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For Consideration by

the Rural and New Town

Planning Committee

on 3.2.2023

APPLICATION FOR PERMISSION
UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE

APPLICATION NO. A/YL-NSW/293

Applicant : Top Field International Limited, Ideal Ace International Limited and
Winghing Investments Limited represented by Ove Arup & Partners Hong
Kong Limited

Site > Various Lots in D.D. 103 and D.D. 115, Nam Sang Wali, Yuen Long

Site Area . About 53,584 m?

Land Status  : Block Government Lease or New Grant

Plan . Approved Nam Sang Wai Outline Zoning Plan (OZP) No. S/YL-NSW/8

Zoning : “Undetermined” (*U”)

Application : Proposed Comprehensive Residential Development with Commercial Uses

and Social Welfare Facilities

1. The Proposal

1.1  The applicant seeks planning permission for a proposed comprehensive
residential development with commercial uses and social welfare facilities at the
application site (the Site) which falls within an area zoned “Undetermined” (“U”)
on the approved Nam Sang Wai Outline Zoning Plan (OZP) No. S/YL-NSW/8
(Plan A-1). According to the covering Notes of the OZP, any use or development
in the “U” zone, except those specified as always permitted under the covering
Notes, requires planning permission from the Town Planning Board (the Board).
Currently, the Site comprises ponds, woodland, vacant land and some scattered
residential structures.

1.2 The Site is bisected by the MTR Tuen Ma Line (TML) into the Northern Site and
Southern Site (Plan A-1). The proposed development has a total PR of 3.028
(including domestic and non-domestic PRs of 2.928 and 0.1 respectively)
comprising 14 residential towers with a building height (BH) of up to 44 storeys
(above 1-2 basement storeys) providing a total of 3,556 units and 9 houses with a
BH of 2 storeys (above 1 basement storey). The 9 houses are all provided at the
Northern Site. The proposed domestic and non-domestic GFA are 156,880m?
and 5,358m? respectively. A one-storey retail podium for shop and services and
eating place is proposed at Towers 8 and 9 in the Northern Site (Drawing A-25).
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A two-storey clubhouse block (above a basement storey) is proposed at the
Northern Site and a one-storey clubhouse podium is proposed at Towers 13 and
14 in the Southern Site (Drawing A-25). The proposed development will
accommodate a population of about 10,330 persons and is tentatively scheduled
for completion by 2026. The Master Layout Plan (MLP), section plans and
Landscape Master Plan (LMP) of the proposed development are at Drawings A-1
to A-7 respectively.  Major development parameters of the proposed

development are as follows:

Major Development Parameters

Proposed Development

Site Area (about) 53,584 m?
Total PR (about) 3.028
- Domestic (about) 2.928
- Non-domestic (about) 0.10

Total Gross Floor Area (GFA)
(about)

not more than 162,238 m?

- Domestic (about)

not more than 156,880 m?

- Non-domestic (about) @
- Eating place / Shop & Services
- Neighbourhood Elderly Centre
- One team of Home Care Services
for Frail Elderly Persons

not more than 5,358 m?
not less than 303 m? (NOFA)
not less than 142 m? (NOFA)

Building Height

- Residential Towers @

26-44 storeys (91.6-139mPD )
(above 1-2 basement storeys)

- Villa Houses

2-3 storeys (12-15mPD )
(above 1 basement storey)

Overall Site Coverage (about)

18%

14 Residential Towers

No. of Blocks 9 Villa Houses

No. of Units 3,556 flats and 9 houses
Average Unit Size (about) 44.1 m?
Anticipated Population (about) 10,330
Clubhouses

- No. of Clubhouses 2

- GFA (about)®

2,920 m? (2-storey block)
1,000 m? (1-storey podium at Towers 13
&14)

Open Space

- Local Open Space

Not less than 10,330m?

Transport Facilities

- Private Car Parking Spaces

746 (incl. 10 accessible car parking spaces)

- Visitor Car Parking Spaces 70
- Motorcycle Parking Spaces 41
- Bicycle Parking Spaces 475
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Major Development Parameters Proposed Development

21
(incl. 5 Light Goods Vehicles (LGVs) and 16
Heavy Goods Vehicles (HGVs))

- Loading/Unloading Spaces for
Goods Vehicle (L/UL)

(1) Non-domestic uses include eating place and shop and services uses. The GFA of social
welfare facilities (a Neighbourhood Elderly Centre of NOFA of 303m? (or equivalent to GFA
of about 667m?) and one team of Home Care Services for Frail Elderly Persons of NOFA of
142m? (or equivalent to GFA of about 312m?), are proposed to be exempted from the GFA
calculation subject to the approval of the Building Authority.

(2) The BH of Towers 1 to 9 include 1 storey of refuge floor; Towers 8 to 9 include 1 storey of
retail podium; and Towers 13 to 14 include 1 storey of clubhouse.

(3) Clubhouse GFA is assumed to be exempted from GFA calculation subject to the approval of
the Building Authority.

Development Layout

1.3

1.4

1.5

According to the applicant, a sensitive design has been adopted in the
development layout respecting the Tung Shing Lei Egretry at the Site and the
birds’ flight paths (Drawing A-22). A Egretry Preservation Zone comprising an
eco-lake of about 10,600m? with wetland habitat and a landscape area for
preserving the nesting trees of the Egretry is proposed at the northeastern corner
of the Site as a feeding ground for migratory birds and as an ecological and visual
buffer between the Egretry and the residential portion of the development
(Drawing A-5).

Low-rise villa houses with a BH lower than the Yuen Long Highway are
proposed around the eco-lake and egrery locations to minimise the potential
disturbance to birds’ flight paths (Drawing A-22) and to serve as a buffer from
the high-rise towers to its west.

The disposition and BH of the high-rise towers have also taken into account the
birds’ flight paths as well as the Shek Kong Airfield height restriction. The 14
towers are arranged in a 3-tier stepped profile from 44 storeys (139mPD) at the
west to 26-31 storeys (91.6-112.8mPD) at the south, and further to 2-3 storeys
(12-15mPD) for low-rise villas at the north (Drawings A-1 to A-4), providing a
smooth transition between the high density Yuen Long New Town to its west and
the low-to-medium density development at Kam Tin North to its east.

Air Ventilation, Visual and Landscape

1.6

1.7

Under the proposed development, building separations between towers and
setbacks along site boundary (Drawing A-9) are proposed for enhancing wind
penetration. According to the Air Ventilation Assessment (AVA), the overall
ventilation performance is comparable between the baseline scheme (i.e. existing
condition) and proposed scheme (i.e. proposed development) under summer
condition; while the baseline scheme performs slightly better under the annual
condition. The AVA concludes that the proposed development would be
acceptable in air ventilation terms even though there is a noticeable increase of
BH.

A Visual Impact Assessment (VIA) has been conducted to assess the visual
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impact of the proposed development against the baseline scenario (i.e. existing
condition), with an ultimate scenario including the proposed development and the
potential Tung Shing Lei public housing development formulated for reference
purpose (Drawing A-33). According to the VIA, the scale and design of the
proposed development is compatible with the surrounding residential
neighborhoods at Yuen Long New Town and Kam Tin North. With the proposed
design mitigation measures, such as adoption of stepped height profile, variation
in composition of building groups, incorporation of adequate building gaps and
proper fagade treatment, there is only an overall negligible impact as compared to
the existing environment (Drawings A-10 to A-19).

1.8  According to the Landscape Proposal, a total of 139 trees were recorded at the
Site. 107 trees are proposed to be felled and 309 new trees are proposed for tree
compensation (Drawings A-5 and A-6).

1.9 A Linear Park of about 2.5 ha, serving as a green corridor linking between the
Northern and Southern Sites and the future public housing development in Tung
Shing Lei, is proposed to create seamless pedestrian connection with active and
passive open space for public enjoyment (Drawings A-7 and A-8). The
implementation of the Linear Park, which is outside the Site, will be further
explored in liaison with relevant Government departments.

Ecology

1.10 The Site does not fall within the Wetland Conservation Area nor Wetland Buffer
Area. According to the Ecological Impact Assessment (EcolA), the proposed
development will result in habitat losses including 1.03 ha of semi-active ponds,
0.69 ha of abandoned ponds, 1.11 ha of plantation, 1.47 ha of developed area and
0.14 ha of abandoned agricultural land (Drawings A-20 and A-21). To minimise
the potential ecological impacts, the applicant has proposed (i) an Eco-lake of
about 1.06 ha comprising the preserved existing pond of about 0.93 ha and
shallow water area of 0.13 ha providing shallow and deep water areas as well as
pond bunds to provide habitats for aquatic fauna and other water birds as well as
to facilitate feeding by ardeids (Drawing A-22); (ii) to preserve all nesting trees
used for breeding ardeids; (iii) avoidance of high-rise buildings within the birds’
flight zone and stepped BH for low-rise villas to minimise impacts on flight path;
(iv) provision of building setback from the preserved nesting trees; (v) provision
of underground internal road to minimise traffic noise disturbance to the
preserved nesting trees; (vi) proper design of lighting to minimise potential glare
impact; and (vii) suspension of piling activities during breeding season.

Transport and Traffic

1.11  The vehicular ingress/egress point is proposed at the Southern Site (Drawings
A-23 and A-24) which will be connected with the Northern Site through the
internal road link at basement car park level, while the internal road at ground
level, which is at GL, will only serve as EVA (Drawings A-25 to A-26). Both
the internal road link at basement level and the internal road at ground level are
located outside application site boundary. The proposed access road of
not-less-than 7.3m wide single two-lane carriageway with a 2.5m wide footpath
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along the eastern kerbside of the carriageway will be provided (Drawing A-24).
To facilitate vehicles leaving the Site heading towards Au Tau Interchange,
longer weaving road section of about 140m (additional 65m from existing
weaving section) will be provided by modifying the existing road markings
(Drawing A-24).

In terms of pedestrian network, the Site is accessible to MTR Yuen Long Station,
Yoho Mall and Park Yoho for the major public transport and attractions nodes
through the existing pedestrian facilities (e.g. footpaths and subways) as well as
the proposed footpaths under the proposed development.

The applicant has submitted a Public Transport Assessment and Broad Technical
Assessment on Rail Capacity of MTR TML which demonstrate that the proposed
development will not induce insurmountable impact on the public transport
connection to MTR Yuen Long Station and railway. In order to further minimise
the implication to existing public transport service, public transport feeder service
would be provided within the Site.

Environment

1.14

1.15

According to the Environmental Assessment (EA), the Site is subject to potential
traffic emissions along Yuen Long Highway, chimney emission from Pok Oi
Hospital, traffic and railway noise as well as fixed noise from the surrounding
brownfield operations. To mitigate the potential air quality and noise impacts, a
20m-setback from Yuen Long Highway, 5m-setback from local distributors and
200m buffer distance from the chimney have been taken into account in the
development layout (Drawing A-27) with respect to HKPSG and noise
conscious design including building orientation, single aspect design, enhanced
acoustic balconies/windows and architectural fins will be adopted.

On land contamination aspect, there is possibility of land contamination from
potential spillage of fuel / lubricants from a car repairing workshop and an open
storage with signs scrap metal at the western edge of the Northern Site (Drawing
A-28). Land contamination assessment procedures with implementation of
remediation as required will be followed so that potential contamination in
existing soil would be treated and no insurmountable land contamination issue is
anticipated.

Drainage, Sewerage and Water Supply

1.16

According to the Drainage Impact Assessment (DIA), the Northern Site is served
by public drainage facility while the runoff of the Southern Site will be collected
and discharged into the nullah along Long Fai Road via the existing box culverts
and proposed pipes (Drawing A-29). The Site is not served by public sewerage
facilities. Anunderground Sewage Treatment Plant (STP) with tertiary treatment
technology is proposed at the Northern Site (Drawing A-30), and no net increase
in pollution load to Deep Bay will be resulted. Fresh water supply for the
development is proposed to be served by the existing Au Tau Fresh Water Service
Reservoir (FWSR) with proposed connections to the existing water mains
(Drawing A-31).
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Other Technical Aspects

1.17 According to Geotechnical Planning Review Report (GPRR), the proposed
development is considered geotechnically feasible under the preliminary
planning stage, and will be subject to detailed study in the detailed design stage.

1.18 The Site falls within the 200m consultation zone of the Towngas Au Tau Offtake
and Pigging Station (Drawing A-32). Only part of the Northern Site (about 1,856
residents) falls within the 200m consultation zone. According to the applicant,
with the nearest building of at least 183m away from the station, the proposed
development will not be subject to unacceptable risk impact.

1.19 In support of the application, the applicant has submitted the following
documents:

(@) Application form received on 6.10.2021 (Appendix I)
(b) Supplementary planning statement (SPS)
(c) 13 submissions of Further Information (FI)*

(d) FI-14 received on 31.1.2023 providing a consolidated (Appendix la)
SPS*

Remarks:
# accepted and exempted from publication and recounting requirements

1.20 At the request of the applicant, the Rural and New Town Planning Committee
(the Committee) of the Board agreed on 25.11.2022 to defer making a decision on
the application for a period of two months in order to allow sufficient time for
preparation of FI to address departmental comments.

2. Justifications from the Applicant

The justifications put forth by the applicant in support of the application are detailed in
Appendices | to la. They can be summarised as follows:

(@) The Site and the larger “U” zone have been left idle for 31 years subject to land use
review with no solid plan for development at the moment. Development at the
Site, held under single land ownership by the Applicant, could be readily realised
in the short-to-medium term. Early implementation of the proposed scheme by
private initiatives could unlock the development potential of the remaining part of
the Tung Shing Lei “U” zone. The proposed development providing 3,565 units
could contribute to private housing supply in short-to-medium term.

(b)  According to the Chief Executive’s 2017 Policy Address, the Tung Shing Lei “U”
zone was earmarked as one of the additional housing sites. The proposed

L Fl received on 12.11.2021, 10.12.2021, 14.1.2022, 17.2.2022, 18.3.2022, 25.4.2022, 10.6.2022, 23.6.2022,
29.7.2022, 13.9.2022, 7.10.2022, 5.12.2022 and 19.1.2023 in response to departmental comments with revised
assessments and/or replacement pages (accepted and not exempted from publication and recounting requirements)
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development is in line with the Government intention for housing development at
the Site and to fully optimise the use of the readily available land. As it is the
Government’s intention for public housing development at the subject “U” zone,
the applicant has prepared an Indicative Layout Plan outlining a comprehensive
plan for the entire Tung Shing Lei “U” zone (including the proposed development
and the future public housing development on a 70:30 public: private housing ratio
assumed) (Drawing A-33). It is demonstrated that the proposed development at
the Site is technically feasible, while not pre-empting the opportunity/intention for
comprehensive development for the Tung Shing Lei “U” zone in the future.

This application has presented a refined scheme that duly addressed departmental
comments received in the previous submission (application no. A/YL-NSW/275
which was eventually withdrawn due to major change in layout), in particular the
comments of Agriculture, Fisheries and Conservation Department (AFCD).
Improvements in the layout design in creating a sensitive and managed
environment and a more enabling habitat were incorporated. A larger Eco-lake of
more than 1 ha and less low-rise villa houses are now proposed at the northeastern
portion of the Site to minimise the disturbance of the nearby Tung Shing Lei
Egretry and birds’ flight lines.

In order to embrace the unique ecological and historical assets as planning merits
for public enjoyment and nature conservation, a sensitive design approach has been
adopted. Outside the Site, the applicant proposed a Linear Park linking up the
historical assets (i.e. Lau Village Houses, Small Trader’s New Village and Pun
UK) adjacent to the Site (Drawings A-7 to A-8), providing pleasant open space
serving the purpose of preservation and public enjoyment.

Technical assessments including TIA, Broad Technical Assessment on Rail
Capacity of MTR TML, Public Transport Assessment, EA, SIA, DIA, WSIA,
EcolA, VIA, Landscape Proposal, AVA and GPRR have been conducted and
concluded that the proposed development will not result in adverse impacts in
terms of traffic, drainage, sewerage, water supply, environment, air ventilation,
ecological, and visual aspects. With appropriate mitigation measures
implemented, the proposed development will not cause any insurmountable
problems to the surrounding areas.

Compliance with the “Owner’s Consent/Notification” Requirements

The applicant is one of the “current land owners” of the Site and has complied with the
requirements as set out in the Town Planning Board Guidelines on Satisfying the
“Owner’s Consent/ Notification” Requirements under Sections 12A and 16 of the Town
Planning Ordinance (TPB PG-No. 31A) by posting notices in local newspapers and site
notice.  Detailed information would be deposited at the meeting for Members’
inspection.

Background

4.1 The Site falls within the “U” zone (26.3 ha) south of the Yuen Long Highway

(Plan A-1) and has been zoned “U” on the draft Nam Sang Wai OZP No.
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S/YL-NSWI/1 since 3.6.1994. It was so designated as several major transport and
drainage projects, including Yuen Long Highway, TML and Yuen Long Bypass
Floodway (YLBF), which were under planning at that time, would traverse the
area. According to the Explanatory Statement of the Nam Sang Wai OZP, the “U”
zone is within a transitional location between the urban and rural areas.
Development within the areas has to be comprehensively planned as piecemeal
development or redevelopment would have the effect of degrading the
environment and thus jeopardising the long-term planning intention of the areas.
Under the “U” zone, any developments or redevelopments require planning
permission from the Board so as to ensure that the environment would not be
adversely affected and that infrastructure, Government, institution or community
(GIC) facilities, and open space are adequately provided. The proposed
development should also take into account the TML and YLBF.

Following the completion of the infrastructure projects of Yuen Long Highway,
TML and YLBF, and upon preliminary review, the subject “U” zone is considered
to have potential for housing developments and other uses. According to the 2017
Policy Address, the subject “U” zone is one of the potential sites for public housing
development. In March 2021, the “Agreement No. CE 55/2020 (CE) - Site
Formation and Infrastructure Works for Housing Developments at Tung Shing Lei,
Au Tau, Kam Tin and Yuen Long Tai Yuk Road, Yuen Long — Feasibility Study”
(the Study) undertaken by the Civil Engineering and Development Department
(CEDD) has commenced and is anticipated to be completed in 2023. The detailed
land use proposal and appropriate development parameters for the “U” zone are
subject to the findings of CEDD’s on-going study.

The Site is not related to any planning enforcement case.

Previous Application

There is no previous application at the Site.

Similar Applications

6.1

6.2

There are 10 similar applications for residential developments (No. A/YL-NSW/5,
7, 10, 15, 73, 105, 172, 224, 233 and 274) within the “U” zones to the west and
north of the Site. Except Application No. A/YL-NSW/15 and Applications No.
AIYL-NSW/172, 224, 233 and 274 (on same site) were approved, the remaining
applications (No. A/YL-NSW/5, 7, 10, 73 and 105) were rejected (Plan A-1).
Details of the applications are summarised in Appendix II.

Applications No. A/YL-NSWY/5, 7, 10 and 15 were for residential development at a
site to the west of Pok Oi Hospital?. Application No. A/YL-NSWY/5 were rejected
by the Committee between 1995 and 1996. The last application (Application No.

2 The Site of Applications No. A/YL-NSWY/5, 7, 10 and 15 is also the subject of an application for proposed
conservation of historic building (Pun UK), place of recreation, sports or culture (arts / antique gallery and heritage
education) and social welfare facility (residential care homes for the elderly) with ancillary eating place (No.
AJ/YL-NSW/292), which was approved with conditions by the Committee on 12.8.2022.
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A/YL-NSWY/15) for a proposed residential development with a PR of 2.66, BH of
14-17 storeys (58.5 mPD), 95 flats and 84 car parking spaces as well as public open
space of 1,400 m? was approved by the Committee on 18.10.1996 on the
consideration that the issue on the provision of car parking space had been resolved
and there were planning merits in the proposal as Pun UK, a Grade | historical
building, would be restored and preserved. Validity of the planning permission had
been extended up to 18.10.2007 and the planning permission has lapsed.

6.3 Application No. A/YL-NSW/73 for a proposed residential development (with a PR
of 0.95) at the “U” zone to the north of the Site was rejected on 17.3.2000 mainly
on grounds of incompatible land use; non-compliance with TPB-PG No.12B3;
frustration of implementation of YLBF; no provision of proper vehicular access
and insufficient assessments on various development impacts.

6.4 Application No. A/YL-NSW/105 for a proposed residential development (with a
PR of 2.5 and BH of 15-21 storeys) to the west of the Site was rejected on
5.10.2001 mainly on grounds of frustration of implementation of YLBF and
imposing constraints on the land use review for the whole area, incompatible land
use, and insufficient information to demonstrate that the proposed development
would not have adverse traffic, visual, environmental and ecological impacts on
the surrounding areas.

6.5 Applications No. A/YL-NSW/172, 224, 233 and 274 at the “U” zone north of Yuen
Long Highway were approved between 2007 and 2021. The last application (No.
A/YL-NSW/274) for a proposed residential development and community hub
development comprises 8 apartment blocks of 6 to 19 storeys (26.9 to 75mPD)
providing 1,518 flats and other commercial and community facilities with a total
PR of 2.29 was approved on 26.2.2021 mainly on the considerations that the
proposed development was not incompatible with the surrounding existing and
planned developments; it was in line with TPB PG-No. 12C? and there would not
be significant adverse impacts on the ecology, traffic and infrastructure of the area.

7.  The Site and Its Surrounding Areas (Plans A-1 to A-4)

7.1 The Site:

(@) s currently accessible via Yuen Long Tung Shing Lei Road which connects
with Castle Peak Road — Yuen Long (Plans A-2 and A-3)

(b) is bisected into two portions by the MTR TML and a group of Grade 3
Historic Buildings (Lau Village Houses);

(c) the northern portion is largely occupied by ponds with some unused land,
storage and residential dwellings; and

(d) the southern portion comprises unused land and residential dwellings.

