and Yau Pok Road) is quantitative only (resulting from an increase
in frequency of human activity) rather than a qualitative change (as would arise if
human activity were to be newly introduced to a previously undisturbed area). In
addition, since the Application Site is situated closed to existing residential
developments and extensive existing artificial lighting (such as road lights for the Kam
Pok Road and nearby villages), nocturnal species would have already adapted to the
environment or otherwise avoided the area. No significant additional glare impact is
predicted. In the absence of mitigation measures, the disturbance impact on bird species
of conservation importance during the operational phase is predicted to be of Low

Significance... ... ’

Regarding the above, in addition to glare, we would like the Board to consider whether

the population/ activities in the proposed development would produce noise (e.g.. through

driving, public activities). We would also like the Board to look at Figure 4 of this letter

again (the photomontage for this application); then we urge the Board, after liaising with

relevant authorities/ parties, to consider whether existing and/ or future (e.g., proposed) tree

planting/ landscaping features can effectively screen off the disturbance (such as noise and

light) from the proposed development (max. 23 storeys). While the vegetation may be able to

screen off “glare’ along the road to a certain extent, can the trees/ plantings screen off the

noise generated from the road and activities within the proposed development? Can the
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additional *glare’ caused by the proposed high-rise blocks (like those shown in Figure 4) be
effectively screened off by the plantings/ trees? Most importantly, we urge the Board to
seriously consider, after consulting relevant authorities and looking at Figure 4 (and Figure 3
as well), as to whether the Kam Pok Road and Yau Pok Road sections as well as the
pedestrian roads and cycle track next to the application site are, at present, heavily used by
vehicles/ pedestrians/ cyclists; in other words, are these sections/ areas heavily disturbed by
‘high levels of human activities’ now? Alternatively, would the future residents/ visitors of
the proposed development greatly change the disturbance level (not only frequency but also
intensity) and significantly increase the potential disturbance impact (e.g., through ‘resident
use’) on the NTMDC as compared to the current situation? We would like to remind the
Board that the proposed development would introduce 3090 additional residential units (plus
100 beds in RCHE) into this locality; according to the sewage impact assessment for this

application, the estimated residential population of the proposed development would be 8343.

8. Asshown above, the EcolA mentions that BFS could be observed foraging within sight
of the Castle Peak Road, which is subject to high level of usage. However, has the EcolA
demonstrated how many BFS were observed foraging ‘within sight of Castle Peak Road’, and
how close were these birds to Castle Peak Road? We urge the Board to liaise with relevant
authorities as to whether a map has been used to illustrate the distribution of wetland birds of
conservation importance within the assessment area in the EcolA, and also urge relevant
parties to explain how close the above observation was to Castle Peak Road, and the general
distribution of waterbirds in NTMDC. If Castle Peak Road is subject to high level of usage as
claimed, we urge the Board to seriously consider whether Kam Pok Road and Yau Pok Road
sections next to the application site would be at the same level of usage, and also whether
Castle Peak Road is frequently used by pedestrians at present (which is one of the main
sources of disturbance) (see Figure 3).

9. The EcolA also claims that, as shown above, ‘waterbirds in NTMDC and other wetlands
in AA (Assessment Area) are already habituated to relatively high levels of human activity
compared to other wetlands in Hong Kong.” We would like the Board to liaise with relevant

parties/ authorities as to whether there has been any scientific study to justify this statement.

10. Indeed, there are numerous scientific studies investigating the effect of human
disturbance on birds, and some have pointed out that the mere presence of human (e.g.,

approaching human, a walking human) could already be considered as a source of
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disturbance ©#-* ) (see also a photo in Figure 3). While one of the key concerns would be
how long the disturbance distance is, the approved Environmental Impact Assessment (EIA)
for the Sheung Shui to Lok Ma Chau Spur Line has provided that the exclusion distance
(where a species is precluded from using the area because of the impacts from the station and
railway) of BES is 100 m, and the maximum distance of reduced density ranges from 150 to
200 m®; also, this approved EIA has considered the overall disturbance sensitivity of BFS to
be ‘high’®. In addition to this EIA, there is also a scientific study (published in 2015)

examining the response of wintering BFS to disturbance’; this study states that:

...... The spoonbills showed the strongest behavioural response to the non-threatening
anthropogenic stimuli, and human approach followed by motor vehicles caused longer
responses per event than did any other type of disturbing stimulus. Flight distance
caused by human approach varied depending on conditions; inactive spoonbills in
mixed-species associations started (o flee at the greatest distance (197.4 m, with a 50%
probability), whereas the spoonbills in a single conspecific flock were the most tolerant
of human approaches, regardless of their activeness (61.0-61.7 m, with a 50%

probability)... ... Human _approach had been _identified as the most _important

disturbing stimulus _that_should be controlled as_a_priority ... ... The tolerance of

sympatric species as well as the behavioural response of target species should be
considered when a buffer area for wildlife management, particularly against human

disturbance, is planned... ...

1. Regarding the effect on bird flight line, the EcolA considers that the impact is of low
significance. While birds in the locality can of course shift westward or fly higher to avoid
the proposed high-rise blocks, we would like the Board to seriously consider the potential
cumulative impacts of approving this application. We urge the Board to consider whether the
approval of this application for high-rise development within WBA (largely) would set a
precedent for other similar applications in the Deep Bay Area.