% The Town Planning Board Guidelines for Application for Developments within Deep Bay Area under Section 16
of the Town Planning Ordinance
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7.2 The surrounding areas have the following characteristics:

(@) to its immediate north is Yuen Long Highway. Further north across Yuen
Long Highway is a “Residential (Group D)” (“R(D)”) zone with scattered
residential dwellings. An Application No. Y/YL-NSW/4 for rezoning part of
the “R(D)” zone to “R(D)1” for residential development with a PR of 0.34
and BH of 3 storeys for 57 houses was approved on 12.1.2018. Further
northwest is a vacant site with an approved application (A/YL-NSW/274) for
residential and community hub development with a PR of 2.29 and 6 to 19
storeys for 1,518 flats (Plan A-1).

(b) to its immediate east is unused land. Further northeast across Yuen Long
Highway is Towngas Offtake and Pigging Station.

(c) to its immediate south are some scattered residential dwellings. To its
southwest are some workshops, open storage yards, unused land, and a
vacant site with planning permission for religious institution (church) use
(No. A/YL-NSW/263). To its southeast is a knoll zoned “Green Belt”
(“GB”) with permitted burial ground; and

(d) to its immediate west are some ponds, residential dwellings and
unused/vacant land.

Planning Intention

The “U” zone is subject to impacts from Castle Peak Road, Yuen Long Highway, MTR
TML and YLBF. Under the “U” zone, any developments or redevelopments require
planning permission from the Board so as to ensure the environment would not be
adversely affected and that infrastructure, GIC facilities, and open space are adequately
provided. The proposed development should also take into account the TML and YLBF.
To realise a built-form which represents a transition from Yuen Long New Town to the
rural area, the development intensity should take into account the urban type
developments immediately to the west of the “U” zone and the rural characteristics of the
area to its north. Development within the areas has to be comprehensively planned as
piecemeal development or redevelopment would have the effect of degrading the
environment and thus jeopardising the long-term planning intention of the areas.

Comments from Relevant Government Departments and Bureau

9.1 The following Government departments and bureau have been consulted and their
views on the application are summarised as follows:

Land Administration

9.1.1 Comments of the District Lands Officer/Yuen Long, LandsD (DLO/YL,
LandsD):
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The Site involves various private lots in D.D. 103 and D.D. 115
either covered by Block Government Lease or New Grant, the
details of which would be checked during land application stage.

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

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

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

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

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

Should the Board decide to approve the application, the registered
owners have to apply for a land exchange to implement the planning
scheme. However, there is no guarantee at this stage that the land
exchange application would be approved. Such application will be
dealt with by LandsD acting in the capacity as the landlord at his
discretion, and if it is approved under such discretion, the approval
would be subject to such terms and conditions including amongst
others, the payment of premium and administrative fee as may be
imposed by LandsD.
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Comments of the Commissioner for Transport (C for T):

(@)

(b)

He has no adverse comment on the application from traffic
engineering point of view.

The development site of this planning application partly overlaps
with a public housing development at Tung Shing Lei under the
Study. In particular, the proposed access roads and the associated
traffic and transport facilities in this planning application and the
said public housing development are incompatible with each other.

Comments of the Chief Highway Engineer/New Territories West,
Highways Department (CHE/NTW, HyD):

(@)

(b)

(©)

(d)

(€)

(M

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

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

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

The proposed green corridor will not be implemented and
maintained by HyD.

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

Adequate drainage measures should be provided to prevent surface
water running from the Site to the nearby public roads and drains.

Comments of the Chief Engineer/Railway Development 2-2, Railway
Development Office, HyD (CE/RD 2-2, RDO, HyD):

(@)
(b)

He has no comment from railway development viewpoint.

The location of the proposed development falls within the Railway
Protection Zone of the existing TML. The railway protection team
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of MTRCL should be consulted with respect to operation,
maintenance and safety of the existing rail network.

Nature Conservation and Fisheries

9.15

Comments of the Director of Agriculture, Fisheries and Conservation
(DAFC):

He has no in-principle objection to the application provided that the
proposed mitigation measures would be implemented properly. Based on
the EcolA, it is understood that the development will result in the loss of
one semi-active pond, whilst the other pond will be preserved and
transformed into an Eco-lake. According to our records, both fish ponds
are engaged in pond fish culture, and so it is advised that in addition to
requiring “mitigation for loss of this habitat”, mitigation measures for any
direct, indirect, on-site/off-site impacts to fisheries during the
construction and operation phases be identified and evaluated. The
applicant is advised to conduct a Fisheries Impact Assessment in support
of his application.

Public Housing Development in Tung Shing L ei

9.1.6

9.1.7

Comments of the Director of Housing (D of Housing):

He objects to the application as Tung Shing Lei is one of the potential
public housing sites identified to be made available for housing
development according to 2017 Policy Address, and CEDD is currently
undertaking the Study (Agreement No. CE55/2020 (CE)) for Tung Shing
Lei, the encroachment will jeopardise the government’s intention and
development potential for public housing development.

Comments of the Project Manager (West), CEDD (PM(W), CEDD):

He has no comment on the application in principle and advises that the
Study will be completed in 2023.

Environment

9.1.8

Comments of the Director of Environmental Protection (DEP):

(@) He has no objection to the planning application from environmental
planning perspective.

(b) An environmental permit under the Environmental Impact
Assessment Ordinance is required prior to the commencement of
construction and operation of the project, for a reason that the
project would constitute a designated project (DP) under Item P.2,
Part 1, Schedule 2 of the EIAO (since the application site is
unsewered and the nos. of flat units provided under the development
would be more than 2,000 flats).
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Should the Board consider that the application is acceptable,
conditions should be stipulated in the approval letter requiring
submission of noise impact assessment to ensure that the
recommended measures will be properly implemented.

Urban Design, Air Ventilation and Visual Aspects

9.1.9

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

Urban Design and Visual

(@)
(b)

(©)

(d)

She has no adverse comment on the VIA.

The Site, with an area of about 53,584 sg. m., falls within an area
zoned “U” on the Nam Sang Wai OZP. According to the Notes of
the OZP for the “U” zone, all uses or development require
permission from the Town Planning Board. According to the
Explanatory Statement of the OZP, the areas (together with the
nearby two “U” zones) are located in close proximity to the Yuen
Long New Town and within the transitional location between the
urban and rural areas. Development within the area has to be
comprehensively planned as piecemeal development or
redevelopment would have the effect of degrading the environment
and thus jeopardizing the long-term planning intention of the areas.
The areas are subject to future land use review. It is noted that Tung
Shing Lei is one of the potential housing sites identified in the 2017
Policy Address. However, the appropriate uses and development
intensity for the long-term development of the subject “U” zone are
subject to a technical feasibility study.

The applicant seeks planning permission for proposed
comprehensive residential development mainly comprising
fourteen residential towers and nine villa houses of 2 to 44 storeys
(excluding 1 to 2 levels of basement) with a BH of 12mPD to
139mPD and a total PR of 3.028.

The whole “U” zone covering the Site and its immediate
surrounding areas is currently rural in character, mainly intermixed
with ponds, tree clusters, vegetated fields, as well as village
settlements and brownfield operations of 1 to 2 storeys. The “U”
zone to the northwest of the Site is the subject of an approved
planning application (No. A/YL-NSW/274) with a maximum PR of
2.29 and a maximum BH of 75mPD. To its further east across Tsing
Long Highway are Park Yoho, Riva, Crescent Green and planned
developments subject to various approved planning applications
with maximum PR up to 1.25 and maximum BH up to about
83mPD. The Site is within a transitional location with urban type
development of Yuen Long New Town (YLNT) to its west (up to
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about 174mPD) and existing/planned low to medium-rise
residential developments to its north, east and south.

The applicant claims that the planning circumstances in the vicinity
of the Site is changing that a medium-density residential hub and a
low-to-medium-rise sub-urban township will be formed in Nam
Sang Wai and Kam Tin North (KTN) respectively. The proposed
development will form a new town extension with smooth transition
between YLNT and KTN.

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

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

Air Ventilation

(h)

(i)

An AVA Initial Study (I1S) using computational fluid dynamic
modelling has been carried out for the Baseline Scheme (i.e.
existing condition) and the Proposed Scheme for the
“Undetermined” zone of the Application Site. As set out in the
AVA IS report, the Proposed Scheme has incorporated the wind
enhancement measures including (i) 10m setback to the west of T2;
(i) 23m-wide building separation between T5 and V4; (iii)
10m-wide building separation between T4 and T7; (iv) 21m-wide
building separation between T7 and T8; (v) 6m setback to the south
of T9; (vi) 11m-wide building separation between T14 and T15;
(vii) 10m-wide building separation between T12 and T13; (viii)
7.3m-wide EVA within the subject site and (ix) about 18,570m?
open area within the Northern Site with majority of the landscape
and lake areas located in the eastern part.

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

Landscape

)
(k)

(0

(m)

(n)

(0)

She has no objection from landscape planning perspective.

According to the aerial photo of 2021, about half portion of the site
area is currently occupied by existing ponds. The Site is situated in
an area of rural fringe landscape character comprised of ponds,
vegetated fields, clustered tree groups, green-belt, village houses,
temporary structures and carparks etc. Existing and planned low to
medium-rise residential developments and GIC facilities are located
in the vicinity of the Site. The proposed development is considered
not entirely incompatible with existing and planned landscape
setting in the proximity, although it would bring forth noticeable
changes to the landscape character of the surrounding area.

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

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

The applicant should be advised that approval of the application
does not imply approval of tree works such as pruning, transplanting
and felling under lease. The applicant shall seek approval for any
proposed tree works from relevant departments prior to
commencement of the works.

Since the provision of special landscape features such as eco-lake
are involved in the proposed development, should the Board
approve the application, an approval condition on submission and
implementation of LMP to the satisfaction of Director of Planning
or of the Board is recommended.
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9.1.10 Comments of the Chief Architect/Central Management Division 2,
Architectural Services Department (CA/CMD2, ArchSD):

It is noted that the proposed residential development mainly consists of 9
houses with BH of 2 storeys (about 12mPD) and 14 towers with BH of 26
to 42 storeys (about 91.6mPD to 139mPD). The 14 towers are about
766% to 1366% higher than adjacent “R(D)” and village type
developments with BH of 3 storeys permitted on the OZP. It is
undesirable from visual impact point of view and may not be compatible
to adjacent developments.

Drainage

9.1.11 Comments of the Chief Engineer/Mainland North, DSD (CE/MN, DSD):

(@)

(b)

He has no objection in principle to the proposed development from
public drainage point of view and has no adverse comment on the
DIA and SIA.

Should the Board consider that the application is acceptable from
the planning point of view, conditions should be stipulated in the
approval letter requiring (i) the submission of a drainage proposal;
and (ii) the implementation and maintenance of the drainage
proposal for the development to the satisfaction of the Director of
Drainage Services or of the Board.

Building Matters

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

(@)

(b)

(©)

(d)

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

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

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

For UBW erected on leased land, enforcement action may be taken
by the Buildings Department to effect their removal in accordance
with the prevailing enforcement policy against UBW as and when
necessary. The granting of any planning approval should not be
construed as an acceptance of any existing building works or UBW
on the Site under the BO.
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Before any new building works (including containers/open sheds as
temporary buildings, demolition and land fullings etc.) are to be
carried out on the Site, prior approval and consent of the BA should
be obtained, otherwise they are UBW. An Authorized Person
should be appointed as the co-ordinator for the proposed building
works in accordance with the BO.

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

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

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

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

Detailed comments under the BO will be provided during the plan
submission stage.

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

(a)

(b)

(©)

He has no objection in principle to the application subject to water
supplies and fire service installations (FSIs) being provided to his
satisfaction.

Detailed fire safety requirements will be formulated upon receipt of
formal submission of general building plans.

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

Water Supply

9.1.14 Comments of the Chief Engineer/Construction, Water Supplies
Department (CE/C, WSD):
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He has no objection to the application subject to the following
comments.

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

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

No trees or shrubs with penetrating roots may be planted within the
waterworks reserve or in the vicinity of the water main.

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

Other Aspects

9.1.15 Comments of the Antiquities and Monuments Office (AMO) of DEVB:

9.1.16

(@)

(b)

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

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

Comments of the Director of Social Welfare (DSW):

He has no comment from welfare perspective at this stage, given that the
applicant agreed to include the proposed NEC and one team of Home
Care Services for Frail Elderly Persons (2-team size non-kitchen based)
into the development.
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9.1.17 Comments of the Head of Geotechnical Engineering Office, CEDD
(H(GEO), CEDD):

9.1.18

(@)

(b)

(©)

(d)

He has no adverse geotechnical comments on the planning
application.

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

Should the application be approved, an approval condition on the
submission of a NTHS and implementation of the mitigation
measures recommended therein, as part of the development, is
required.

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

Comments of the Director of Electrical and Mechanical Services
(DEMS):

(@)
(b)

(©)

He has no comment from regulatory services perspective.

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

There are high pressure town gas pipelines (HP pipelines) running
along Castle Peak Road (Tam Mi and Yuen Long sections) and there
is a town gas offtake and pigging station adjacent to the Yuen Long
Highway in vicinity of the application site. The applicant shall liaise
with the Hong Kong and China Gas Company Limited in respect of
the exact locations of the facilities.
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9.1.19 Comments of the Director of Food and Environmental Hygiene (DFEH):
(@) He has no adverse comment on the application.

(b) His advisory comments as detailed in Appendix V.

The following Government departments have no objection to or no comment on the
application:

(a) District Officer (Yuen Long), Home Affairs Department (DO(YL), HAD);
(b) Commissioner of Police; and
(c) Director of Leisure and Cultural Services.

10. Public Comments Received During Statutory Publication Period

10.1

10.2

10.3

During the first three weeks of statutory public inspection periods, a total of 256
public comments on the application were received, including 37 supporting
comments and 219 comments raising objection to or concerns on the application.
Full set of the public comments will be deposited at the Board’s Secretariat for
Members’ inspection and reference. Extracts of the comments are at Appendices
I1la to I11b. Their major views are summarised as follows:

Supporting Comments

The 37 supporting comments were submitted by individuals (Appendix 111a). The
main supporting reasons are summarised as follows:

(@ The proposed development can release development potential of the
underutilised land, increase housing supply and support the development of
Northern Metropolis.

(b) The proposed development can improve the existing environment at Tung
Shing Lei and existing infrastructures in the area are adequate to support the
proposed development.

(c) Sensitive design has been adopted to minimize ecological and environment
impacts, including the provision of Eco-lake for egrets.

Obijecting / Raising Concerns

The 219 comments raising objection/concerns were from (i) Tung Shing Lane
Village Residents” Welfare Association; (ii) 5 green groups (viz. World Wide Fund
for Nature Hong Kong, The Conservancy Association, Hong Kong Bird Watching
Society, Kadoorie Farm & Botanic Garden Corporation and Green Power); (iii)
Hong Kong and China Gas Company Limited; (iv) the MTR Corporation Limited
and (v) individuals (Appendix I11b). Their major views are:
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Adverse ecological impacts

(a)

(b)

(©)

(d)

Others

(€)

(M

(9)

(h)

)

(k)

(0

(m)

The proposed development would reduce the area of fish ponds in the area
and have adverse impacts on the ecological value and the natural
environment.

The proposed development would obstruct bird flight lines and the
effectiveness of the mitigation measures proposed are in doubt. The massive
development scale would deteriorate the quality of the habitats in the area
and have adverse ecological impact on the Tung Shing Lei Egretry.

The proposed development would cause direct loss in wetland habitats and
the proposed development would increase pollution loading of Deep Bay
area.

Various applications for development projects in the Wetland Buffer Area
have been approved recently. Cumulative impacts to the adjacent
ecologically sensitive areas need to be carefully assessed.

The proposed development would jeopardise the public housing
development and the review of “U” zone.

The proposed development is not in line with planning intention and
incompatible with surrounding rural environment.

Some local residents would need to be relocated and living style of local
residents would be affected.

The proposed development would induce adverse traffic impacts; overload
the MTR TML,; and adversely affect the operation of Pok Oi Hospital.

Supporting facilities in Yuen Long are inadequate to support additional
developments; and the provision of open space and supporting facilities
within the proposed development are inadequate.

The heritage value of the nearby graded buildings at Tung Shing Lei would
be affected.

The proposed development would be exposed to operational railway noise.
Noise impact assessment should be conducted to evaluate noise impacts from
MTR TML and relevant noise mitigation measures should be adopted.

The application site is in close proximity to existing High Pressure Offtake
and Pigging Station and Quantitative Risk Assessments (QRA) should be
conducted and mitigation measures should be determined.

The proposed development would set an undesirable precedent for other
similar developments.
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Planning Considerations and Assessments

111

11.2

11.3

114

The application is for a proposed comprehensive residential development with a
total PR of 3.028. The proposed development comprises 14 residential towers
(26-44 storeys above basement storeys) providing 3,556 flats, 9 villa houses (2-3
storeys above basement storey), with a domestic GFA of 156,880m? and
non-domestic GFA of 5,358m?. An Eco-lake of about 1 ha is proposed at the
northeastern portion of the Site and social welfare facilities including a NEC and
one team of Home Care Services for Frail Elderly Persons as requested by SWD
are also incorporated into the proposed development.

Planning Intention

The Site forms part of a larger “U” site (Plan A-1) which has been zoned “U” on
the OZP since 1994. It was so designated as several major transport and drainage
projects, including Yuen Long Highway, TML and YLBF, which were under
planning at that time, would traverse the area. It has been clearly stated in the
Explanatory Statement of the Nam Sang Wai OZP that any developments in the
subject “U” zone has to be comprehensively planned as piecemeal development
or redevelopment would have the effect of degrading the environment and thus
jeopardise the long-term planning intention of the areas. While the West Rail
(currently the TML) and YLBF have been completed, the areas zoned “U” are
subject to land use review.

As announced in the 2017 Policy Address, the subject “U” zone is one of the
potential sites for public housing development. In March 2021, the CEDD
commenced the Study for ascertaining the feasibility of the proposed public
housing development in the Site, which is targeted to be completed in 2023. This
offers opportunities to the Government to review the land use proposal of the
subject “U” zone in a comprehensive manner. The detailed land use proposal and
appropriate development parameters are subject to the findings of CEDD’s
on-going study. Zoning amendment or planning application where applicable to
take forward the recommended housing development will be submitted to the
Board for consideration in due course. At this juncture, the approval of the
application will jeopardize the comprehensive planning of the “U” zone.

Interface with the Long Term Development and surroundings

The Site occupies a substantial portion of the “U” zone (about 20% of the “U”
zone). The proposed development would undermine the comprehensiveness of
the public housing development under the Study and affect the implementation of
the public housing development. In this connection, D of Housing objects to the
application in that Tung Shing Lei is one of the potential public housing site, the
encroachment of the proposed development onto the public housing site will
jeopardise the government intention and development potential for public
housing development. TD also points out that the proposed access roads and
associated traffic and transport facilities in this application and the public housing
development are incompatible with each other. The approval of the application
would unavoidably pre-empt CEDD’s study and compromise the opportunities
for a comprehensive land use review in the area.
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The Site is bordering the Yuen Long New Town and within a transitional location
between urban and rural areas, with Pok Oi Hospital, village settlements and
some storage yards in its immediate surroundings and clusters of high-density
residential developments (i.e. Grand Yoho) to its west across Yuen Long
Highway (Plans A-1 and A-2), as well as other planned/committed residential
developments (e.g. the approved application no A/YL-NSW/274 for residential
development with PR of 2.29 and BH of up to 19 storeys (excluding basements),
and the potential Tung Shing Lei public housing development) in same locality.

While CA/ICMD2, ArchSD considers that it is undesirable from visual impact
point of view in view of the surrounding low-rise developments, CTP/UD&L of
PlanD considers that given the spatial context of the Site and its immediate
surrounding areas, together with the planned development and the potential
public housing development at Tung Shing Lei in the same “U” zone being
subject to a technical feasibility study, the proposed residential development at
the Site would bring further visual changes to the existing neighbourhood, thus
forming a new residential cluster of medium/high-rise developments.
Considering the regional context, the proposed PR of 3.028 is considered not
unreasonable in the planning context.

Technical Feasibility

The applicant has submitted relevant technical assessments, relevant Government
departments including DAFC, C for T, DEP, CHE/NTW of HyD, CE/RD 2-2,
RDO of HyD, CE/MN of DSD, CTP/UD&L of PlanD, H(GEO) of CEDD,
DEMS and CE/C of WSD have no objection to or no adverse comment on the
application from natural conservation and fisheries, traffic, environmental,
drainage, urban design and landscape, and water supply aspects, etc. It is
anticipated that the proposed development would not be subject to nor generate
adverse impact from/to the surrounding areas.

The proposed Linear Park, serving as a green corridor linking between the
Northern and Southern Sites and the future public housing development in Tung
Shing Lei, is located outside the application site boundary. According to
DLO/YL, the proposed Linear Park involves other private land and GL and his
office would not invoke the relevant Ordinance for resumption of any private lots
or creation of any rights for the implementation of the proposed development.
There is no information on the party responsible for construction, management
and maintenance of the proposed Linear Park and hence the feasibility of
implementation of the Linear Park is in doubt.

Public Comments

As detailed in paragraph 10 above, a total of 256 public comments were received
during the statutory publication periods. The planning assessments and
considerations set out in the above paragraphs are relevant. Regarding the
necessity to conduct a QRA for the proposed development on gas facilities in the
vicinity, the applicant has liaised with the Hong Kong and China Gas Company
Limited and DEMS has no particular comment on the application.
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Planning Department’s Views

12.1

12.2

Based on the assessments made in paragraph 11 and having taken into account the
public comments mentioned in paragraph 10, the Planning Department does not
support the application for the following reason:

the “U” zone is one of the potential sites for public housing development in the
short to medium term which are subject to the findings of the on-going Study by
CEDD. The encroachment of the proposed development onto the public housing
site will jeopardise the government intention and development potential for
public housing development at Tung Shing Lei. Subject to the finding of Study,
the “U” zone will be comprehensively reviewed and the approval of the
application will undermine the comprehensive planning of the “U” zone.

Alternatively, should the Committee decide to approve the application, it is
suggested that the permission shall be valid until 3.2.2027, and after the said date,
the permission shall cease to have effect unless before the said date, the
development permitted is commenced or the permission is renewed. The
following conditions of approval and advisory clauses are also suggested for
Members’ reference:

Approval Conditions

(@) the submission and implementation of a revised Landscape Master Plan to
the satisfaction of the Director of Planning or of the Town Planning Board;

(b) the design and provision of vehicular access to the satisfaction of the
Commissioner for Transport and the Director of Highways or of the Town
Planning Board;

(c) the design and provision of vehicle parking and loading/unloading facilities
for the proposed development to the satisfaction of the Commissioner for
Transport or of the Town Planning Board;

(d) the submission of a revised Traffic Impact Assessment (TIA) and
implementation of the road improvement works identified therein to the
satisfaction of the Commissioner for Transport and the Director of Highways
or of the Town Planning Board;

(e) the submission of a revised Noise Impact Assessment (NIA) and
implementation of the mitigation measures identified therein to the
satisfaction of the Director of Environmental Protection or of the Town
Planning Board;

() the submission of a revised Sewerage Impact Assessment (SIA) and
implementation of the measures identified therein to the satisfaction of the
Director of Environmental Protection or of the Town Planning Board;

(g) the submission and implementation of a drainage proposal to the satisfaction
of the Director of Drainage Services or of the Town Planning Board;
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(h) submission of a natural terrain hazard study (NTHS) and implementation of
the mitigation measures identified therein to the satisfaction of the Head of
Geotechnical Engineering Office of the Civil Engineering Development
Department or of the Town Planning Board;

(1) the design and provision of a Neighbourhood Elderly Centre and one team of
Home Care Services for Frail Elderly Persons (2-team size non-kitchen
based) to the satisfaction of the Director of Social Welfare or of the Town
Planning Board;

() the provision of water supplies for fire fighting and fire service installations
to the satisfaction of the Director of Fire Services or of the Town Planning
Board;

(k) the submission of a Fisheries Impact Assessment and implementation of the
mitigation measures identified therein to the satisfaction of the Director of
Agriculture, Fisheries and Conservation or of the Town Planning Board,;

(I) the design and provision of Eco-lake to the satisfaction of the Director of
Agriculture, Fisheries and Conservation or of the Town Planning Board; and

(m) submission of a heritage assessment to ascertain any direct and indirect
impacts arising from the proposed development to the five Grade 3 historic
buildings at Nos. 63, 65, 66 and 67 Tung Shing Lei and Hat Shut Tong at No.
68 Tung Shing Lei, with implementation of the appropriate
mitigation/protective measures identified therein to safeguard these historic
buildings, to the satisfaction of the Antiquities and Monuments Office or of
the Town Planning Board.

Advisory Clauses

The recommended advisory clauses are attached at Appendix IV.

Decision Sought

13.1

13.2

13.3

The Committee is invited to consider the application and decide whether to grant
or refuse to grant permission.

Should the Committee decide to reject the application, Members are invited to
advise what reason(s) for rejection should be given to the applicant.

Alternatively, should the Committee decide to approve the application, Members
are invited to consider the approval condition(s) and advisory clause(s), if any, to
be attached to the permission, and the date when the validity of the permission
should expire.

A/YL-NSW/293



14.

PLANNING DEPARTMENT

Attachments

Appendix |
Appendix la
Appendix 11

Appendix Illa
Appendix I11b

Appendix 1V

Drawing A-1

Drawings A-2 to A-4
Drawings A-5 to A-6
Drawings A-7 to A-8

Drawing A-9
Drawings A-10 to A-19
Drawing A-20
Drawing A-21

Drawing A-22
Drawing A-23
Drawing A-24
Drawings A-25 to A-26
Drawing A-27
Drawing A-28
Drawing A-29
Drawing A-30
Drawing A-31
Drawing A-32

Drawing A-33

Plan A-1
Plan A-2
Plan A-3
Plans A-4a to A-4c

FEBRUARY 2023

-27-

Application form received on 6.10.2021

FI-14 received on 31.1.2023 with consolidated SPS
Similar s.16 Applications for Residential Development
within “U” Zones on the OZP

Extracts of Public Comments Received (Supporting)
Extracts of Public Comments Received
(Objecting/Raising Concerns)

Recommended Advisory Clauses

Master Layout Plan

Section Plans

Landscape Master Plan

Landscape Master Plan and Design Concept for the Site
with the Proposed Linear Park

Proposed Building Separations and Setback

Location of View Points and Photomontages

Habitat Map and Species of Conservation Importance
Layout of Proposed Development overlaid with Habitat
Map

Flight Zones and Layout Plan of Proposed Development
Proposed Road and Pedestrian Accesses

Proposed Access Road and Road Markings

Proposed Internal Road Layout at G/F and B/F
Environmental Buffer Distances

Potential Land Contamination Area within the Site
Proposed Drainage Connection

Proposed Effluent Discharge

Proposed Water Mains Connection

Location of Towngas Au Tau Offtake and Pigging
Station and High Pressure Pipelines

Indicative Layout Plan for whole Tung Shing Lei “U”
Zone

Location Plan with Similar Applications
Site Plan

Aerial Photo

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

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

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

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

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

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

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

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

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

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

General Note and Annotation for the Form

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

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

17
iy AHTA
& Please attach documentary proof Z5#&[(} 5053 {4
~ Please insert number where appropriate  Z5{F 348 i 7 EH4RSE
Please fill “NA” for inapplicable item FE/EAEFHAVEEES " F#EH
Please use separate sheets if the space provided is insufficient #FFFZAEAT2CRIAE » 5550 EERAH
Please insert a " v | at the appropriate box FE{EBEEHEANLEINE "v | 5%
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1.

Form No. S16-I S16-15

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

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

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

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

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

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

This form can be downloaded from the Board's website, and obtained from the Secretariat of the Board and the Planning
Enquiry Counters of the Planning Department. The form should be typed or completed in block letters. The processing of
the application mg be refused if the required information or the required cop:es are incomplete.

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

1.

Name of Applicant E 3§ A # /28

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

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

2.

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

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

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

3.

Application Site Ef 2% Hf Bb

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

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

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

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

(b) Site area and/or gross floor area

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

(¢)  Area of Government land included

(if any) N.A.

FREUEAIBG C MR () | e s o i

2 Parts 1, 2 and 3 =122 3




Form No. S16-1 F#£55 S16-1 5

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

1 T [ R B A5 68 R dmnk

(e) Land use zone(s) involved

7 R B - 3t PR e e

"Undetermined"

Unused flatland with squatters and temporary structures

()  Current use(s)
Tl A A

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

plan and spcmfy the use and gross ﬂoor 'lrca)

(T FEITECIE « bl R

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

The applicant HHE5 A —

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

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

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

EH T — TERT LA A 7 G SERERRA ) -

[ ] isnota “current land owner™.

MR THRIT T A Y

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

5. Statement on Owner's Consent/Notification

BREMBEE ANEE/ B L MBS A AR

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

(b) The applicant Hii5 A —

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

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

Date of consent obtained

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

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

/
|

]

/

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




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

U

4

has notified ........

A

“current land owner(s)™”

R i abilic; 7=

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

BElireges

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

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

RIS P ATt ik

Land Registry where notification(s) has/hay

RIS L W MG ST S L A AR

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

F (R[S

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

1ZEfRA R - F 5 HERET)

s
i
bl
Bur
Bur
&
et

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

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

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

\BHATEH - SERHTT

T PR SRR

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

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

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

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

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

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

Others Eiilr

]

others (please specify)

Note: May insert more than one v | .

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

2

ATFESRT—H 718 A

U[l HL

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

4 Part 5 (Cont’d 5




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

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

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

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

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

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

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

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

G2 NSRRI R BEIR B AT - SR R RRAS

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

(b) Proposed

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

Domestic part {1 S oo sqm CAbout 5

(d) Proposed floor area

P T sam IR LAbout &1

sq.m 7 OAbout 9

f Floor(s)

e

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

(e) Proposed uses of diffefent

floors (if applicable
o el i g
i)

Mg

AEE Y M2 2 VR

Part 6 =& 6 4y




(a) Operation involved

Bk T2

[1  Diversion of stream ;o] 7 35

[] Filling of pond HiiHH

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

Areaof filling FEEIRSY oo sq.m

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

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

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

Area of excavation FZ 1 [ oo, OAbout £

Depth of excavation #2465 oo Ao OAbout %Y

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

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

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

SRS

(b) Intended
use/development

HEETHRHER R

(a) Nature and scale

PER RS

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

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

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

ar F [ A S LA 1 )))

(Please illustrate on plan the layout of the installation

Part 6 (Cont’d 6



Form No. S16-1 FFHEEE S16-1 5

Plot ratio restriction ~ From ] covviiiiiiiiiiiins W0FE o A

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

FERE ] TR PR 1

[  Site coverage restriction

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

-

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

BEHR R IR/ 3t e

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

(b) Development Schedule &% AHERF

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

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

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

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

Part 6 (Cont’d) %5 6 45 (4K)




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

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

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

oo

office /N2
shop and services )5 K AR 75172

[ ] Government, institution or community facilities

B ~ tRR s B a il

V1 other(s) HAftr

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

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

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

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

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

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

O Not less than /L%

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

[Block number]
[HE]

Please refer to Atfachment A to this A

[Floor(s)]
=D

[Proposed use(s)]
(s TR

Part 6 (Cont’d 6




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

7. Anticipated Completion Time of the Development Proposal

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

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

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

8. Vehicular Access Arrangement of the Development Proposal

BRRZRIENTEEEEH

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

Parts 7 and 8 7 8



Form No. S16-I B S16-15

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

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

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

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

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

A ATV E R R

Part 9 25 9 ¥4y

10




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

10. Justifications ¥

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

Please refer to the Supplementary Planning Statement.

Part 10 10
11




Form No. S16-1 3 S16-1%

11. Declaration 5 BH

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

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

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

st
34

YEUNG WING SHAN, THERESA

DIRECTOR

Position (if applicable)
Tfir - CaiEr )

Name in Block Letters

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

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

| I RPP ul ”H ﬁt%ﬁ.?l Hh i -] Al

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

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

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

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

Remark {iz¥

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

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

the Board considers appropriate

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

Warning %%+

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

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

Statement on Personal Data {{f A &0

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

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

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

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

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

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

12 Part 11 25 11 &34y
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Appendix [ff{f
For Developments involving Columbarium Use, please also complete the following: /
RN R BIRZEFTAR » H5EIMEZ LI T Rk S/

Ash interment capacity & B AR

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

FEREAL A2 o] 22 IROR DR B

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

Total number of single niches /
LN el

Number of single niches (sold and occupied)

A M EH (EEILER)

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

BHAfAMHME (98)

Total number of double niches
g\ iy

Number of double niches (sold and fully occupied)

AR EEH (B8 ER)

Number ofdoub]c nzches (sold and partially occupied)

e AREH (CBELEEH)

Number of doub]e mches (sold but unoccupied)

A Gl (2B A )

Number of double niches (residual for sale)

B SO E (78

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

b LA R el i o Lt i 4 GRMIER)

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

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

occupied)

Number of niches (sold but ungtcupied)

fRlBE (CBEAWEH)

Number of niches (residua for sale)

M EE (FF8)

urs faEa e ]

Proposed operating

ent capacity in relation to a columbarium means —

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

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

TE SRR B PN » SRR TS D EIR MR

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

ELBIREEMNA » RIE SR TSV BIK -

i3 Appendix [ff{§




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

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




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

m >

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

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

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

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

Non-domestic

FEEM

Storeys(s) i
ot more than 7~ 2% Jj»)

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

U1 Basement fit’/e5

O Refiuge Floor [5 X Ji

O Podium “E5)

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

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

iv) Site coverage

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

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



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

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

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

Medium Goods Vehicle Parking Spaces 17 5 HE (T NA

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

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

Bicycle Parking Spaces 238

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

Mnbr %9 S e AL

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

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

Chinese  English

£33 L

Plans and Drawings [ Bl 5 488

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

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

RS (MRE - BRE/TKAT5H)

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

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

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

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




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

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

17 For Form No. S.16-1 348455 S.16-1 $2F
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Appendix Il of RNTPC
Paper No. A/YL-NSW/293A

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

Approved Applications

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




Rejected Applications

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

Rejection Reasons

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

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

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

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

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

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

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

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

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

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

A/YL-NSW/293



R11

R12

R13

3

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

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

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

A/YL-NSW/293
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0026

BORTARIZEENE -

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

B : tpbpd@pland.gov.hk

To: Secretary, Town Planning Board

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

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

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

BRI (WEEE - BEERE )

Details of the Comment (use separate sheet if necessary)

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

MERERA 2T Name offfétsonjcompany making this comment MM lo
%% Signature /\ o/ HEHH Date d’//( / lpl/
! [/

i




0030
BBRTHREZE WS ¢
B ANLRSENR - F8ILAEEE 333 FIARFESE 15 B
{EE : 2877 0245 =Y, 2522 8426
EE : tpbpd@pland.gov.hk

To: Secretary, Town Planning Board

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

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

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

BERHE (WERE  BEEHH)

Details of the Comment (use separate sheet if necessary)

S (TR RN 4 L B9 ARG
B AR AN

§

753

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




3
BETAEIRE R EHE ¢ SUs

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

To: Secretary, Town Planning Board

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

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

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

ERFE (UAFE  FSHERHE)

Details of the Comment (use separate sheet if necessary)

Guppet! B 4o cpglledn £ fedy eece

hooit  Shotog poblw. 25 HS  dad  supet

HE ” notlor,  pot £ hegre sl

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

TIRERA 42, 4FE Name of person/company making this comment M V/in Z et
%22 Signature | HEHA Date o((ﬁ/\/ N °‘fthv/p,(/ ) )—07/’




IR EIE R EWE

B GLERENE | BEILAEEE 333 BLARNAE 15 8 4o37
{EHE : 2877 0245 B 2522 8426

BEEf © tpbpd@pland.gov.hk

To: Secretary, Town Planning Board

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

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

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

BERHFR (WARE  FHHESAH)

Details of the Comment (use separate sheet if necessary)

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




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

EES © tpbpd@pland.gov.hk

To: Secretary, Town Planning Board

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

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

AR SR 5455 The application no. to which the comment relates 7AV \(L \,‘ GW - ﬂ 5

ERFE (WERE BE5HESH )

Details of the Comment (use separate sheet if necessary)

et b\év\w%« ”\\J\)\ [flem Louit mldvesy T ()VDV) oahie lvonTuA

D\ Freaie fin Vitlnble (Aund (et M@\mm\ s & [ovy ek

JR XGM Tt (ol Ivema ARIC AN f\r\m Lk ey Degn

F/\u&TWv\\V\v\ v paleny Qavlrofinbat Tmm Sty Le

Thniy cmlmi (-~ WL e abu 1D 2y rép oM m [mmmw\

RET DbﬂwT"WM

Tian ™ T §pgerd Tt bf[wﬁw« i e

"IRE R A #4448 Name of person/company making this comment M 1 (e w\//\
#HE Signature (1 Hg8 Date __ 0b < [(- )0

"\




BRI RS EE NN48
B BRSENE | FEibmais 333 RIABTAE 15 18

{EHE 2877 0245 Ei 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

BRANJIREER 554757 The application no. to which the comment relates P(\ \'( L AW | 3/[( }

BEHRHE (URFE - F5EHRH)

Details of the Comment (use separate sheet if necessary)

_ A%t hh R DR e B RKB 0. YT ke kY
Lt AARH R %A, KRB FIR, ¢ e R AL 3o 18
B0 R MR AT ik AESE T ER
UM B,

"IEERA #E,4FE Name of person/company making this comment __( l O(SL‘LC’(
22 Signature aofw HEA Date O% ATTRAAA




0053

BRREIZEE NS

FNKIESENE - FAILAEEE 333 SBtARFAE 15 1
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

BRANIHIEIE FE4RSE The application no. to which the comment relates F\ l \( L- NLW [ ) [)B

ERFE (WEFE > S5ESRH )

Details of the Comment (use separate sheet if necessary)

1 Loppecud € T CommUment fine oftvilopr i Tu (wpvovlw)
e nottural guvivamant . Tl plamTiny qpplutten Shoulq by
agprved v Tefp.

Lt 6 spwatd af « D1rum1' (o(a[on W blim -(JM(M Vejour ().
g O\M To e Tt & yo dmiin| wvom\ aleo (s (Eww (TS T
jut TWW“}\ Wi A comSon vt (om

TIRERA 4 455 Naperson/company making this comment By (C

%2 Signature HHA Date x{” (70 v

A\

RECEIVED

- 8 EOV 701

Town Plamming
Board
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BRI R R eE : 99
B LBSENE | TSI 333 SLARIAE 15 18

{$E 2877 0245 =% 2522 8426

EES © tpbpd@pland.gov.hk

To: Secretary, Town Planning Board

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

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

B RATH B 554757 The application no. to which the comment relates /A( {\(Lv N 544[ % ) S S

ERFE (UWAFE  FXHERH )

Details of the Comment (use separate sheet if necessary)

LSuppet oy Dlinafion,  xppri((fon .t Sohene 6F By dprtlpment

bdrts T (et st hovily gugy b pinyid 2000 (il

A3 Wt all \www)flma g T5 o T g Yo [l gt

Dlewt( mm N v Tnggidy | et 1k

ok fbw(cm o . Yeipu b ‘Z[Uzmto AL (M’w WAt Tn bwal g~
Do 4" Tl dtrefophiund T Jlhen oo . ~
Ml T B DL T fin A (/WM Sy BXfpingi L pta- L pad
OwA ”MM Y]y T A

"IEERA £, &8 Name of person/company making this comment (OM (
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Appendix I11b of RNTPC
Paper No. A/YL-NSW/293A

&= QHKBWS
dEEERTE

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

7 October 2022
Dear Sir/Madam,

Comments on the planning application for the proposed Comprehensive

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

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

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

inthe Deep Bay Area...the area further away from the fish ponds is to protect
the ecological integrity of the wetland ecosystem, and prevent development
that would have a negative off-site disturbance impact on the ecological
value of fish ponds.”

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

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

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

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

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

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

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

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

Area and Wetland Conservation Area under the Town Planning Board Planning

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

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

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

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

4.1

4.2

4.3

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

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

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

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

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

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

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

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

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

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

Adverse impacts of the proposed high-rise residential development

5.1

5.2

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

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

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

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

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

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

recognized by the BirdLife International®.

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

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

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

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

development.

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

given that a number of other residential developments have already been

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

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

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

these egrets’ breeding site and Great Cormorant night roosts.

6.3 Moreover, the approval of this application will set an undesirable precedent
to the future similar high-rise developments in in both Nam Sang Wai area
and Deep Bay area, and thus nullifying the statutory planning control
mechanism. We urge the Board to reject this application in order to protect
Deep Bay area from any development threats.

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

minimise adverse impacts on conservation zones and optimise their conservation

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

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

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

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

Yours faithfully,
Wong Suet Mei
Conservation Officer

The Hong Kong Bird Watching Society

cc.

The Conservancy Association
Designing Hong Kong

Kadoorie Farm and Botanic Garden
WWF — Hong Kong

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

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

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

cumulatively create a significant amount of disturbances resulting in the abandonment

of these egrets’ breeding site and Great Cormorant night roosts.
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> 13 1305-6 = BFE44 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.
#84F Website:www.cahk.org.hk

6™ October 2022

Town Planning Board

15/F North Point Government Offices
333 Java Road

North Point

- Hong Kong

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

Dear Sir/Madam,

Comments on the Section 16 Application No. A/YL-NSW/293

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

1. Notin line with the planning intention

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

achieve the above planning intention.

2. Incompatible development scale

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

substantially decreased. Please refer to the table below for reference.
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Add.: Units 1305-6, 13/F, Tower 1, Magnet Place, 77-81 Container Port
Road, Kwai Chung, New Territories, H.K.
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A/YL-NSW/275 A/YL-NSW/293

Plot ratio (Domestic) 3.082 2.928

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

Building height 12-139mPD 12-139mPD

No. of storey 3-45 2-44

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

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

3. Direct loss of fish ponds

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

wetland ecosystem.

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

from the “lake”, earth work, would be proposed in the “lake”. Whether water quality
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Road, Kwai Chung, New Territories, H.K.
84t Website:www.cahk.org.hk

of this “lake” would still be acceptable for egrets and other species during operation
phase is also questionable. In this way, this pond/”lake” is no longer functional in

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

4. Adverse impacts on adjacent egretries

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

to Kam Po Road this year”

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

breeding and foraging activities of birds.

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

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

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

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

6. Potential cumulative impact

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

environment.

Yours faithfully,
Chow Oi Chuen
Campaign Officer

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

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

Kwai Chung, N.T., Hong Kong

Chairperson and Members

Town Planning Board

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

Dear Sir/Madam,

11 February 2022

By E-mail ONLY

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

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

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

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

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

captioned application.

Yours faithfully,

Andrew Chan

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

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

together possible

Honorary Company Secretary:
McCabe Secretarial Services Limited
Honorary Treasurer: HSBC
Registered Charity
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Kwai Chung, N.T., Hong Kong

9 November 2021

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

/ By E-mail ONLY

Dear Sir/Madam,

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

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

WWF would like to lodge our objection to the captioned.

Ecological impacts to Tung Shing Lane Egretry

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

should be rejected.

Not in line with the general blanning intention of the OZP

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

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

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

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

Undesirable precedent and cumulative impacts

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

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

Yours faithfully,

Andrew Cha_n

Senior Conservation Officer, Policy



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

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

The Secretary,

Town Planning Board,

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

Hong Kong.