‘https://www.researchgate.net/publication/26 1180661 The impact_of human_disturbance _on_birds_A_select
ive_review

* https://www.frontiersin.org/articles/10.3389/fevo.2018.00175/full

© https://www.epd.gov.hk/eia/register/report/eiareport/eia_0712001/Volumel/kere-ss-lme-eia-f-6980-4-d.htm
"https://www.researchgate.net/publication/273123874 Behavioural responses of wintering_black-faced_spo

onbills_Platalea_minor_to_disturbance
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12, As aforementioned, the site is largely within WBA, and there is a Town Planning Board
guideline for development in this zone and the wider Deep Bay Area (i.e., TPB PG-NO. 12¢?).
Regarding developments within the Deep Bay Area and WBA, this guideline mentions the

following:

...... A “precautionary approach’ has been adopted by the Board in view of the known

intrinsic value of fish ponds in ecological terms and the complex response of birds to

future landuse changes and carryving capacity which has not been fully undersiood. The

intention is to protect and conserve the existing ecological functions of fish ponds in

order to maintain the ecological integrity of the Deep Bay wetland ecosystem as a whole.

This “precautionary approach” is formulated with the support of scientific surveys and

analysis as provided in the Study... ...

...... Development/redevelopment which may have negative impacts on the ecological
value of the WCA would not be supported by the Board, unless the ecological impact
assessment can demonstrate that the negative impacts could be mitigated through

positive measures... ...

... For those disturbed areas directly abuiting the WCA, the development should
provide a wetland and visual buffer to separate the development from the WCA to
minimise its impact on the wetland... ...

... .. Residential development projects which include replacement of existing open
storage and port back-up uses and/ or proposal of detailed wetland restoration may be
given special consideration subject to satisfactory ecological and other impact
assessments. These developments should be compatible with the surrounding land uses

and the rural setting of the area... ...

...... In addition to ecological consideration, other planning considerations including
development intensity, compatibility with the surrounding land uses, environmental
impacts (e.g., noise, air and water qualities), traffic and drainage impacts, provision of
infrastructure and visual impact are also important in the assessment of an application

within the Deep Bay Area.’

13. Simply speaking, we do not consider that the proposed high-rise blocks are compatible
with the current setting of the locality which at present comprise mainly low-rise houses/
FAMNS KM AN AR
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structures, grassland/ shrubland (some are evolved from abandoned farmland), ponds,
drainage facilities, plantations, roads/ cycle tracks/ paths not heavily used as well as some
waste ground and open storage to the further south — there are no high-rise buildings at all.
We are also highly concerned about the obvious visual impacts that would be caused by the
proposed high-rise development. In addition, we do not consider the additional human
disturbance impact that would potentially be caused by the residents/ users from the proposed
development which contains 3090 residential units (estimated residential population: §343)
would be of low significance, in view of the fact that high abundance of large waterbirds
(including the globally Endangered BFS) utilise the NTMDC and many of them have been
considered to be disturbance sensitive. Indeed, 30 individuals (maximum count) of the
globally Endangered BFS, which is sensitive to disturbance/ human disturbance®”, have been
recorded in the NTMDC; this simply means that this channel could support 7-8% of the Deep
Bay population (using the Deep Bay abundances recorded in 2015, 2016, 2019 and 2020 as
the base® * '% '), and this clearly highlights its conservation importance. Any additional
disturbance to this channel should be carefully assessed, and mitigated if possible, in order
not to further reduce the range of habitats suitable for this endangered species. However, we
do not agree to the assessment in the EcolA relating to this aspect. In view of all the above,
we object to this application and we urge the Board to reject it unequivocally. We also urge
the Board to consider whether the ‘precautionary approach’ should also be applied when

considering the potential impacts of the proposed development on NTMDC.

14. The gist of this application also mentions the following: *... ... These pieces of residual
area have been lefi idle for decades and are considered a waste of scarce land resource... ... ’
We would like to remind the Board that, according to the gist, there are five approved (with
conditions) planning applications for low-rise residential developments (two are amendments
to approved schemes) covering the current application site; the first one (A/YL-MP/110) was
approved 18 years ago (in 2003) and the latest one (A/YL-MP/205) was approved 8 years ago
(in 2013).

15. Thank you for your attention.

¥ https://eaaflyway.net/wp-content/uploads/2018/01/bfs_census 2015.pdf
7 https://eaaflyway.net/wp-content/uploads/2018/01/bfs_census_2016.pdf
19 https://www.eaaflyway.net/wp-content/uploads/2021/01/bfs_census_report 2019.pdf

' https://www.hkbws,org.hk/cms/en/hkbws/work/endangered-species/bfs-en/bfscensus2020
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WCA boundary

Figure 2. Distance between the application site and Ramsar Site.
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Figure 3. On-site photos taken in October 2021.
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Application Site is behind the hoarding
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Figure 3. Cont’d.
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Aren to the north/ northwest of the site and the low-rise buildings
in Fairview Park and Palm Springs
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Figure 3. Cont’d.

Yau Pok Road, pedestrian

road and cyele track close to

the site; are they heavily used?
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e
NTMDC ean be seen from Yau Pok Road; this
Great Egret, originally standing in the channel,
flew away when the photographer approached,
simply demonstrating how large waterbirds would

4 behave in the presence of human,
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Figure 3. Cont'd,

Kam Pok Road and s
| pedestrian road nest o the

| site; are ‘hqy.lledvilrﬂscﬂ?- 15y
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Figure 3. Cont’d.
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<. Although the vegetation along Kam Pok
Road seems to be thicker, NTMDC can

still be seen from the road.
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Figure 3. Cont’d,
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Castle Peak Road section and
pedestrian roads above NTMDC, are
the pedestrian roads heavily used?
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