(Email: tpbpd@pland.gov.hk)

2nd November, 2022. By email only

Dear Sir/ Madam,

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

1. We refer to the captioned.

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

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

3. Thank you for your attention.

Ecological Advisory Programme

Kadoorie Farm and Botanic Garden

BEEFTFAREMSE DR

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



RECEIVED

BY EMAIL ONLY

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

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

Town Planning
Bogrd

24 May, 2022

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

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

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

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

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

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

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

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

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

3. Section 8.3, EXPLANATORY STATEMENT of NSWOZP states that “The planning intention of



the area further away from the fish ponds is to protect the ecological integrity of the wetland
ecosystem, and prevent development that would have a negatzve off-site disturbance impact on
the ecological value of fish ponds.”

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

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

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

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

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

Adverse Ecological Impacts

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

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

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

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

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

because the Application Site is not a brownfield.

Overloading Carrying Capacity of the Area

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



14,

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

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

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

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

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

15.

16.

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

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

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

- Pollution Problems

17.
18.

19.

20.

21.

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

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

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

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

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

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

22.

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

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



-

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

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

Response to Application’s Planning Merits

23.

24.

25.

26.

27.

28.

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

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

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

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

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

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

applications.

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

Yours faithfully,

|
\/(/E'/’\,’ (L ’ o

——

LUI Tak-hang, Henry
Senior Conservation Manager
GREEN POWER
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S-149

[J Urgent [ Return Receipt Requested [ Sign [ Encrypt [] Mark Subject Restricted [ ] Expand personal&publi

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

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

Dear TPB Members,

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

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

Mary Mulivhill

From:

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

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

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

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

Dear TPB Members,

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

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

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

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

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



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

Mary Mulvihil

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

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

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

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

Zoning : "Undetermined"

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

Dear TPB Members,

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

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

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

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

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

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

6. Inadequate ecological surveys

7. Ecological importance of Tung Shing Lane Egretry

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



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

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

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

12. Cumulative ecological impacts and undesirable impact

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

issues.

Mary Mulvihill

From:

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

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

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

A/YL-NSW/275

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

Area: About 53,584sg.m

Zoning : "Undetermined"

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

Dear TPB Members,

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

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

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

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



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

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

Mary Mulvihill
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MTR Corporation Limited
BERERAERLT

www.mtr.com.hk

RECEIVED

- 9 NOV 2021

Town Planning
Board

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

North Point,
Hong Kong Date: -9 N3V 2071

By Post and Fax

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

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

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

Operational Railway Noise Concerns

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

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

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

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

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

Yours faithfully,

Do 7%

Chan Hing Keung
General Manager — Engineering & Innovation Centre

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

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

Recommended Advisory Clauses

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

(b)

(i)

(if)

(ii)

(iv)

v)

(vi)

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

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

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

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

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

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

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

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

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



(©)

(d)

(€)

U

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

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

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

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

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

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

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

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

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

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

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

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

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

Urban Design and Visual

(i)

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

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

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

Air Ventilation

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

(iv)

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

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

Landscape

(V)

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

(vii)

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

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

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

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

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

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

(i)

(i)

(i)

(iv)

(V)

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

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

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

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

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

)

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

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

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

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

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

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

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

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

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

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

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

CEDD) as follows:
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(i)

(if)

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

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

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

(i)

(if)

(i)

(iv)

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

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

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

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

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

(i)

(i)

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

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

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

(if)

(iii)

(iv)

(v)

(vi)

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

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

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

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

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

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

from FEHD on the waste collection plan, including the accessibility and
maneuverability of RCV to RCP, should be sought.
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Proposed Comprehensive Residential Development in “Undetermined” Zone
at Various Lots in D.D. 103 and D.D. 115, Nam Sang Wai, Yuen Long Ecological Impact Assessment Report

Figure 5 Habitat map and locations of species of conservation importance (excluding high mobility species)
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Proposed Comprehensive Residential Development in “Undetermined” Zone

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

Ecological Impact Assessment Report
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Proposed Comprehensive Residential Development in “Undetermined” Zone
at Various Lots in D.D. 103 and D.D. 115, Nam Sang Wai, Yuen Long Ecological Impact Assessment Report

Figure 6 Flight zones of ardeids of Tung Shing Lane Egretry overlaid with Layout Plan
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Section 16 Application

[Open Meeting (Presentation and Question Sessions Only)]

A/YL-NSW/293 Proposed Comprehensive Residential Development with Commerical
Uses and Social Welfare Facilities in “Undetermined” Zone, Various
Lots in D.D. 103 and D.D. 115, Nam Sang Wai, Yuen Long
(RNTPC Paper No. A/YL-NSW/293A)

Presentation and Question Sessions

70. With the aid of a Powerpoint presentation, Ms Christine C.M. Cheung,
STP/FSYLE, briefed Members on the background of the application, the proposed
development, departmental and public comments, and the planning considerations and
assessments as detailed in the Paper. The Planning Department (PlanD) did not support the

application.
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Background and Planning Intention of the “Undetermined” (“U”) zone

71.

72.

Some Members raised the following questions:

(a)

(b)

(©

whether there were any development restrictions for the subject “U” zone
and assessment criteria for consideration of applications within the “U”

Z0ne;

area of the application site (the Site) as compared with the total area of the

“U” zone and the land status within the “U” zone; and

background of a previously approved application within the “U” zone.

In response, Mr Anthony K.O. Luk, DPO/FSYLE made the following points:

(a)

(b)

(©)

according to the covering Notes of the Outline Zoning Plan (OZP), all uses
or developments within the “U” zone, except for those specified in the
covering Notes, required planning permission from the Town Planning
Board (TPB). As stated in the Explanatory Statement (ES) of the OZP,
the intention was to ensure the environment would not be adversely
affected and that infrastructure, Government, institution and community
(GIC) facilities and open space were adequately provided. Besides,
development within the area had to be comprehensively planned as
piecemeal development or redevelopment would have the effect of
degrading the environment and thus jeopardising the long-term planning
intention of the area. There was no plot ratio (PR) or building height

restriction for the “U” zone;

the Site, which occupied about 20% of the “U” zone, was mostly private

land under fragmented ownership; and

the planning application No. A/YL-NSW/292 for proposed conservation of

historic building (Pun UK) and provision of a Residential Care Home for the
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Elderly was approved with conditions by the Committee in August 2022.
That application site was located in a relatively small area situated in the
western corner of the subject “U” zone of Tung Shing Lei and partly within
the “Government, Institution or Community” zone. On the contrary, the
Site covered a much larger area and was in a more prominent location
within the “U” zone, which would unavoidably have adverse impact on the
comprehensive land use review and the development potential of the public

housing development under study.

Public Housing Development at Tung Shing Lei

73.

74.

Some Members raised the following questions:

(a)

(b)

(©)

noting that the “U” zone was the subject of an engineering feasibility study
for potential public housing development at Tung Chung Lei (the Study)
being undertaken by the Civil Engineering and Development Department
(CEDD), what the study progress and development parameters, such as PR,

of the potential public housing development were;

whether the Housing Department (HD) had provided any elaboration on
how the proposed development under the application (the proposed
development) would jeopardise the development potential of the potential

public housing development; and

whether there was any indication on the location of the potential public
housing development within the “U” zone in 2017 Policy Address and
whether the concerned land owners had been notified about the initiative of
the Policy Address.

In response, Mr Anthony K.O. Luk, DPO/FSYLE, made the following points:

(@)

the Study commenced in 2021 and the detailed land use proposal and
development parameters for the potential public housing development in
the “U” zone were being formulated. According to the prevailing policy,

the maximum domestic PR for public housing developments in new towns
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was 6.5 in general. However, the recommended development intensities
of the potential public housing development would be subject to the
findings of the Study, taken into account various considerations including
traffic and infrastructural capacities. Also, the Site was subject to Shek
Kong Airfield Height Restriction under which height limits were more
stringent in the east towards the Shek Kong Airfield and relaxed in the west
towards the Yuen Long Town. Upon completion of the Study, which was
anticipated in 2023, PlanD would conduct comprehensive land use review
for the “U” zone and propose amendments to the OZP based on the findings

of the Study for the TPB’s consideration;

(b) HD objected to the application in that the encroachment of the proposed
development onto the potential public housing site would jeopardise the
government’s intention and development potential for the public housing
development.  Besides, while having no adverse comment on the
application, the Transport Department (TD) considered that the proposed
access roads and associated traffic and transport facilities under the
application and the public housing development under the Study were not

compatible with each other; and

(c) according to 2017 Policy Address, the subject “U” zone at Tung Shing Lei
was identified as one of the potential sites for public housing development,
for which there was no indication on the boundary or area involved.
Under normal circumstance, the government would not notify the
concerned land owners about the initiation of study as announced in the
Policy Address. Upon completion of the Study, PlanD would conduct
comprehensive land use review and propose amendments to the OZP, and
the public would be consulted during the statutory plan-making process.

75. The Chairman remarked that in addition to the potential public housing
development, other supporting facilities (including GIC and transport facilities) would be

proposed within the “U” zone under the Study to achieve comprehensive development.

76. A Member further enquired whether HD, TD and other relevant departments had
any comment on the proposed development on technical aspects, and whether there was any



-33-

possibility to co-locate the proposed development with the potential public housing
development. In response, Mr Anthony K.O. Luk, DPO/FSYLE, said that all government
departments consulted had no adverse comment on the technical aspects of the proposed
development, such as traffic, infrastructure and visual. However, as mentioned before, HD
objected to the application as the proposed development would jeopardise the development

potential of the potential public housing development in the “U” zone.

Development Layout

77. Some Members raised the following questions by referring to the indicative
layout plan submitted by the applicant (Drawing A-33 of the Paper):

(@) the status of the developments and features (e.g. private and public housing
developments, a lake and a green corridor) outside the Site as shown in the
Drawing and how they would be implemented; and

(b) the details and implementation of the proposed vehicular accesses under the

application.

78. In response, Mr Anthony K.O. Luk, DPO/FSYLE made the following points:

(@) the developments/features outside the Site as shown in Drawing A-33 were
for indicative purpose only. The applicant intended to demonstrate that
the “U” zone could be comprehensively planned and the proposed
development would not pre-empt the potential public housing development
in future. However, the applicant had not specified how those indicative
developments/features outside the Site could be implemented. Besides,
except the Visual Impact Assessment, the indicative developments
(including the public housing development) outside the Site were not

substantiated with any technical assessments by the applicant; and

(b) according to the applicant, two vehicular accesses were proposed, including
one connecting the Southern Site (C2B) with Castle Peak Road — Yuen
Long in the south and one connecting the Northern Site (C2A) with Yuen
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Long Highway to the north. The southern vehicular access was mainly on
Government land and would be implemented by the applicant whilst the
northern vehicular access which ran mainly on private land was indicative
only and subject to the implementation of the potential public housing
development. The Northern and Southern Sites would be connected by an
underground internal road link outside the site boundary and across the

viaduct of Tuen Ma Line.

The Chairman reiterated that the layout of the public housing developments and

other proposed features outside the Site as shown in the Drawing submitted by the applicant

were indicative only and did not reflect the recommendation of the Study.

Nature Conservation

80.

81.

Some Members raised the following questions:

(a)

(b)

noting that some green groups had raised objection to the application,
whether the Agriculture, Fisheries and Conservation Department (AFCD)
had any comment on the submitted Ecological Impact Assessment (EcolA)

and the relevant mitigation measures identified therein; and

whether there would be any filling of pond within the Site and whether
there was any requirement for compensation of loss in wetland under the
ES of the OZP.

In response, Mr Anthony K.O. Luk, DPO/FSYLE made the following points:

(@)

(b)

AFCD had no in-principle objection to the application or adverse comment
on the findings and the proposed mitigation measures of the EcolA report;

and

the Site was located in the southern part of the OZP area, and fell outside
the Wetland Conservation Area and Wetland Buffer Area. Hence, there

was no requirement for wetland compensation for the Site under the “U”
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zone or the ES of the OZP. According to the applicant, a semi-active pond
(1.03 ha) and an abandoned pond (0.69 ha) were identified within the Site
and an Eco-lake (1.06 ha) was proposed to compensate the loss of the ponds.
As requested by AFCD, an approval condition for the submission of
Fisheries Impact Assessment and implementation of mitigation measures

would be imposed should the Committee decide to approve the application.

Deliberation Session

82. Members generally agreed with PlanD’s recommendation that the “U” zone
should be comprehensively planned and the application should be rejected on the
consideration that the proposed development would pre-empt the comprehensive review of
the “U” zone and jeopardise the potential public housing development, for which the Study

was being carried out by CEDD.

83. A Member enquired on the background of a previously approved application for
private housing development falling within the potential public housing site in Lam Tei.
The Chairman explained that the application (No. A/TM-LTYY/381) was located within
“Residential (Group E)” (“R(E)”) zone on the Lam Tei and Yick Yuen OZP and planning
intention of the zone was primarily for phasing out of existing industrial uses through
redevelopment for residential use on application to the TPB, while there was a plan for public
housing development within the “R(E)” zone. That application was approved having
considered that the residential development proposed by the applicant was generally in line
with the planning intention of the “R(E)” zone and the applicant had demonstrated the
technical feasibility of the proposed development in the application. For the subject
application, the Site fell within the “U” zone which was intended for comprehensively
planned development in order to avoid piecemeal development. In this regard, the
government was undertaking a study for public housing development and the land use of the
“U” zone would be comprehensively reviewed. As such, the considerations of the two

applications were different.

84. A Member opined that two fish ponds and an egretry within the Site were of
high-ecological value and should be preserved. It was however noted that the two ponds

would be affected by the proposed development and the Eco-lake proposed by the applicant
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would compensate only one of the affected ponds in terms of size, which was considered
unacceptable from ecological preservation point of view. There should be scope for the
ongoing Study to allow a comprehensive review of the area and hence a better layout which
could avoid affecting the areas with high-ecological value while delivering public housing
development in the remaining area. Another Member remarked that the performance of
nature conservation might be more satisfactory under private developments with appropriate

monitoring mechanism.

85. Noting that the “U” zone was mostly private land and there was no adverse
departmental comment from technical aspects on the application, two Members expressed
that the Study could explore opportunities to develop part of the “U” zone for private housing
or to allow collaboration with the applicant for earlier implementation and a more balanced
housing/social mix. Another Member urged the government to provide details on the
recommendations of the Study for public information as soon as possible. In this regard, the
Chairman remarked that according to CEDD, the Study would be completed by 2023 and HD
could be advised to timely make public the relevant details of the potential public housing

development.

86. The Chairman remarked that the planning intention of the “U” zone was for
comprehensively planned development as piecemeal development or redevelopment would
have the effect of degrading the environment and thus jeopardising the long-term planning
intention of the area. In this regard, despite the proposed development was technically
feasible, it would undermine the comprehensive planning of the “U” zone, and the
encroachment of the proposed development onto the public housing site would also
jeopardise the government intention and development potential for public housing
development thereat. Members’ suggestions and views were noted and would be conveyed

to relevant departments, where appropriate.

87. After deliberation, the Committee decided to reject the application. The reason

was .

“the “Undetermined” (“U”) zone is one of the potential sites for public housing
development in the short to medium term which is subject to the findings of the
on-going Study by the Civil Engineering and Development Department. The
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encroachment of the proposed development onto the public housing site will
jeopardise the government intention and development potential for public
housing development at Tung Shing Lei. Subject to the findings of the Study,
the “U” zone will be comprehensively reviewed and the approval of the

application will undermine the comprehensive planning of the “U” zone.”



Wt M E EEBEE
ERLAEREEZE=+= %
A6 75 B & % - 5 i

W 1 Fax: 2877 0245 /2522 8426
b i Tel: 2231 4810

A4 %% Your Reference:

A el 5 SF A A S Al o
In reply please quote this ref.: TPB/A/YL—NSW/293

Ove Arup & Partners Hong Kong Ltd.

Dear Sir/Madam,

Annex C
of TPB Paper No. 11001

TOWN PLANNING BOARD

15/F., North Point Government O.ffices
333 Java Road, North Point,
Hong Kong.

By Post & Fax (2779 8428)

17 February 2023

Proposed Comprehensive Residential Development with
Commerical Uses and Social Welfare Facilities in “Undetermined” Zone,
Various Lots in D.D. 103 and D.D. 115, Nam Sang Wai, Yuen Long

" I refer to my letter to you dated 30.1.2023.

After giving consideration to the application, the Town Planning Board (TPB)

decided to reject the application and the reason is :

- the “Undetermined” (“U”) zone is one of the potential sites for public housing
development in the short to medium term which is subject to the findings of
the on-going Study by the Civil Engineering and Development Department.
The encroachment of the proposed development onto the public housing site
will jeopardise the government intention and development potential for public
housing development at Tung Shing Lei. Subject to the findings of the Study,
the “U” zone will be comprehensively reviewed and the approval of the
application will undermine the comprehensive planning of the “U” zone.

A copy of the TPB Paper in respect of the application is available at TPB website at
this link (https://www.info.gov.hk/tpb/en/meetings/RNTPC/Agcnda/?12_mtﬁagenda.html).

your reference.

The relevant extract of minutes of the TPB meeting held on 3.2.2023 is enclosed herewith for

Under section 17(1) of the Town Planning Ordinance, an applicant aggrieved by a
decision of the TPB may apply to the TPB for a review of the decision. If you wish to seek a
review, you should inform me within 21 days from the date of this letter (on or before
10.3.2023). T will then contact you to arrange a hearing before the TPB which you and/or your
authorized representative will be invited to attend. The TPB is required to consider a review
application within three months of receipt of the application for review. Please note that any
review application will be published for three weeks for public comments.
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Under the Town Planning Ordinance, the TPB can only reconsider at the review
~ hearing the original application in the light of further written and/or oral representations.
Should you decide at this stage to materially modify the original proposal, such proposal
should be submitted to the TPB in the form of a fresh application under section 16 of the Town
Planning Ordinance.

If you wish to seek further clarifications/information on matters relating to the
above decision, please feel free to contact Ms. Christine Cheung of Fanling, Sheung Shui &
Yuen Long East District Planning Office at 3168 4033.

Yours faithfully,
( Leticia LEUNG )
for Secretary, Town Planning Board
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268656/00/WSTY/MYNL/CYCL/04976

Your ref

Our ref

By Hand and By Email (tpbpd@pland.gov.hk)

The Secretary

Town Planning Board

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

Hong Kong

20 February 2023

Dear Sir/Madam,

Submission of S.17 Review Application

Annex D
of TPB Paper No. 11001

ARUP

WWWw.arup.com

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

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

We refer to the decision of the Town Planning Board (the Board) on the subject S.16
Planning Application made on 3 February 2023. We would like to seek for a review of the

Board’s decision on the S16 application.

Should you have any queries, ilease feel free to contact the undersigned at-or our

Ms. Charlotte LAM at

Yours faithfully,

I

L

Theresa YEUNG
Director
cc. - DPO/FSYLE, PlanD - Ms. Christine CHEUNG (email: ccmcheung@pland.gov.hk)

DPO/FSYLE, PlanD - Mr. Gary LAM (email: gtllam@pland.gov.hk)

Ove Arup & Partners Hong Kong Ltd | Registered in England & Wales

Registered Number: 1359968 | Registered Address: 13 Fitzroy Street London W1T 4B
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Annex E
of TPB Paper No. 11001

Your ref A/YL-NSW/293
Our ref 268656/00/WSTY/MYNL/TYAL/05479

By Hand and Email (tpbpd @pland.gov.hk)

The Secretary

Town Planning Board

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

Hong Kong

wWww.arup.com

24 December 2024
Dear Sir/ Madam,

S17 Review Application for

Proposed Comprehensive Residential Development in ""Undetermined" Zone

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

Submission of Further Information

Subsequent  to  our letter dated 22  October 2024  (our reference:
268656/00/WSTY/MYNL/TYAL/05443), the Applicant has a comprehensive review of the
development approach at the Application Site and decided to maintain the strategy of
optimising land resources at a highly convenient location next to Yuen Long Town for housing
purpose. Therefore, the Applicant proposes to pursue the previous version of the Master
Layout Plan submitted at the S16 Planning Application stage for Town Planning Board’s
consideration in the upcoming S17 Review.

Please see attached the Master Layout Plan (Appendix A) and Development Parameters
(Appendix B) for the Proposed Development at the Application Site, which features a total
Plot Ratio of 3.028 (including a domestic PR of 2.928 and a non-domestic PR of 0.1) and a
total of 14 residential towers and 9 villa houses, offering a total of 3,556 residential flats and 9
houses through private initiatives.

It is worth noting that relevant Government departments have no objections to the submitted
technical assessments during the S16 Planning Application stage, which demonstrates that the
Proposed Development is technically feasible from traffic, environmental, sewerage, drainage,
water supply, ecological, visual, landscape, air ventilation, and geotechnical aspects. The full
set of technical assessments submitted at the S16 Planning Application stage have received no
objection or no adverse comment by relevant Government departments, including Traffic
Impact Assessment, Environmental Assessment, Sewerage Impact Assessment, Drainage
Impact Assessment, Water Supply Impact Assessment, Ecological Impact Assessment, Visual
Impact Assessment, Landscape Proposal, Air Ventilation Assessment, and Geotechnical
Planning Review Report (Appendices C — L of the Consolidated Set of Supporting Planning
Statement submitted on 30 January 2023).

Page 1/2
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We sincerely seek the favourable consideration from the Town Planning Board to approve this
S17 Review Application.

Should you have any queries, please feel free to contact the undersigned -r our

Ms. Anna LOK

Yours faithfully,

_——

Theresa YEUNG
Director

Encl. - Appendix A —\Master Layout Plan of the Proposed Development
- Appendix B — Development Parameters of the Proposed Development
e - Client
- DPO/FSYLE, PlanD - Mr. Gary LAM (email: gtllam@pland.gov.hk)
- DPO/FSYLE, PlanD — Mr. Alexander Mak (email: awymak @ pland.gov.hk)

Page 2/2



Appendix A

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

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

Appendix B - Development Parameters of the Proposed Development

Development Parameters

Master Layout Plan (submitted in S16 Application stage)

Site Area About 53,584m?

Proposed Use Flat, House, Shop and Services and Eating Place
Total GFA About 162,238m?

- Domestic GFA - About 156,880m?

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

Plot Ratio About 3.028

- Domestic - About 2.928

- Non-Domestic* - About 0.10

No. of Blocks 14 residential towers and 9 villa houses

Building Height
(No. of Storeys™)

Not Exceeding 139mPD
(244 storeys excluding basement floors)

Overall Site Coverage About 18%

No. of Units 3,556 flats and 9 houses
Average Unit Size About 44.1m?
Anticipated Population About 10,330

Local Open Space

Not less than 10,330m?

Clubhouse*

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

Anticipated Completion Year

2026

No. of Parking Spaces and Loading/ Unloading Spaces

Residential

710 nos. (including 9 nos. accessible parking spaces)

Visitor

70 nos.

Commercial/Retail

36 nos. (including 1 no. accessible parking space)

Motorcycles

41 nos. (including 37 nos. for residential and 4 nos. for
commercial/retail)

Goods Vehicles

Bicycle 475 nos. (for residential)
Loading/Unloading Spaces for Heavy |16 nos.

Goods Vehicles

Loading/Unloading Spaces for Light |5 nos.

#Including eating place, shop and services; excluding GIC facilities (one Neighbourhood Elderly Centre (NOFA: 303m?;
indicative GFA: about 667m? based on a conversion factor from NOFA to GFA of 2.2) and one team of Home Care Services
(HCS) for Frail Elderly Persons (2-team size non-kitchen based) (NOFA: 142m?; indicative GFA: about 312m? based on a

conversion factor from NOFA to GFA of 2.2)).

A The BH of Towers 1 to 9 include 1 storey of refuge floor; Towers 8 to 9 include 1 storey of retail podium; and Towers 13 to

14 include 1 storey of clubhouse.

*GFA of the proposed clubhouse provision is about 2.49% (i.e. < 2.5%) of the total domestic GFA and is therefore exempted

from GFA calculation.




Your ref AIYL-NSW/293
Our ref 268656/00/WSTY/MYNL/TYAL/05497

By Hand and Email (tpbpd@pland.gov.hk)

The Secretary

Town Planning Board

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

Hong Kong

28 January 2025
Dear Sir/ Madam,

S17 Review Application for

Annex F
of TPB Paper No. 11001

ARUP

www.arup.com

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

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

Technical Clarification

We refer to the Further Information of the captioned s17 Review submitted on 24 December
2024 (our ref: 268656/00/WSTY/MYNL/TYAL/05479). As enquired by the Planning
Department, we would like to clarify that the anticipated completion year of the proposed

development at the Application Site is updated as 2030.

We sincerely seek the favourable consideration from the Town Planning Board to approve this

S17 Review Application.

Should you have any queries, please feel free to contact the undersigned at- or our

Ms. Anna LOK at -

Yours faithfully,

J—
Theresa YEUNG
Director

cc. - Client

-

DPO/FSYLE, PlanD — Mr. Gary LAM (email: gtllam@pland.gov.hk)
DPO/FSYLE, PlanD — Mr. Alexander Mak (email: awymak@pland.gov.hk)


gtllam
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Annex G
of TPB Paper No. 11001

waYour ref  A/YL-NSW/293
Our ref 268656/00/WSTY/MYNL/TYAL/05518

By Hand and Email (tpbpd@pland.gov.hk)

The Secretary

Town Planning Board

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

Hong Kong

WWW.arup.com

14 March 2025
Dear Sir/ Madam,

S17 Review Application for

Proposed Comprehensive Residential Development in "Undetermined' Zone

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

Submission of Further Information

As requested by the District Planning Office, we are pleased to provide the following
supplementary information and justifications in support of the Proposed Development and the
captioned Planning Application.

1. Optimising Valuable Land Resources and Provision of Timely Housing Supply in
Short-to-Medium Term

The Application Site is located in the larger “U” zone which has been zoned “U” on the
Outline Zoning Plan for more than three decades. The Proposed Development aims to
optimise land resources at a highly convenient location next to Yuen Long Town for
private housing purpose. Majority of the Site is owned by the Applicants, while
remaining lots will be under joint implementation. The Proposed Development could
be readily implemented and contribute 3,565 private housing units in short-to-medium
term. Early implementation of the Proposed Development through the private
initiatives could unlock the development potential of the remaining part of the Tung
Shing Lei “U” zone.

2. Adopting Sensitive Design to Respect Ecological Assets and Ensure Compatibility with
the Surrounding

In recognition of the ecological assets, a proactive preservation approach and sensitive
design have been adopted in the formulation of the Master Layout Plan of the Proposed
Development. An Eco-lake of more than 1 ha and low-rise villa houses are proposed at
the northeastern portion of the Site to minimise the potential disturbance to birds’ flight
path. The residential towers are also carefully dispositioned with appropriate building
setback and separation to minimise environmental impacts from railway and road traffic
and to facilitate air ventilation.

Page 1/2
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3.

Spearheading the Comprehensive Development of the “U” Zone Without
Compromising the Development Potential of the Remaining Area

The Proposed Development has been designed comprehensively with the provision of
social welfare facilities, including a Neighbourhood Elderly Centre (NEC) as requested
by the Social Welfare Department and one team of Home Care Services (HCS) for Frail
Elderly Persons under private initiatives. The Proposed Development would not
undermine the comprehensive development of the “U” zone but could spearhead the
comprehensive development therein without compromising the potential of the
remaining areas. Proposed as a comprehensively planned development rather than a
piecemeal development, it aligns with the planning intention of the “U” zone.

Proven to be Technically Feasible with No Adverse Comments from Government
Departments

Relevant Government departments have no objections to the submitted technical
assessments during the S16 Planning Application stage, which demonstrates that the
Proposed Development is technically feasible from traffic, environmental, sewerage,
drainage, water supply, ecological, visual, landscape, air ventilation, and geotechnical
aspects. The Proposed Development will not incur any insurmountable impacts on the
surrounding areas with appropriate mitigation measures implemented.

For details of the proposed development parameters, Master Layout Plans, and relevant
supporting figures for illustration, please refer to Appendices A and B. This Further
Information (FI) is to supersede the FI-1 to 8 submitted on 29.3.2023, 7.6.2023 & 13.6.2023,
9.8.2023, 20.10.2023, 5.1.2024, 8.3.2024, 23.5.2024, and 22.10.2024.

We sincerely seek the favourable consideration from the Town Planning Board to approve this
S17 Review Application.

Should

you have any queries, please feel free to contact the undersigned at-or our

Ms. Anna LOK at

Yours faithfully,

i

5,

Theresa YEUNG'
Director

Encl.

CC.

Appendix A — Development Parameters of the Proposed Development

Appendix B — Master Layout Plan of the Proposed Development and Other Supporting Figures
Client

DPO/FSYLE, PlanD - Mr. Gary LAM (email: gtllam@pland.gov.hk)

DPO/FSYLE, PlanD — Mr. Alexander Mak (email: awymak@pland.gov.hk)
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Proposed Comprehensive Residential Development in “Undetermined” Zone,
at Various Lots in D.D. 103 and D.D. 115, Tung Shing Lei, Nam Sang Wai, Yuen Long

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

Appendix A - Development Parameters of the Proposed Development

Development Parameters Master Layout Plan

Site Area About 53,584m?

Proposed Use Flat, House, Shop and Services and Eating Place
Total GFA About 162,238m?

- Domestic GFA - About 156,880m?

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

Plot Ratio About 3.028

- Domestic - About 2.928

- Non-Domestic @ - About 0.10

No. of Blocks 14 residential towers and 9 villa houses

Building Height
(No. of Storeys )

Not Exceeding 139mPD
(244 storeys excluding basement floors)

Overall Site Coverage About 18%

No. of Units 3,556 flats and 9 houses
Average Unit Size About 44.1m?
Anticipated Population About 10,330

Local Open Space

Not less than 10,330m?

Clubhouse @

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

Anticipated Completion Year

2030

No. of Parking Spaces and Loading/ Unloading Spaces

Residential

710 nos. (including 9 nos. accessible parking spaces)

Visitor

70 nos.

Commercial/Retail

36 nos. (including 1 no. accessible parking space)

Motorcycles

41 nos. (including 37 nos. for residential and 4 nos. for
commercial/retail)

Goods Vehicles

Bicycle 475 nos. (for residential)
Loading/Unloading Spaces for Heavy |16 nos.

Goods Vehicles

Loading/Unloading Spaces for Light |5 nos.

0 Including eating place, shop and services; excluding GIC facilities (one Neighbourhood Elderly Centre (NOFA: 328m?,

indicative GFA: about 722m? based on a conversion factor from NOFA to GFA of 2.2) and one team of Home Care Services
(HCS) for Frail Elderly Persons (2-team size non-kitchen based) (NOFA: 142m?; indicative GFA: about 312m? based on a

conversion factor from NOFA to GFA of 2.2)), according to the latest SWD’s Schedule of Accommodation.
() The BH of Towers 1 to 9 include 1 storey of refuge floor; Towers 8 to 9 include 1 storey of retail podium; and Towers 13

to 14 include 1 storey of clubhouse.

() GEA of the proposed clubhouse provision is about 2.49% (i.e. < 2.5%) of the total domestic GFA and is therefore exempted

from GFA calculation.
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Proposed Comprehensive Residential Development in “Undetermined” Zone
at Various Lots in D.D. 103 and D.D. 115, Nam Sang Wai, Yuen Long

Ecological Impact Assessment Report

Figure 6 Flight zones of ardeids of Tung Shing Lane Egretry in 2019 overlaid with the Layout Plan
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Annex H
of TPB Paper No. 11001

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

Approved Applications

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




Rejected Applications

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

Rejection Reasons

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

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

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

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

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

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

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

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

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

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

A/YL-NSW/293



R11

R12

R13

3

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

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

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

A/YL-NSW/293
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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
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By hand or post: 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
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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
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To: Secretary, Town Planning Board

By hand or post: 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
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Date: =1 MAY 201 o s

Secretary

Town Planning Board
15/F, North Point Government Offices ’
No. 333 Java Road

North Point

Hong Kong

Dear Sir/Madam,

Commenting on Planning Application No. A/YL-NSW/293

I support the applicant’s review.

The site is situated at such a great location in close proximity to Yuen Long MTR Station. We
should grasp this opportunity to make better use of the readily available land resources in Hong
Kong and provide housing supply. The proposed development will replace the polluted uses of
existing open storage and car repairing workshops and improve the unpleasant living
environment around Tung Shing Lei.

Yours faithfully,

e

[

So Pak Hay Pascal i
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FUAR B 55/ IR B K. Making Comment on Planning Appli'cation / Review

Reference Number: o 230306-214209-22609

IR | \Qf\

Deadline for submission: 24/03/2023

PR B Be ]

Date and time of submission: 06/03/2023 21:42:09 :

R BI R

The application no. to which the comment relates: A/YL-NSW/293

TRERA | H2 TR

Mr. Ng siu ton
. | Name of person making this comment: s g s

BREE
Details of the Comment : » .
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AR R

The application no. to which the comment relates: A/YL-NSW/293

TRERA ) SR/

Name of person making this comment:

e Mr. RIS

R

Details of the Comment :

SR B R e 5
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Details of the Comment ;

BB CReE A AR -

BNEMEE20HE - BERIRTTRREUE (IR » (AW T & RESS i -

file://pld-egis3-app/Online_Comment/230312-193753-43663_Comment A_YL-NSW... 13/03/2023



PEMS Comment Submission Page 1 of 1

FRAE B 5/ BRI E R Making Comment on Planning Application / Review
SRR

Reference Number: 2303 12-224450-32260

TESTFRH

Deadline for submission: 24/03/2023

0L
| s Em R

Date and time of submissipn: 12/03/2023 22:44:50

| e
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r

R/ERA i@%/ﬁg_,fﬁ . /INH Miss Leung
Name of person making this comment: -
RS
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FUAR B R/ EiZi2 =& R Making Comment on Planning Ai)plication / Review
BEGR

Reference Number: 230313-153413-60310

AR | N
Deadline for submission: 24/ 03/2023 Q

A DR

Date and time of submission: 13/03/2023 15:3.4:13

FHTAR B e SE 4R R

The application no. to which the comment relates: A/YL-NSW/293

FRERA ) H2/58

Name of person making this comment:

St Mr. IRERK

BRFE

Details of the Comment :

AANREFRBIFEA/Y L Nswi293 » NG a it » BIse /A al DABCT. » N 508+ Bk
LN
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PEMS Comment éubmission : Page 1 of 1

FRAR B Y IR B HL Making Comment on Planning Application / Review
BHEER

Reference Number: - 230313-152711-41349

.Dﬁ;gaadgl?riq for submission: 24/03/2023 _ p‘ -
j]:)}%ab:i Iif]tjitﬁr'isubmission: 13/03/2023 1.5:27.:11
ﬁiﬂaﬂgﬁ%i?ﬁ%o Wl‘li(.?h the comment relates: A/YL-NSW/293
TIRRRA L KT Sk M. S

Name of person making this comment:

RS

Details of the Comment :

FNSCEA/Y L-NSW293 SIS » SR e Fervies (e « T
TEH IR T EAF A - Mt Bls/ YL-NsW/SSREHBHIAY » &S SRR A e
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PEMS Comment Submission Page 1 of 1

SUAR B H e/ A% R 18 R Making Comment on Planning Application / Review

SEER |
Reference Number: 230314-082418-37895

SRR TR SRV
Deadline for submission: : 24/03/202.3 7 O’

13 T B R »
Date and time of submission: _ ) 14/03/2023 08'24'18_

ARRIHBI B RR

The application no. to which the comment relates: A/YL-NSW/293

"RERA ER/ETR

L 2+ Ms. SETO
Name of person making this comment:

R

Details of the Comment :

]
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BEENERERE -
B AGHRRINE B s EE 33 LaBRaE 1512
(B 2877 0245 31 2522 8426

BE: tpbpd@pland.gov.hk Q‘Q\

To : Secrctary, Town Planning Board . :

By band or post : [5/F, North Point Government Offices, 333 .Tava Road, North Pomt Hong Kong

By Fax : 2877 0245.0r 2522 8426 o |
. By e-mail : tpbpd@pland.gov.bk

/RECEIVED

16 MAR 2023

Town Planning
Board

RSB ERFEGEYE The application no. to which the comment relates
AY L-NSW/293 ' ' ' : :

BREN ERE S5 EHH)

Detz%s o%o?@ %c Sj,%ate % {df ne CSS%, :
A T cx

"RERA ﬁi:?./%'ﬁé Name of pcrson/company making this comment

HH#H Date /% g 02 )5

T Signature




PEMS Comment Submission Page 1 of 1

AR B R/ IR E R Making Comment on Planning Application / Review

Reference Number: 230414-210142-22692
HRAZ IR Qo !
Deadline for submission: 05/05/2023

- Nt |
?%EEEE%.’(B%FE? . Qd 14/04/2023 21:01:42
Date and time of submission: : .

HRRAE R B R

The application no. to which the comment relates: A/YL-NSW/293

r
BERA f@%’%ﬁ ' /[N Miss Leung

Name of person making this comment:

ERFFE

Details of the Comment :
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PR R ARSI - |
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IR T — R SREN R BT S — VST s DR M Ao i
WY E - FEARESEBIER -
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PEMS Comment Submission : Page 1 of 1

ﬁ_iﬁﬁﬂ EH /BRI 2 B, Making Comment on Planning Application / Review
BERR ‘ |

Reference Number: 230419-193240-39960

\eq
'l ek |
Deadline for submission: 05/05/2023 Q -~ \%
B HH R BE

Date and time of submission: 19/04./2023 19:32:40

AR A R

The application no. to which the comment relates: A/YL-NSW/293

MRRERA #2428 /N Miss [

Name of person making this comment:

EREE

Details of the Comment :

[ - —FE/N  FEEREY  ENE
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TR DESAFZ B 22 W Making Comment on Planning Application / Review

BE LR

Reference Number: 230424-120346-87627

FEATPREH 05/05/2023 . j‘QOL ‘

Deadline for submission:

FEAZ H HA BT 54/04/2023 12:03:46 R - I%

Date and time of submission:

A BERYFR B SR 4R A/YL-NSW/293

The application no. to which the comment relates:

TRERA L R %4k Mr. Chan Kai Chung

Name of person making this comment:

BRAFE

Details of the Comment :

|52




SELRR
Reforence Number: 230424-120544-91010

AR
Deadline for submission: 05/05/2023

P B HH R iR 15
Date and time of submission: 24/04/2023 12:05:44

AR S R -
The application no. to which the comment relates: AIYL-NSW/293

REAA A P——

Name of person making this comment:

BRI

Details of the Comment :

SR RER/FEFZREH 2 5 Making Comment on Plannring Application / Review

8g |
oy

EErRTRE




13-APR-2023  18:24 FSYLE-DPQ : P.005-014
» ) .

M

ZRTHERR TS
BABBSEE EHI A ATEE 333 rsﬁjLﬁ%’zJﬁAE 15 1%
HH 2877 0245 3 2522 8426

HES: tpbpd @pland.gov.hk . | QQ% \

RECEIVED
29100 03

- Town PIannui/
o _ < Board
. - ' T
To : Secretary, Town Planning Board .- ' \:l - \\-‘ \T"j ‘\’)O
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

1

FRRAIHRIEESRYE The application no. to which the comment relatﬁ
A/YL-NSW/293 Received on 29/03/202'3

BRER WARE #5ERT)

Dctall\%o;the Comm ?;\g\us %iratc Slﬁ} if ncccs%x%

TSR A | /2T Name of pcrson/coman makmg this comment

%2 Signature %%Q-;f%ﬂ— i Datc _‘D_&’f) 4——- Qol%

13-APR-2023 16:25 : < aR% B.ans’



SEHIED ALY 3T ) Making Comment on Planning Application / Review

Reference Number:

230424-120649-11756

TESPRA]

Deadline for submission: 05/05/2023

HER A R

Date and time of submission: 24/04/2023 12:06:49

15 R AR B R R 4R I

The application no. to which the comment relates: A/YL-NSW/293

TIEERA ) @/5TE

Name of person making this comment: 5G4 Mr. Kim chow

BRAE

Details of the Comment :

(&g |

D

i




SEEEN A E P S R Making Comment on Planning Application / Review

Reference Number:

230424-122507-29053

FEAC PR AN

Deadline for submission: 05/05/2023

e = LS ER . G

Date and time of submission: 24/04/2023 12:25:07 Q%/ ]
NER= gt = o . ‘

el et A/YL-NSW/293 ’f'L —]

The application no. to which the comment relates:

TRERA L AT

‘| Name of person making this comment: 564 Mr. Yau wai lun

EREE

Details of the Comment :

| (St




S SV S AZ IR T B Making Comment on Planning Application / Review

et b

Reference Number:

230424-122717-21907

FESPRIA

Deadline for submission: 05/05/2023

4235 KR Secl |

Date and time of submission: 24/04/2023 12:27:17

B BRRYR ] B R

R-\&
The application no. to which the comment relates: A/YL-NSW/293

"REERA L HR/AATE

Name of person making this comment: Fots Mr. Alfred ho

R

Details of the Comment :

[EE5]




| R
SERR

Reference Number:

7. Making Comment on Planning Application / Review

230424-125735-07069

SRS PREA

Deadline for submission: 05/05/2023

FEA B R

Date and time of submission: 24/04/2023 12557:35 Sb,c[ ’

R AR B S 4wt

The application no. to which the comment relates: A/YL-NSW/Z%' Q - &

TRERA L g/

Name of person making this comment:

2 Ms. STHREE

REEE

Details of the Comment :

[EA/ Y L-NSW/293 5355 » FRfRpa 2L [B15y B K QRIS YL-NSw/S - Bt Lo -

PR |

RN RHA S EETIE - A EERER)  SERETAERE AR AE -

FeERTE @ SNNEEEMESE » FARY -




I T

(1% %, Making Comment on Planning Application / Review

SR G A

SERNR

Reference Number:

230424-132402-24395

TR PRHA ‘
Deadline for submission: 05/05/ 2023{

$E38 H B BB

Date and time of submission: 24/04/2023 13:24:02 S\EL ,

A bl lo
The application no. to which the comment relates:

TREBER A MR - st Mr. BT

Name of person making this comment:

A

Details of the Comment :

EAREAY L-NSW293HEE - ALK - BRI Hias » FibE - |




o E BN SE/A IR E F Making Comment on Planning Application / Review

SRk

Reference Number: ' 230424-143530-96623

FEAC PR

Deadline for submission: 05/05/2023

HRAT I BB R

Date and time of submission: 24/04/2023 14:35:30

Ses |
T IO AR 1 H B 4
The application no. to which the comment relates: A/YL-NSW/293 p _1)

TREBRA L R

Name of person making this comment: #L: Ms. Kirstie suen

R

Details of the Comment :

(TSI E]




BB I

SR

Reference Number:

230424-143834-22057

FEXPRAA

Deadline for submission: 05/05/2023

138 H I B

Date and time of submission: 24/04/2023 14:38:34

A BRI A B SR At

The application no. to which the comment relates: AJYL-NSW/293

THERREA L /AT

Name of person making this comment: Lt Ms. Jessica

BRAFE

Details of the Comment :

1457 K Making Comment on Planning Application / Review

S, |
o

e K% R REihrgs




PEMS Comment Submission ' Page 1 of 1

LR BB e/ A% PR 1 & R Making Commient on Planning Application / Review
BEER

Reference Number: 230424-174135-99875

Seg, |
AR ' _
Deadline for submission: ' 05/05/2023 P 2 ;

B A R R

Date and time of submission: 24/04/2023 17_:41:35

R RHTAR B A RSR

The application no. to which the comment relates: A/YL-NSW/293

TRERA L ERATE

\ Mr. Samuel L
Name of person making this comment: 584 Mr. Sam am

BRFE

Details of the Comment :

IFEIH H
IRORTIRER R
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PEMS Comment Submission | Page 1 of 1

| FLEHEl $ﬁ/§&%ﬂj§ 5, Making Comment on Planning Application / Review
SELRER

Reference Number: 230424-180815-28121

BESTRE . 05/05/2023 Seq |
Deadline for submission:
p-24

$ERE R

Date and time of submission: 24_/04/2023 18:08:15

BRI B R EE AR R

The application no. to which the comment relates: AJYL“NSWQ%

"RERA EH/ETE

4 Mr. Yuio wai
Name of person making this comment: , %

RS
Details of the Comment :

&3]
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PEMS Comment Submission ~ Pagelofl

BB R/ IR & B Making Comment on Planning Appllcatlon / Review
BEEWR

Reference Number: 230424-175837-89407

PSR L | 05/05/2023 gl
Deadline for submission:

- >x
AT B R

Date and time of submission: _24/04/2023 17:58:37 _

A RRAR S R

The application no. to which the comment relates: AIYL-NSWP293

TRERA L ERER

: Mr. Lau wui man
Name of person making this comment: el

RS

Details of the Comment :

SRR LR Yot T F S BEERR FﬁlJZW.@&Eia%&ﬂ%%i%ﬁiﬁﬁ
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PEMS Comment Submission Page 1 of 1

LB EH B/ AR & R, Making Comment on Planning Application / Review
SEIEER

Reference Number: 250425-1 12425-242.93

SRR 29|
. .. 05/05/2023
Deadline for submission: {l’ L()

38 F R B

Date and time of submission: 25/04/2923 11:24:25

AR P RS

The application no. to which the comment relates: AJ_YL-NSW/29_3

TRERA L A/

i 20+ Ms. TSO HINGCHUN
Name of person making this comment:

R

Details of the Comment :

PReS E VRS » ANE IR — (B 2R B H IR 2 e [ 2K
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PEMS Comment Submission : Page 1 of 1

BEAR S i/ B IE B B Making Comment on Planning Application / Review
SRR

Reference Number: 230426-131701-30011

SRR |

Deadline for submission: 05/05/2023

RXEMREE -

Date and time of submission: 26/04/2023 13:17:01

H AR B R 4R

The application no. to which the comment relates: A/YL-NSW/293

TRRRA L B/

Mr. NG SIU TONG
Name of person making this comment: Jutt Mr )

BRI

Details of the Comment :

ARSI ISR » KA LIEEET0R4E - FFEYERBRERE  REBREAEHR

|EEE  ERERERSECOPESAEE  MEME TR EONE i fTRSRE
EFTEHEEL > RBEFIHEAERNE  FERERAEESRE -
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PEMS Comment Submission Page 1 of 1

BRER B R /R HH B . Making Comment on Planning Application / Review
SE RS

Reference Number: 230425-171930-10819

$ER PRI

Deadline for submission: g@L ( 05/05/2023

FEAZ H HH B W Q»B 25/04/2023 17:19:30

Date and time of submission:

AR B R aRSR

The application no. to which the comment relates: A/YL-NSW/293

MEERA L /B “—+ Ms. Fiona

Name of person making this comment:

ERFHRE

Details of the Comment

&3]
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PEMS Comment Submission Page 1 of 3

FREE B e EE/ AL IR B B Making Comment on Planning Application / Review
SRR

Reference Number: 230427-095808-70481

TR IR

Deadline for submission: 05/05/2023

| - Seg
AT H B R RE
‘Date and time of submission: (l ,’)/b\
A R

The application no. to which the comment relates:

27/04/2023 09:58:08

A/YL-NSW/293

"IRERA L f AR

Name of person making this comment:

Stk Mr. Bl

BERE

Details of the Comment :

EARIA/YL-NSW/293 0 S8 FHnh
B PTRAIER S

MR T 2ER S Wt RIS B REEER SR - HAERBIRE - S
BTSRRI NEE B G ARSI RORTE - TR Ry AR RS - B THIAHZ
R > BAFHESCHA/YL-NSW293HV SRR ER:

O ABERNTK - RFTRMSEREEBAEA  E2BEARITHARFESEE
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ERENEELAETHBRER  MARSEFERFRNSFHE - BREBESE
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[ SRR IOE RN BRI - AE ARG - BB RIE TR M
MEFHMERE CR BERR T E T E TN ERER RANE R A5 aiERR%
FREVTCRAN: EETHE? T ERENERENTERENSRAGGET » BrEEARE?
[ #H2ERR - BLKEHE - ESAHISEN  E— SRR R R A A RESEEE - B4
| [RNER LB NAVE SR AERE - RS SRR RO R TS| |
| R E O EREEERRE LR B

(1 & 3G AR B E L LR - IS BIE TR T RERNATRZBRE
ARAaR? B RGN SE e aTEERRRENHMELS1? ERE TR AT
FACEVRF SR IR? :
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O REEHRE - BBESEAREEHE SRR » B EICRERATESRe -
AREFA-2ESE » MCHEE B RS meE e » SRR e S TR
XERT]  AERGEER ARG E RN - DamERg -

O REAREERTE > BISATR A B A AARSOE T RNEE » %t
ST RAVE SR — A BRIEE - WUt - BB - SRERIENT - Bt T
RERESHERETLE » STHARKENERISEERA A EAIEE » BrThIm
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PEMS Comment Submission Page 1 of 1

B/ %I E R Making Comment on Planning Application / Review
SRR '

Reference Number: 230427-123346-85246

SRR 05/05/2023 | g@% \

Deadline for submission:

b%ﬁiE%ﬁ)%’{H%ﬁEﬁ . . : 27/04/2023 12:33:46 [1' BO
Date and time of submission: : cT

el e

The application no. to which the comment relates: A/YL-NSW/293

TREEEA L B2

Ms. Auyeun
Name of person making this comment: o yeuns

BREFE

Details of the Comment :

&3
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(] Urgent (] Return Receipt Requested [ sign [ Encrypt [} Mark Subject Restricted ] Expand personal&publi

Re: A/YL-NSW/2583 DD 103 and 115 Tung Shing Lei, Nam Sang Wai
30/04/2023 03:14

From: . R |
To: tpbpd <tpbpd@pland.gov.hk>
File Ref )

-7\
Dear TPB Members,

Rejected 3/2/23

It is noted that there are some graves within the Site upon his land status
checking. Any private development proposal which affects

the graves should be carefully considered. In particular, proposal to remove the
existing graves will normally not be supported.

The Site is subject to the Shek Kong Airfield Height Restriction of 129 to 149mPD.
The proposed maximum BH of 139mPD may

exceed the above height restriction depending on the disposition of residential
towers and the height of the rooftop structures.

Public Housing Development in Tung Shing Lei

9.1.6 Comments of the Director of Housing (D of Housing): He objects {o the
application as Tung Shing Lei is one of the potential

public housing sites identified to be made available for housing development
according fo 2017 Policy Address, and CEDD is currently

undertaking the Study (Agreement No. CES5/2020 (CE)) for Tung Shing Lei, the
encroachment will jeopardise the government’s intention and

development potential for public housing developmeni. AND THIS IS REASON
GIVEN FOR REJECTION

Clearly the review has no chance of success and should be withdrawn.

Mary Mulvihill

From I
To: tpbpd <tpbpd@pland.gov.hk>
- Ce: enquiry <enquiry@aud.gov.hk>
Date: Wednesday, 4 January 2023 3:18 AM CST -
Subject: Re: A/YL-NSW/293 DD 103 and 115 Tung Shing Lei, Nam Sang Wai

Dear TPB Members,
This application has been allowed to drag on for far too long.

There should be a time limit on applications in line with demands to stream line
the process.



Mary Mulvihill

From:

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

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

Date: Thursday, 14 April 2022 3:07 AM CST

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

Dear TPB Members,

Revised MLP is more of the same old, same old. Lots of passive landscaping
and ludicrous elements like 'Star Gazing Garden' when the light pollution from
the towers would create an ambiance more MKK than Atacama Desert.

" Proposed population of over 10,000 but no outdoor courts and ZERO GIC
facilities. Not even a kindergarten and this is usually a commercial service.

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

Mary Mulivhill -

From:_

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

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

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

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

Dear TPB Members,

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

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

Latest Arrangements of the Town Planning Board

Secretariat's Reception Counter

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

In light of the latest situation of COVID-19 and the need for epidemic -
prevention and control, arrangements have been undertaken to step up
precautionary measures at the Reception Counter. To reduce social



contacts, starting from today (January 13), members of the public can
place their submissions made under the Town Planning Ordinance into the
drop-in box at the Reception Counter during office hours (9am to 5pm,
Monday to Friday). Members of the public are also encouraged to make
enquiries through the telephone hotline (2231 4810) or email
tpbpd@pland.gov.hk) and can visit the TPB's website (www.info.gov.hk/tpb)
for statutory planning information.

Mary Mulvihill
From: B )
To: tpbpd <tpbpd@pland.gov.hk>
Date: Tuesday, 9 November 2021 11:21 PM CST
Subject: A/YL-NSW/293 DD 103 and 115 Tung Shing Lei, Nam Sang Wai
A/YL-NSW/293
Various Lots in D.D. 103 and D.D. 115, Tung Shing Lei, Nam Sang Wai
Site area : About 53,584sq.m

Zoning : "Undetermined”

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

Dear TPB Members,

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

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

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

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

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

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

7. Ecological importance of Tung Shing Lane Egretry



8. Failed to identify the exact locations of Tung Shing Lane Egretry
9. Underestimate direct/indirect impacts on the Tung Shing Lane Egretry

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

11. Adverse impacts of the proposed high-rise residential development
12. Cumulative ecological impacts and undesirable impact

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

Mary Muivihil

From IR

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

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

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

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

Area: About 53,584sq.m

Zoning : "Undetermined" '

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

Dear TPB Members,

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

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

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



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

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

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

Mary Mulvihill



PEMS Comment Submission o A Page 1 of 1

ERE s %R R B Making Comment on Planning Application / Review
S GG

Reference Number: 230504-122626-64491

SRR N 05/05/2023
Deadline for submission: ?Q(}L \

AT H HH AR R 1201
WEHMERE 9 AN 04/95/2023 12:26:26
HES RS

The application no. to which the comment relates: ANLANSWI23
MIERRA BT

Ms. SETO
Name of person making this comment: jti .

BRHE

Detalls of the Comment

TR N « Bong e o e AZ /RIS > |
LK@%’@“@E (Fﬁéﬁ%%ki) %EUfmﬁﬂﬁnﬁﬁﬁaﬁEﬁiiEﬁﬁﬁ FHREBCR ? SBIEE|
WA REREHRAMEREST - KSR EA—SMoRImaEemse « "B |
IR e A R ASBE (SRR - " BUNREEREE - R
EERETRE S - R ATARIERE R - AR CRlsREE SRRMED - Bl
SRR - AR R RIS HERIEDIS - SRR AR RRERIET - A%
IR LIS BB » EREE -

file://pld-egis3-app/Online_Comment/230504-122626-64491_Comment A_YL-NSW... 04/05/2023



Q‘QBNCY g
S M
> 'y
o ()
Q
w
‘;\’

EE

3

o
n . .
> The Conservancy Association
6?‘ ik FAET SR SUNEEEEES 77-81 ¥k Magnet Place —§{§ A Tel.:(852)2728 6781 I Fax.:(852)2728 5538
* 13 1 1305-6 = BETFE{ 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.
#AhE Website:www.cahk.org.hk

5t May 2023 N9\

Town Planning Board \)
15/F North Point Government Offices

333 Java Road

North Point

Hong Kong

RECEW ED
R ARG

: o Plannin®
By e-mail: tpbpd@pland.gov.hk R n‘Bomd

Dear Sir/Madam,

Comments on the Section 17 Review of TPB’s Section 16 Decision No.
A/YL-NSW/293

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

1. Not in line with the planning intention

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

2. Incompatible development scale
A similar planning application A/YL-NSW/275 has once been submitted to Town
Planning Board at the same site since November 2019. Compared with the previous

application with the current one, we do not think the development scale has been
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substantially decreased. Please refer to the table below for reference.

A/YL-NSW/275 A/YL-NSW/293

Plot ratio (Domestic) 3.082 2.928

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

Building height 12-139mPD 12-139mPD

No. of storey 3-45 2-44

No. of units _ 3,814 Flats (Private) 3,556 Flats (Private)
34 Houses (Private) 9 Houses (Private)

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

and Yuen Long rural area would be loss.

3. Direct loss of fish ponds

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

Although one of the ponds has become a “lake” under the current application, we
opine that the total area of wetland in the site would still be significantly reduced.

Besides, we are also not sure if any associated works, such as draining out all water
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from the “lake”, earth work, would be proposed in the “lake”. Whether water quality
of this “lake” would still be acceptable for egrets and other species during operation
phase is also questionable. In this way, this pond/”lake” is no longer functional in

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

4. Adverse impacts on adjacent egretries

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

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

breeding and foraging activities of birds.

5. Lack of details of on-site sewerage treatment management
According to the explanatory statement of S/YL-NSW/8, “Private residential
developments in the Area must contain suitable and satisfactory on-site sewage

treatment facilities to achieve the requirements of “no-net-increase in pollution load

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

6. Potential cumulative impact

Over the past decade, there were already cumulative loss of wetlands in the Deep
Bay wetland ecosystem. For instance, the majority of Tin Shui Wai, Yuen Long
Industrial Estate, Fairview Park and Palm Spring as well as Futian District of
Shenzhen were all built on wetland. Furthermore, many large-scale development
applications inside WBA around Nam Sang Wai have been approved or submitted
for approval. The entire region has been under high development pressure.
According to our research, 9 planning applications and 1 Land Sharing Pilot Scheme
application’ have been submitted within WBA since the announcement of Northern
Metropolis in Policy Address 2021. The plot ratio of those applications, ranging
from 1.2 to 4.14, is much higher compared with the previous applications. If all
applications are approved, an additional 31,579 units, with a population of 84,422
would be brought into WBA and threatened wetland ecosystem.

2 Another 10 planning applications: Y/YL-NSW/6; Y/YL-NSW/7; Y/YL-NSW/8; Y/YL-NSW/9;
Y/YL-MP/6; Y/YL-MP/7; Y/YL-MP/8; Y/YL-LFS/13; Y/YL-ST/1; LSPS/2 (Land Sharing Pilot
Scheme)
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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. Development would further encroach into lands with

conservation and landscape values, decreasing overall quality of the environment.

Yours faithfully,
Chow Oi Chuen
Campaign Officer

The Conservancy Association



Secretary, Town Planning Board y G4
15/F, North Point Government Offices

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

By email only

5 May 2023
Dear Sir/Madam,

Comments on the planning application for the proposed Comprehensive

Residential Development at Tung Shing Lei, Nam Sang Wai, Yuen Long
(A/YL-NSW/293) (Section 17)

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

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

the ecological integrity of the wetland ecosystem, and prevent development
that would have a negative off-site disturbance impact on the ecological
value of fish ponds.”

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

1.3 According to the aerial photograph extracted from Hong Kong Map Service
2.0 in January 2018, most of the application site are ponds and well-

& /8 # B & The Hong Kong Bird Watching Society

\ r 4 4!
TiNo +85223774387 WHEma  info@hkbwsorghk & HEARBERELES328 @ EARTC B“d[ e) “%
tratife
M faxNo +852 2314 3687 @01 Website: www.hkbws.org.hk Aodress  7C, V Ga Building, 532 Castle Peak Road,
W/

Lai Chi Kok, Kowloon, Hong Kong EAAFP

IN. EiE aﬁﬁéﬁ

IUCN["""""



: HKBWS 2
ﬁéiﬁ&ﬁm = ABAE BRER

vegetated land (Figure 1). We are concerned the footprint of the

development will lead to a direct loss of wetland and natural features. We

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

2 Provision of public housing is misleading
According to the Executive Summary, the applicant stated that “the entire ‘U’ zone
is anticipated to provide a total of 15,212 residential units, with a public-private
housing mix of 74:26"” according to the Indicative Layout Plan, “that covers not
only the Proposed Scheme at the Application Site, but also include indicative
development proposal for the remaining part of the ‘U’ zone”. As the proposed
private residential development has nothing to do with provision of public housing,

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

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

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

Area and Wetland Conservation Area under the Town Planning Board Planning

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

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

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

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

5

4.1

4.2

4.3

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

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

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

quality at both Tung Shing Lane egretry should be retained and adequately
protected due to its potential to be used by ardeids for breeding.

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

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

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

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

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

Adverse impacts of the proposed high-rise residential development

51

5.2

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

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

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

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

well-lit fagades (created by lightings from each household) during night time,
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5.4

and would be highly visible over a large area, and would have adverse
impacts on the habitat quality and wildlife within the “Inner Deep Bay and

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

recognized by the BirdLife International?.

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

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

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

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

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

6.1

As stated in the Nam Sang Wai OZP, “development within the areas has to
be comprehensively planned as piecemeal development or redevelopment
would have the effect of degrading the environment and thus jeopardizing
the long-term planning intention of the areas”. Cumulative ecological
impacts to the fishponds of Deep Bay area need to be carefully assessed
given that a number of other residential developments have already been

L http://datazone.birdlife.org/site/factsheet/inner-deep-bay-and-shenzhen-river-catchment-area-iba-
hong-kong-(china) :

2 https://www.cms.int/en/document/light-pollution-guidelines-wildlife-0

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

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

create a significant amount of disturbances resulting in the abandonment of

these egrets’ breeding site and Great Cormorant night roosts.

6.3 Moreover, the approval of this application will set an undesirable precedent
to the future similar high-rise developments in in both Nam Sang Wai area
and Deep Bay area, and thus nullifying the statutory planning control
mechanism. We urge the Board to reject this application in order to protect
Deep Bay area from any development threats.

Justifications for the decision and comments made by Government departments
and the Board

According to the Hong Kong Planning Standards and Guidelines (HKPSG), Chapter
10, Section 2.1 (iii), the Board has the responsibility to “control adjoining uses to

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

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

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

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

Yours faithfully,

Wong Suet Mei

Conservation Officer

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

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

of these egrets’ breeding site and Great Cormorant night roosts.

Rejected application
no. A/YL-NSW/242

Current application
no. A/YL-NSW/293

»
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Withdrawn application .-
no. A/YL-NSW/267
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Town Planning Board
15/F North Point Government Offices

333 Java Road (ag L
North Point
Hong Kong l"f _ L; B §

By e-mail: tpbpd-@pland.gov.hk
Dear Sir/Madam,

Comments on the Section 17 Review of TPB’s Section 16 Decision No.
A/YL-NSW/293

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

1. Not in line with the planning intention

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

achieve the above planning intention.

2. Incompatible development scale
A similar planning application A/YL-NSW/275 has once been submitted to Town
Planning Board at the same site since November 2019. Compared with the previous

application with the current one, we do not think the development scale has been



Qﬂ-

€ GOy
o s

=

HCy

k4

!

f1
\

*
]
L1 . .
x The Conservancy Association :
Ry BAsELE: ABERKSHAEE 26 BIEER-FFLEHET T¥E Tel.:(352)2728 6781 M Fax.:(852)2728 5538
? Add.: Jockey Club - The Conservancy Association Urban Forestry Br-3{F E-mail:cahk@cahk.org.hk

Green Hub, 26 Yen Chow Street West, Sham Shui Po, Kowloon
§3hk Website: www.cahk.org.hk -

substantially decreased. Please refer to the table below for reference.

A/YL-NSW/275 A/YL-NSW/293

Plot ratio (Domestic) 3.082 2.928

No. of Block (Domestic) | 16 Residential Tower 11 Residential Tower
34 Houses 9 Houses

Building height 12-139miPD 12-139mPD

No. of storey 3-45 2-44

No. of units 3,814 Flats (Private) 2,806 Flats (Private)
34 Houses (Private) 9 Houses (Private)

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

3. Direct loss of fish ponds

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

Although one of the ponds has become a “lake” under the current application, we
opine that the total area of wetland in the site would still be significantly reduced.
Besides, we are also not sure if any associated works, such as draining out all water
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from the “lake”, earth work, would be proposed in the “lake™. Whether water quality
of this “lake” would still be acceptable for egrets and other species during operation
phase is also questionable. In this way, this pond “lake” is no longer functional in
ecological perspective, and is no differences from direct ecological loss.

4. Adverse impacts on adjacent egretries .

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

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

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

According to the explanatory statement of S/YL-NSW/8, “Private residential
developments in the Area must contain suitable and satisfactory on-site sewage
treatment facilities to achieve the requirements of “'no-net-increase in pollution load
fo Deep Bay” and make connections to a public sewer once it is in place”, which

I Anon, 2021. Summer 2021 Report: Egretry Counts in Hong Kong with particular reference to the
Mai Po Inner Deep Bay Ramsar Site. Report by The Hong Kong Bird Watching Socicty to the
Agriculture, Fisheries and Conservation Department, Hong Kong Special Administrative Region
Government.hitps://ems.hkbws.org.hk/cms/component/phocadownload/file/8 1 2-egretry-summer-repo
rt-2021 2 Wong, L.C., Lam, WY, and Ades, W.J. (2009). Ecology of the birds in Hong Kong. Hong
Kong: Kadoorie Farm & Botanix Garden, '
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means that a comprehensive sewerage plan is needed to prove the development would
not lead to increase of pollution load in deep bay. As the revised Environmental
Assessment report (Attachment D) the applicant said, “About 940.7m’/ day out of
3,984m’/ day of treated effluents will be reused on-site for flushing and irrigation use -
and the remaining treated effluent water would be discharge to the public drainage

system”, which means around 76.4% sewerage will be handle by the public system.

The Environmental Protection Department also commented based on further
information submitted by the applicant on July 2022, the updated sewerage impact
assessment is needed, if the applicant needs to connect to the public sewerage system.
However, the applicant only said that “It will be further considered in detailed design
stage”. We supposed that such an important sewerage treatment management should
be provided in early stage, which is very fundamental information to justify whether
the applicant able to fulfill the principle of “no-net-increase in pollution load to Deep
Bay”. Therefore, lack of details on-site sewerage treatment management should not
be approved.

6. Potential cumulative impact

Over the past decade, there were already cumulative loss of wetlands in the Deep
Bay wetland ecosystem. For instance, the majority of Tin Shui Wai, Yuen Iong
Industrial Estate, Fairview Park and Palm Spring as well as Futian District of
Shenzhen were all built on wetland. Furthermore, many large-scale development

“applications inside WBA around Nam Sang Wai have been approved or submitted

for approval. The entire region has been under high development pressure,
According to our research, 9 planning applications and I Land Sharing Pilot Scheme
application® have been submitted within WBA since the announcement of Northern
Metropolis in Policy Address 2021. The plot ratio of those applications, ranging
from 1.2 to 4.14, is much higher compared with the previous applications. If all
applications are approved, an additional 31,579 units, with a population of 84,422
would be brought into WBA and threatened wetland ecosystem.

In future, the adjacent San Tin/Lok Ma Chau Development Node, Northern Link,

Z  Another 10 planning applications: Y/YL-NSW/6; Y/YL-NSW/7; Y/YL-NSW/8; Y/YL-NSW/9;
Y/YL-MP/6; Y/YL-MP/7; Y/YL-MP/8; Y/YL-LFS/13; Y/YL-§T/1; LSPS/2 (Land Sharing Pilot
Scheme)
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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 eccosystem. Development would further encroach into lands with
conservation and landscape values, decreasing overall quality of the environment.

* Yours faithfuly,

Chow Oi Chuen
Campaign Officer
The Conservancy Association
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3 By email only
14 July 2023

Dear Sir/Madam,

Comments on the planning application for the proposed Comprehensive
Residential Development at Tung Shing Lei, Nam Sang Wai, Yuen Long

(A/YL-NSW/293) (Section 17)

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

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

in the Deep Bay Area...the area further away from the fish ponds is to protect
the ecological integrity of the wetland ecosystem, and prevent development
that would have a negative off-site disturbance impact on the ecological
value of fish ponds.”

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

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

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

Wetland loss due to pond filling

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

- operators”. However, pond filling would be resulted due to the proposed

development. Given the proximity of the application site to the Wetland Buffer

Area and Wetland Conservation Area under the Town Planning Board Planning

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

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

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

terms of both area and function at the application site.

Potential impacts on the ardeid breeding colony
3.1 Tung Shing Lane egretry is the second largest egretry in Deep Bay in 2018

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

Lane egretry was not active in 2021, we consider the trees and habitat
quality at both Tung Shing Lane egretry should be retained and adequately

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

3.2 Thereis a newly recorded colony near Kam Po Road, which is situated about
1.8km away from the proposed residential towers at Tung Shing Lane. As
most birds flew less than 2km from their nests, but some can reach a
distance as far as 4km due to the surrounding topography of the egretry. In
order to safeguard these breeding egrets and herons, the nesting locations
together with feeding grounds and flight paths/corridor of the birds should
all be protected, such that the breeding egrets and herons can access their
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foraging grounds and wetlands.
3.3 However, there is no ecological impact assessment related to the flight paths

and feeding grounds for the new Kam Po Road egretry provided by the

applicant. We are concerned the current proposed real estate development,
which consists of 11 towers of residential buildings, with a height up to
139mPD/44-storey, would obstruct the flight paths of breeding ardeids to
access Deep Bay area for foraging and feeding, causing adverse impacts on

the ecologically important egretry.

4  Adverse impacts of the proposed high-rise residential development
4.1 The proposed development consists of 11 towers of residential buildings,
with a height up to 139mPD/44-storey, excluding rooftop features. It is

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

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

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

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

recognized by the BirdLife International®.

4.3 According to the Light Pollution Guidelines for Wildlife under the
Convention on Migratory Species?, “where there is important habitat for
migratory shorebirds within 20 km of a project, consideration should be
given as to whether that light is likely to have an effect on those birds.” This
20 km buffer is based on “a precautionary approach that sky glow can cause
a change in behaviour in other species up to 15 km away”. Moreover,

! http://datazone.birdlife.org/site/factsheet/inner-deep-bay-and-shenzhen-river-catchment-area-iba-
hong-kong-(china)

? https://www.cms.int/en/document/light-pollution-guidelines-wildlife-0
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artificial light can in fact “disorient flying birds, affect stopover selection, and
cause their death through collision with infrastructure. Birds may starve as
a result of disruption to foraging, hampering their ability to prepare for
breeding or migration”?.

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

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

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

5 Cumulative ecological impacts and undesirable precedent set in Deep Bay area

5.1 As stated in the Nam Sang Wai OZP, “development within the areas has to
be comprehensively planned as piecemeal development or redevelopment
would have the effect of degrading the environment and thus jeopardizing
the long-term planning intention of the areas”. Cumulative ecological
impacts to the fishponds of Deep Bay area need to be carefully assessed
given that a number of other residential developments have already been
proposed in close proximity of the application site.

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

these egrets’ breeding site and Great Cormorant night roosts.

5.3 Moreover, the approval of this application will set an undesirable precedent
to the future similar high-rise developments in in both Nam Sang Wai area

3 https://www.cms.int/en/document/light-pollution-guidelines-wildlife-0
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and Deep Bay area, and thus nullifying the statutory planning control
mechanism. We urge the Board to reject this application in order to protect
Deep Bay area from any development threats.

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

minimise adverse impacts on conservation zones and optimise their conservation

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

The HKBWS respectfully requests the Board to take our comments into consideration

and reject the current application. Thank you for your kind attention.

Yours faithfully,
The Hong Kong Bird Watching Society

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

5 AFCD Vision and Mission. Available at:
http://www.afcd.gov.hk/english/aboutus/vision mission/abt vision mission.html
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Figure 1. According to the aerial photograph extracted from Hong Kong Map Service
2.0 in January 2018, there are ponds and well vegetated land within the application
site (marked with red line), while 2-storey village houses and structures are found at

the west. We are concerned the footprint of the development will lead to a direct loss

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

development is incompatible with the surrounding rural environment and the
fishponds further away.

“

January 2018
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Figure 2. The Google Earth aerial photo showing the developments (application no.
A/YL-NSW/241, A/YL-NSW/242, A/YL-NSW/267, Y/YL-NSW/3, Y/YL-NSW/4, A/YL-
NSW/274 and A/YL-NSW/275) which all are approximately less than 1km from the
application site (marked with red line). All the above developments are close to the
breeding site and flight path of egretry in Tung Shing Lane, and also the largest Great
Cormorant night roost in Hong Kong at Nam Sang Wai. We are concerned that the
disturbances arising from all of these residential and commercial developments would
cumulatively create a significant amount of disturbances resulting in the abandonment

of these egrets’ breeding site and Great Cormorant night roosts.

o~ 4.4

Approved application
no. A/YL-NSW/242

i 5

=3 WA

Current application
no. A/YL-NSW/293
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| LB B R 5B/ A iR B K. Making Comment on Planning Application/ Review
BEER

Reference Number: 230821-014421-18868

Deadline for submission: S\CCL% A08/09/2023
' Ho
$R3 L R &

Date and time of submission: 21/08/2023 01:44:21

R R

The application no. to which the comment relates: ANL-NSW/293

TRERA /28

. /IvgH Miss Leun
Name of person making this comment: e s

ERFE

Details of the Comment :

ﬁﬁKA%&@E%%E%%&E%%&%@E&%%%& NN =Ly
EER » HESEMAESEE) -

A NHEAE R R 2/ L %¥$¥ﬁﬁﬁﬁﬁﬁaﬁﬁﬂﬁ)ﬁ% BEE
ZIRARAE - FREENVERTISAMELMRD - INARSEREHAZRERRE
BT > FIRSEIRIEN - PR ERREESE - ARG E TRERT —
ERVEE o FEEANEIRMTERESR TERR - KERREE 22—/ \FRELTRE
“EZNFHENERECRY - SHEERRBIIARMITERASENAENT | BN
&N | 0 H AR —E R E (TR R Bl - Aﬁﬁ%%ﬁﬁ%@ﬂxﬁﬁ'ﬁ
RAFEHE RUNBERENES | HEAREAEHREIERA -

At /ST RIR R E B R E e

file://pld-egis3-app/Oniine Comment/230821-014421-18868 Comment A YL-NSW... 21/08/2023
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Reference Number:
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Date and time of submission: \’l - B:\

HRRHIAR B R R

The application no. to which the comment relates:

TRERA ) E2/AH

Name of person making this comment:

BREE

Details of the Comment :

SIS/ iR = B Making Comment on Planning Application / Review

230826-002507-92710
08/09/2023

26/08/2023 00:25:07

A/YL-NSW/293

S Mr. R4ed
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To : Secretary, Town Planning Board ,\7%

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 c-ma11 : tpbpd@pland.gov.hk

" Mﬂjﬁﬂﬁﬁﬁ% The appllcatmn no. to which the comment relates
. A/NL-NSW/293Received on 10/08/2023

BENN ARE - BEERR)
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The Conservancy Association
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7™ September 2023 \1 S

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 17 Review of TPB’s Section 16 Decision No. A/YL-NSW/293

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

1. Not in line with the planning intention

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

achieve the above planning intention.

2. Incompatible development scale

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

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

Plot ratio (Domestic) 3.082 2.928

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

Building height [2-139mPD 12-139mPD

No. of storey 3-45 2-44

No. of units 3,814 Flats (Private) 3,556 Flats (Private)
34 Houses (Private) 9 Houses (Private)

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

and Yuen Long rural area would be loss.

3. Direct loss of fish ponds

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

wetland ecosystem.

Although one of the ponds has become a “lake™ under the current application, we
opine that the total area of wetland in the site would still be significantly reduced.
Besides, we are also not sure if any associated works, such as draining out all water
from the “lake”, earth work, would be proposed in the “lake”. Whether water quality
of this “lake” would still be acceptable for egrets and other species during operation

phase is also questionable. In this way, this pond/”lake” is no longer functional in
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ecological perspective, and is no differences from direct ecological loss.

4. Adverse impacts on adjacent egretries _

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

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

breeding and foraging activities of birds.

According to the latest revised Landscape Layout Drawings received in August 2023,
the applicant indicated a habitat of egrets, some green corridors, the eco-lake and
preserved zone. However, we cannot find any details of those area such as species
list or management plan. It is hard to believe that the proposed design is effective in

maintaining the ecosystem.

5. Lack of details of on-site sewerage treatment management
According to the explanatory statement of S/YL-NSW/8, “Private residential

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

be approved.

6. Potential cumulative impact

Over the past decade, there were already cumulative loss of wetlands in the Deep
Bay wetland ecosystem. For instance, the majority of Tin Shui Wai, Yuen Long
Industrial Estate, Fairview Park and Palm Spring as well as Futian District of
Shenzhen were all built on wetland. Furthermore, many large-scale development
applications inside WBA around Nam Sang Wai have been approved or submitted
for approval. The entire region has been under high development pressure.
According to our research, 9 planning applications and 1 Land Sharing Pilot Scheme
application® have been submitted within WBA since the announcement of Northern
Metropolis in Policy Address 2021. The plot ratio of those applications, ranging
from 1.2 to 4.14, is much higher compared with the previous applications. If all
applications are approved, an additional 31,579 units, with a population of 84,422

would be brought into WBA and threatened wetland ecosystem.

2

* Another 10 planning applications: Y/YL-NSW/6; Y/YL-NSW/7, Y/YL-NSW/8; Y/YL-NSW/9;
Y/YL-MP/6; Y/YL-MP/7; Y/YL-MP/8: Y/YL-LFS/13; Y/YL-ST/1; LSPS/2 (Land Sharing Pilot
Scheme)
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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. Development would further encroach into lands with

conservation and landscape values, decreasing overall quality of the environment.

Yours faithfully,

Chow Oi Chuen

Campaign Officer

The Conservancy Association
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SRS

Reference Number:

HR3EIRA Sk

Deadline for submission: (0
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231105-200241-87265

24/11/2023

$E3C HHH B Rr

Date and time of submlssmn 05/11/2023 20:02:41
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The application no. to which the comment relates: A/YL-NSW/293

"RERA A

/INdH, Miss Leun
Name of person making this comment: e &

R

Details of the Comment :
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Date and time of submission:

HRHRH B EH AR
The application no. to which the comment relates: A/YL-NSW/293
TIRERA L E2/AT

L 442 Mr. NG SIU TONG
Name of person making this comment:

BEREE
Details of the Comment : '
AR LU - RAF LHEFE T 40564 » B SRS - REEEET

BEE  ERETASREEPZEANEN  EAETHHEONR - MfTASEE
LTHL  REFINESENE  FEERAEIESE -
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The application no. to which the comment relates: A/YL-NSW/293

TIREE A | R/

Ms. SETO
Name of person making this comment: At Ms

B R

Details of the Comment :
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TRE: 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 ec-mail : tpbpd@pland.gov.hk
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(] urgent [J Return Receipt Requested [ Sign ] Encrypt [ Mark Subject Restricted [] Expand personal&publi
Re: A/YL-NSW/293 DD 103 and 115 Tung Shing Lei, Nam Sang Wai

23/11/2023 02:05
From: QQGLA'
To: tpbpd <tpbpd@pland.gov.hk> ‘ .
File Ref: 0-es
ASYL-NSW/283

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

Applied development : 11 Towers / 2,802 Units / 9 Houses / 140mPD / 8,150sq.m
QS /1,078 Vehicle Parking

Dear TF’.B Members,

The reduction in the number of towers and units do not alter the core issue. The
layout of the development is unrealistic and most inefficent land use.

The revised plan provides no -justification for approval.

Mary Mulvihill

rrom: [

To: tpbpd <tpbpd@pland.gov.hk> J
Date: Sunday, 30 April 2023 3:13 AM HKT
Subject: Re: A/YL-NSW/293 DD 103 and 115 Tung Shing Lei, Nam Sang Wai

Dear TPB Members,

Rejected 3/2/23

It is noted that there are some graves within the Slte upon his land status
checking. Any private development proposal which affects

the graves should be carefully considered. In particular, proposal to remove the
existing graves will normally not be supported.

The Site is subject to the Shek Kong Airfield Height Restriction of 129 to
149mPD. The propdsed maximum BH of 139mPD may

exceed the above height restriction depending on the d[sposmon of residential
towers and the height of the rooftop structures.

Public Housing Development in Tung Shing Lei
9.1.6 Comments of the Director of Housing (D of Housing): He objects to the



application as Tung Shing Lei is one of the potential

public housing sites identified to be made available for housing development
according to 2017 Policy Address, and CEDD is currently

undertaking the Study (Agreement No. CE55/2020 (CE)) for Tung Shmg Lei, the
encroachment will jeopardise the government’s intention and

development potential for public housing development. AND THIS 1S
REASON GIVEN FOR REJECTION

Clearly the review has no chance of success and should be withdrawn.

Mary Mulvihill

From:

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

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

Date: Wednesday, 4 January 2023 3:18 AM CST

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

Dear TPB Members,
This application has been allowed to drag on for far too long.

There should be a time limit on appllcatlons in line with demands to stream line
the process.

Mary Mulvihill

From:

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

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

Date: Thursday, 14 April 2022 3.07 AM CST

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

Dear TPB Members,

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

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

Mary Mulivhill



' To: ipbpd <tpbpd@pland.gov.hk>
Cc:
Date: FFriday, anuary : M CST

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

Dear TPB Members,

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

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

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

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

In light of the latest situation of COVID-19 and the need for epidemic
prevention and control, arrangements have been undertaken to step up
precautionary measures at the Reception Counter. To reduce social
contacts, starting from today (January 13}, members of the public can
place their submissions made under the Town Planning Ordinance into the
drop-in box at the Reception Counter during office hours (9am to 5pm,
Monday fo Friday). Members of the public are also encouraged to make
enquiries through the telephone hotline (2231 4810) or email (
tpbpd@pland.gov.hk) and can visit the TPB's website (www.info.gov.hk/tpb}
for statutory planning information.

Mary Mulvihill

From: [N
To: tpbpd <tpbpd@pland.gov.hk>
Date: Tuesday, 9 November 2021 11:21 PM CST
Subject: A/YL-NSW/293 DD 103 and 115 Tung Shing Lei, Nam Sang
Wai c
ASYL-NSW/293
- Various Lots in D.D. 103 and D.D. 115, Tung Shing Lei, Nam Sang Wai
Site area : About 53,584sq.m

Zoning : "Undetermined”



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

Dear TPB Members,

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

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

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

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

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

4. Devalue the application site by generalizing it as unused land

5. Wetland loss due to pond filling

6. Inadequate ecological surveys

7. Ecological importance of Tung Shing Lane Egretry

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

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

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

~ 11. Adverse impacts of the proposed high-rise residential development
12. Cumulative ecological impacts and undesirable impact

The planned development is incompatible with both the geography and
character of the district. Some minor fweaking 1o the plan does not

address the core issues.

Mary Mulvihili

rrom: [



To: "tpbpd" <tpbpd@pland.gov.hk>
Sent: Tuesday, December 31, 2019 9:28:30 PM
Subject: A/YL-NSW/275 DD 103 and 115 Nam Sang Wai

A/YL-NSW/275

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

Area: About 53,584sq.m

Zoning : "Undetermined"”

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

Dear TPB Members,

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

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

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

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

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

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

Mary Mulvihill



PEMS Comment Submission ' Page 1 of 1

AR B RER/EIEH E R Making Comment on Planning Application / Review
DRGSR

Reference Number: .
R | | S@L[*'

Deadline for submission: ' ‘ 24/11/2023 0- L1

231124-123959-11738

| $R3Z EHA R R R

Date and time of submission: 24/11/2023 12:39:59

HBRRIAA B R AR SR

The application no. to which the comment relates: A/YL-NSW/293

"RERA L E2/AER

Mrs. Ho hiu man
Name of person making this comment: RA .

BEREEE
Details of the Comment :

R E

o DRRPRY F SS [% SRS o N . T O o T L R I R T B T B P N i e o om———— e e e m



PEMS Comment Submission _ Page 1 of 1

SLEA B R/ A 2R B B Making Comment on Planning Application / Review
SR

Reference Number: 231124-153510-47098

Seq W

e 24/11/2023 L s

Deadline for submission:

$E3X F A R

Date and time of submission: 24/11/2023 15:35:10

A RRRIR B R GRS

The application no. to which the comment relates: A/YL-NSW/293

"RERA L /S

Ms. Ng shun yin
Name of person making this comment: 2t g shun ying

B

Details of the Comment :

BCBIETEET

. file://pld-egis3-appg)nline_Comment/231124-153510-47098_Comment A, YL-NSW... 27/11/2023

B



PEMS Comment Submission _ Page 1 of 1

FUAR S 3/ B IR N B R Making Comment on Planning Application / Review

g%‘ H,
Eefffe Number: 231124-161905-35712
be |
JETIRA | S 24/11/2023
Deadline for submission: Q\
Z-b
$232 H HA BB

Date and time of submission: 24/11/2023 16:19:05

RBEEIRE R EH 4R

The application no. to which the comment relates: AIYL-NEW/293

"RERA L AR

Name of person making this comment:

e Mr, B

BEREHE

Details of the Comment :

R EHIE T B A SR RN s ' EoRlr K ERm A hﬂﬁ%}

MRS Pt METHEESRSA - BSRIAERT  BEESEEERER
BERBMXERBE BN » BiMBROEEY -

file://pld-egis3-app/Online Comment/2311 24-161905-35712_Comment_A_YL74SW... 27/11/2023



PEMS Comment Submission Page 1 of 1

RLAR B B/ B AZ IR R 5 Making Comment on Planning Application / Review
SEER

Reference Number: 231124-162444-22985

PEIRH . | . S@LL‘( 24/11/2023

Deadline for submission:

3T H B R R-"1»

Date and time of submission: 24/11/2023 16:24:44

A BRI B e 4Rt

The application no. to which the comment relates:

A/YL-NSW/293

TRERA L /AR

Name of person making this comment:

BHRAE

Details of the Comment

éﬁ%ﬁﬁﬁ’ﬁﬁm%ﬁﬁﬁﬁTﬁ%AD AE%% ﬁﬁ%ﬁ ﬁuikﬁﬁﬁ

_ file://pld-egis3-app/Online_Comment/231124-162444-22985 Comment A YL-NSW... 27/11/2023



PEMS Comment Submission , Page 1 of'1

HEAR I e IR AR B R, Making Comment on Planning Application / Review

iﬁffe Number: 240119-223020-63012
| sRerm N
Deadline for submission: | 09/02/2024
-
3% B H BB : .
Date and time of submission: 19/01/2024 22-30-20.
ARSI R A/YL-NSW/293

The application no. to which the comment relates:

TRERA ) /a8

Mr. chow oi lun
.| Name of person making this comment: e g

BREEHE

Details of the Comment : _

[ ; M= tpbpd@pland.gov.hk

& LA B EEE333RIbABUF&F 15/F,

=5
| PR BT BIRE R TRAE T A/YL-NSW/293

REER - FREFTHAS  MIEEARREE - BRREENS - EERRREAT
E300m » BRRSEEERASEN  ERAERERTRESGRERIE - THEER
A 0 TS AR 0 SRR RENEERER - BRNEERET
FAEAE L TR  BHRAR > BERERER - ' ]
A% - S/KREE BB S h — BB RERNE - AT KEERG » &
REFEEBMIIAS AL  RERFRERERR - REHTTETRMNEMRR
ik o REDKIE R R B RREIE R ATy AR - C

EHIE REEMRRR = EDR . R KR EREES - RIEERNHT
BUN GRS S R BUSNIHRS  SORFIRIR - BRI AL - RERBAIEER - BEX
SRR MR 0 - FRRE R BT E B HREARE—R  REER
PRSI A FERY R » BUNREHES R -

AL 5

R BB AH A/YL-NSW/293
53N RS

#iaz2 _ coow orLune_ NG
W BRSRE SRR EEEE -

Lot filetVeld Sbis3-andlOnkRng -Gomment/240119:223020-63012 Comment A YI-NSW.. 22/01/2024 .



PEMS Comment Submission Page 1 of 1

LR /A IE & R Making Comment on Planning Application / Review
SRR

Reference Number: 240122-203433-57730

PRATREA :
Deadline for submission: ;Q%g 09/02/2024

rpashys A - -

Date and time of submission: 22/01/2024 20:34:33

R BRI B 4R

The application no. to which the comment relates: A/YL-NSW/293

FRERRA L ER/ETE

/INgH Miss Leun
Name of person making this comment: ME s

HREH

Details of the Comment :

VRAF RN/ IMEAERR ST BSR ER B RER  E R R R HCHEHEL » BB E A e S aRERA T
HATER » HE SRR -

ANEFEREHE R fe(b - FRTEHAE RASEQERE D - B2E
FIRARE - ERGEVERIRARE M) - FRERSEREHETERETEME
BT FRBSEEAIES - AR » FEBR RS TAERT —
ENRE - AEENRIRT RS TERA  SERREE_S—/ERBILMRE
“EBTAARRRSTEARY) - SHARES R RMTEEERNAENT | B
T LnRE | T SRR —E AR AR S - SBIHBERAFT ORI | 7R
WMAREE R HIERENEY: | HE ARSI -

FATER T R R R B R A B R B0

file'/nld-eoigi-ann/Online Camment/24N127_970242_8772N Cammant A VT _NIQW  12/01 M0A0A



MR B GA/ PR RZ PR S /. Making Comment on Planning Application / Review

SEURSR

Reference Number: 231124-153510-47098
HRA TR :

Deadline for submission: 96’[/g 24/11/2023

PR H B B R - 24/11/2023 15:35:10

Date and time of submission:

5 T AL T P S
The application no. to which the comment relates: A/YL-NSW/293

CREBRA ) R

Name of person making this comment: 2+ Ms. Ng shun ying

BREE

Details of the Comment :

[EEbEE1]




SEELEN DA/ A E A B 54 Making Comment on Planning Application / Review

SHRIT

Reference Number: 231124-161905-35712

AT PRI

Deadline for submission: ‘ ge%— 24/11/2023

FE3T HHH R iE] .
Date and time of submission: ’Q :14 24/11/2023 16:19:05

B RRHTAH BRI 4RTR

The application no. to which the comment relates: A/YL-NSW/293

"IEERA L AT

Name of person making this comment:

Setk Mr. JBE T

BREERE

Details of the Comment :

BSR » ERGET —EWARS R—FRREE - ZERIFIRKEBRIA B TR
ik —REL - METHEERRS A > BSHIBEAFT » BFETECEREEL
FIEREMXCAEAEE ST » FTUBGRLRE -




" b3 Making Comment on Planning Application / Review

LRI SR/ T E IR

SE R

Reference Number: 240124-214551-28846

$23FRIA

Deadline for submission: 09/02/2024
| SN
e B R "
Date and time of submission: R W to 24/01/2024 21:45:51
AR E R E R
The application no. to which the comment relates: AIYL-NSW/293
TRERA EE/ETE v

Name of person making this comment:

BREEE

Details of the Comment : _

7 854 FHEETECE T R - EERBEBETEAENESZERM  INEFBARETT
» AT DAER S ES - :




af e 21354 i S % Making Comment on Planning Application / Review

st i

Reference Number: 231124-162444-22985

=l .
PRSI » 24/11/2023
Deadline for submission: g@ﬁ
FEAT H HA BB 24
Date and time of submission: D- -1 24/11/2023 16:24:44

A BRI FH SRR

The application no. fo which the comment relates: AIYL-NSW/293

"REERA L BT

Name of person making this comment:

2t Ms. REHK

ERFE

Details of the Comment :

ANES R ER SRR RE@RRIESRE  BEERSEEABRBIT
%&Eéﬁé?ﬁ  BRTHEREECETRI AL » AHPH BRI - AR AETIR




PR AN GE MR 2 W Making Comment on Planning Application / Review
%_;%‘gﬁ N

Reference Number:

240124-213855-12620

HRAIR . Y@L Y 09/02/2024

Deadline for submission:

BRST H i e E] -5 PP 00010000 21138155

Date and time of submission:

ARHRVR B EH R

The application no. to which the comment relates: A/YL-NSW/293

TIRERA L fR/TE

Name of person making this comment:

ﬁ:t‘ MS I \+t

ERFFE

Details of the Comment :

S ASE RS - [RRE (—) TRECERZER - BEEEEE - (Z) EEE
Eha AMRILE » INEIEERHT o BT ATRRFISE -




SEHRED 1 /A T W Making Comment on Planning Application / Review

st L
Reforonce Number: 240124-213036-59043

=y ’
TSR o _ 09/02/2024
Deadline for submission: g -
eoL&

HEAT H #A R 20
Date and time of submission: [1:1 b 24/01/2024 21:30:36

HRHAREE R B RS
The application no. to which the comment relates: A/YL_NSWQ,%

CREEA L dhA 4+ Ms. Ho hiu man

Name of person making this comment:

BRFR

Details of the Comment :

&) R B E B




ik LR BN 35/ 2R T R Making Comment on Planning Application / Review

| &E&ER

Reference Number: 240124-213749-99434

A PRAH

Deadline for submission: S&L ¢ 09/02/2024

HR3C H HA A .
Date and time of submission: Q - 24/01/ 2024 21:37:49
B RATR B P EF MR A/YLNSW/293

The application no. to which the comment relates:

TREERA ) BT

Name of person making this comment: 564 Mr. NG SIU TONG

BRAFE

. | Details of the Comment :

EARETE IR - AANERILEETZE » BEAZEREER > RSBESET
EHEE > ERIRZARESSEE MR - NEME TETEATR - IS EE
T - (REEEFIHE S BHTE - FERRASHDESRR -




P A T L

SE IR

Reference Number: 240124-214432-37042

FES IR

Deadline for submission: % ¢ 09/02/2024
FR3T ISR »
Date and time of submission: R "’l% 24/01/2024 21:44:32

AR B SRRt

The application no. te which the comment relates: AIYL-NSW/293

"RERA ) BRI

Name of person making this comment: ¥+ Ms. Ng lai ying

RS

Details of the Comment :

(ZHILEE - SRR




TERR SN A/ R PR 2 5 Making Comment on Planning Application / Review

Syl
SRR 240124-214520-33507

Reference Number:

TR PRAA

Deadline for submission: ?e_%g 09/02/2024

AT B HA R R B "
Date and time of submission: Q —(“) 24/01/2024 21:45:20

BRI B P FHRT A/YL-NSW/293

The application no. to which the comment relates:

"RERA L /AT 54 Mr. Samuel Lam

Name of person making this comment:

B HRFE

Details of the Comment :

B ¥ - Rt




FE R S EE/ AR R 2T B Making Comment on Planning Application / Review

SRR

Reference Number: 240124-214547-88628
TR S@l

Deadline for submission: 3 09/02/2024

=L p-3 24/01/2024 21:45:47

Date and time of submission:

B BREIARE] SR 4R 5T A/YL-NSW/293

The application no. to which the comment relates:

"IRERA ) ST /INE Miss Jessica

Name of person making this comment:

B REE

Details of the Comment :

B~ RRIRE ‘ |




ok M A E R PR B B, Making Comment on Planning Application / Review

SE

Reference Number: 240124-214653-69800

FEAC IR

Deadline for submission: ?@_ . 09/02/2024

| )
FEAT H HA B B »
Date and time of submission: 1) ~§ | 24/01/2024 21:46:53

A AL B SR

The application no. to which the comment relates: A/YL-NSW/293

MREEA L MALHE

Name of person making this comment: 584 Mr. Ho chi wai

B HRAFE

Details of the Comment :

[ EitEE 1




st FR AN A/ AR R H S B Making Comment on Planning Application / Review

SEE

Reference Number:

240124-214852-23428

HES R

‘| Deadline for submission: 05/02/2024
&, ¢
A8 HH s RF R A8
Date and time of submission: \1—5}7‘ 24/01/2024 21:48:52
BRI B R FE R
The application no. to which the comment relates: A/YL-NSW/293
48 e 5
RERN ) dedb/ 20 54 Mr. Ho ching fai

Name of person making this comment:

B RS

Details of the Comment :

[RErETEE




A R 2 s R R HE E B Making Comment on Planning Application / Review

SR

Reference Number: 240124-215137-27073

AR

Deadline for submission: 09/02/2024

Ses,
325 B R =

Date and time of submission: Q_ }?) 24/01/2024 21:51:37

B HRIE SR 4R

The application no. to which the comment relates: A/YL-NSW/293

TRERA ) EBATE

Name of person making this comment: &4 Mr. Yeung chi wah

BHRE

Details of the Comment :

[ HEE




TrHR SN ss/ Az B % Making Comment on Planning Application / Review

SELRYR -
Reference Number: 240124-215302-23777

FERZ[RIE
Deadline for submission: SQ% ¢ 09/02/2024

FE2T B HE R B ‘ - &1,
Date and time of submission: \1 "g S 24/0172024 21:53:02

ARENHE R E RS A/YL-NSW/293

The application no. to which the comment relates:

TRERA L R/ -+ Ms. Fiona Tang

Name of person making this comment:

BREFE

Details of the Comment :

[




|k BB S/ RS R B 50 Making Comment on Planning Application / Review
SE R
Reference Number: 240124-220213-51405

TR |
Deadline for submission: 09/02/2024
Vg ¢

H2=
FESX 30 K] L 24/01/2024 22:02:15
Date and time of submission: R . 86

BRINR B R REST A/YL-NSW/293

The application no. to which the comment relates:

"IRERA L ER/ATE ‘ A Mrs. Ernest

Name of person making this comment:

B REFE

Details of the Cdmment :

|52




PEMS Comment Submission . Page1ofl

AR S 5/ A IR R Making Comment on Planning Application / Review
e |

Reference Number;

HRAEIRAR ooy

Deadline for submission:

240125-160248-17206

09/02/2024

23 B SR L-8%

Date and time of submission: 25/01/2024 16:02:48

R RRRIAE R R

The application no. to which the comment relates: -NSW/29_3

"RERA L E5TE 44 Ms. Leung Nga kiu

Name of person making this comment:

B R

Details of the Comment :

AEE ! BEIERE !

LElaaaalAd Aarla? iVl f Mt maad INVANINZ 1 EANAD 1 TANL M avanennmand A WT O NTONIT e Ylab W aTatal



PEMS Comment Submission

Page 1 of 1

HEARE] EF'%/EJF? HER Makm(I Comment on Planning Application / Review
BEGS

Reference Number: 240125-193734-64994

Tﬁfilﬁﬂﬁ - 09/02/2024
Deadline for submission:
_ Ra

FEAT H BH R iR ' .
Date and time of submission: \'J_-%Ql 25/01/2024 19:37:34
AR B R RS ,
The application no. to which the comment relates: NYL_NSW/Z%

r .

Name of person making this comment:

BREH

Details of the Comment :

BB > FROERTRESE - DA -

AABCHAY L-NSW293HIH - SRR BT RIERE - 2ERoE » OB R5aR - Hllg

i~ it e LN (7o X ~ T N R I e e e L B I S B ] . . IV w wsewwor

e Y



PEMS Comment Submission

Page 1 of 1

LG

Reference Number:

FEACTRHA
Deadline for submission: QQ{\'

HE S BB |
Date and time of submission: ‘1 ‘q o

R BRI AR BRI B e s

The application ne. to.which the comment relates:

TR MR

Name of person making this comment:

BRI

Details of the Comment :

SAAR B e /AR W B R Making Comment on Planning A.:pplication / Review

240125-201307-04444
09/02/2024
25/0‘1/2024 20:13:07
A/YL-NSW/293

et Mr. 5B RER

K KREIA] Y L—Nswi203 % Fies * DL P s * e B A AEEs/ Y L—NS
w/8 » FLEAEE - NRERME @ BRRES » KHESHHE -




HBTHEERGHE ¢

B AR oCENE B I AAEL 333 SRACMBATFEE 1513

I E - 2877 0245 =K 2522 8426

I tpbpd@pland.gov.hk ' . Ses €
A D

To : Secrctary, 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

AT BIH R The application no. to which the comment relates
A/YL-NSW/293Received on __ 08/01/2024

BREN WEREE  FHRHEHIH)
Details (%I the C mem\(uac s%paratc sheet if necessa;y)

X =

FemaEE A #k4/ZF% Name of person/company making this comment

N |
i e = | = oo

#5% Signature




PEMS Comment Submission o Page 1 of 1

BRI ESAERERER Makmg Comment on Planning Application / Review
SR

Reference Number: 240201-091713-18417

PRI PRI
Deadline for submission: SQ% g 09/02/2024
i
-%—55 Eﬁ&%ﬁaﬁ . . L *qz 01/02/2024 09:17:13
Date and time of submission:
FEIRARAEHF R -
The application no. to which the comment relates: ANL-NSW/293
rj%ﬁ%AJ ﬁ%/ %ﬁ jEZ’E Ms. SETO

Name of person making this comment:

BRES

Details of the Comment

ﬁﬁﬁﬁ ﬁﬁ%ﬁ%ﬁ%mnﬁﬁﬁﬁkﬁﬁmm¢$¢m& ﬁﬁ@%ﬁ&‘ $
HEERN | BNSRA E RERE SRR E TRt R, - $§ B
R BRSBTS SCREURSRHTEIER T Rl " BRE TR
HIENEEE F U] - ZATE SRR Rt R S R RRY AR KAE%%%E%@?$%
EEAME AT SRR A th A8 -

Fila/lnld amin2 ane/Dinlina Camanan +7A00N1 NO1 712 1QATT Marmmant A VT _NQW N1t INNA



] Urgent .[] Return Receipt Requested [ Sign [ Encrypt (L] Mark Subject Restricted [ ] Expand personal&publi

Re: A/YL-NSW/293 DD 103 and 115 Tung Shing Lei, Nam Sang Wai
09/02/2024 01:40

From

Ta: "pbpd” <tpbpd@pland.gov.hk> SQCL =3
Sent by: tpbpd@pland.gov.hk

File Ref: _ p\ _q L‘r

Dear TPB Members,

Rejected 3 Feb 2023 because the area is under a study with regard to suitability for
development of PH.

Since then there has been a significant drop in the demand for private residential
units, many new launches report poor sales and homes in the secondary market are
being sold at significant losses. Experts predict that it will take at least a decade to
offload the growing glut. :

At the same time there is strong demand for PH as the economy is not good and
many low earners-cannot afford to buy and rents are incresing.

There is no justification to reverse the decision as available land should be used for
the common good.

Mary Mulvihill

From:

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

Date: Thursday, 23 November 2023 2:05 AM HKT

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

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

Site area : About 53,584sg.m

Zoning : "Undetermined”

Applled development : 11 Towers / 2,802 Unifs / 9 Houses / 140mPD / 8 ’1505q m
0S8 / 1,078 Vehicle Parking

Dear TPB Members,

The reduction in the number of towers and units do not alter the core issue. The



layout of the development is unrealistic and most inefficent land use.
The revised plan provides no justification for approval.

Mary Mulvihill

From:

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

Date: Sunday, 30 April 2023 3:13 AM HKT

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

Dear TPB Members,

Rejected 3/2/23

It is noted that there are some graves within the Site upon his land status
checking. Any private development proposal which affects

the graves should be carefully considered. In particular, proposal to remove the
existing graves will normally not be supported.

The Site is subject to the Shek Kong Airfield Height Restriction of 129 to
149mPD. The proposed maximum BH of 138mPD may

exceed the above height restriction depending on the disposition of residential
towers and the height of the rooftop structures.

Public Housing Development in Tung Shing Lei

9.1.6 Comments of the Director of Housing (D of Housing): He objects to the
application as Tung Shing Lei is one of the potential

public housing sites identified to bé made available for housing development
according to 2017 Policy Address, and CEDD is currently

undertaking the Study (Agreement No. CE55/2020 (CE)) for Tung Shing Lei,
the encroachment will jeopardise the government’s intention and
development potential for public housing development. AND THIS IS
REASON GIVEN FOR REJECTION .

Clearly the review has no chance of success and should be withdrawn.

Mary Mulvihill

From: [ NN

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

Cc: I

Date: Wednesday, 4 January 2023 3:18 AM CST

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

Dear TPB Members,
This application has been allowed o drag on for far too long.

There should be a time limit on applications in line with demands to stream



line the process.

Mary Mulvihill

From: NN

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

oq

Date: Thursday, 14 April 2022 3:.07 AM CST

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

Dear TPB Members,

Revised MLP is more of the same old, same old. Lots of passive
landscaping and ludicrous elements like 'Star Gazing Garden' when the .
light pollution from the towers would create an ambiance more MKK than
Atacama Desert. Proposed population of over 10,000 but no outdoor

courts and ZERO GIC facilities. Not even a kindergarten and this is usually
a commercial service.

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

Mary Mulivhill

From: [
To: tpbpd <tpbpd@pland.gov.hk>
Cc:
Date: Friday, 14 January 2022 2:22 AM CST .

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

Dear TPB Members,

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

BUT NONE OF THIS DATA HAS BEEN PROVIDED EVEN THOUGH
THIS IS PUBLIC CONSULTATION AND THE PUBLIC HAS BEEN
REQUESTED TO COMMUTE AS LITTLE AS POSSIBLE AND TO
REDUCE INTERACTION TO A MINIMUM. THIS 1S NOT A GENUINE
PUBLIC CONSULTATION.

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

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



In light of the latest situation of COVID-19 and the need for epidemic
prevention and control, arrangements have been undertaken to step up
precautionary measures at the Reception Counter. To reduce social
contacts, starting from today (January 13), members of the public can
place their submissions made under the Town Planning Ordinance into
the drop-in box at the Reception Counter during office hours (9am to
5pm, Monday to Friday). Members of the public are also encouraged to
make enquiries through the telephone hotline (2231 4810) or email (
tpbpd@pland.gov.hk) and can visit the TPB's website (
www.info.gov.hk/tpb) for statutory planning information.

Mary Mulvihill
From:
To: tpbpd <tpbpd@pland.gov.hk>
Date: Tuesday, 9 November 2021 11:21 PM CST
Subject: A/YL-NSW/293 DD 103 and 115 Tung Shing Lei, Nam Sang
Wai
A/YL-NSW/293
Various Lots in D.D. 103 and D.D. 115, Tung Shing Lei, Nam Sang Wai
Site area : About 53,584sq.m
Zoning : "Undetermined"

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

Dear TPB Members,

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

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

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

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

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

4. Devalue the application site by generalizing it as unused land



5. Wetland loss due to pond filling

8. Inadequate ecological surveys

7. Ecological importance of Tung Shing Lane Egretry

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

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

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

11. Adverse impacts of the proposed high-rise residential development
12. Cumulative ecological impacts and undesirable impact

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

Mary Mulvihill

From:

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

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

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

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

Area: About 53,584sq.m

Zoning : "Undetermined"”

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

Dear TPB Members,

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

In addition zero mention of community facilities such as kindergarten,
clinics, retail, elderly care, etc. In view of the zoning, any development



in the area should be part of a holistic and comprehensive planning
vision. This is not indicated here.

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

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

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

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

Mary Mulvihill
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Qo d 2P

AR MR %R B B Making Comment on Planning Application / Review
SERIE

Reference Number:

250120-201416-68298

HEIIRHA

Deadline for submission: 01/02/2025

$23% B FH B ]

Date and time of submission: 20/01/2025 20:14:16

ARRRRR R Rk

The application no. to which the comment relates: A/XL-NSW/293

TRERA L R

7viH Miss Leun
Name of person making this comment: e 8

EEFRE

Details of the Comment :

TR A AR NEAENTFUTH R E R R R ME,  BIDL LY E SR dmstRyith J5
HATRR.  EARAESRED - |

R NBEEABIOHERI S ML - FEARERE RABCERZ DR - BEF
IR - FREENERIBEASEIRD - ARFERSERENAZERENERE
5 ARSEER > MR EEELRE - AEBRISERES TEIET —
EHRE  AEEHRNERTEFER TERR  KEFEREE-Z—/\ERELMTR
TEZHERNRESTEAEY)  SHEERRSIA MM REERNSIETE | EBY
E_hnss | T E SR —EORIEEM R RTEipe: - SERERAFELFEARER | IR
RAREF—HRRENES | HESREHRBIE -

A TC BT/ BT IR A B R T B B B

file-/nld_aaiecann/Nnline Camment/25012N2N141A-6R798 Comment A VINSW  21/01/2028



PEMS Comment Submission Page 1 of 1

9@}% -1

B B i R AR B B Making Comment on Planning Application / Review
SEESR

Reference Number: 250124-194847-60247

TR

Deadline for submission: 01/02/2025

AT F A R

Date and time of submission: 24/01/2025 19:%8:47

=) iR LT

The application no. to which the comment relates: _ AIYL"NSW/?%

"RERA L TR

. . SotE Mr. NG SIU TONG
Name of person making this comment:

BRHE

Details of the Comment :

[EARETE LR » AAFELINEETA0S4E » IENERREER » RS BERER
HiER 0 ERCTRSIEEGRESNES  MHEAE TR EINER > FTRSRET
|[ETHE » REFEIHESBNE - HE R TSR -




Se,o‘ﬂ N

op HLE DS/ P B B Making Comment on Planning Application / Review

SHAIENE

R 250128-111212-43409
=l e

AT FREA 01/02/2025

Deadline for submission:

=
%XE%&E%;FE% . . 28/01/2025 11:12:12
Date and time of submission:

AR BB R '
The application no. to which the comment relates: A/YL-NSW/203

TIREBERA L HR/LTE ‘ /v Miss Ho

Name of person making this comment:

B RE

Details of the Comment :

K EHEE




g  g-lo

FEEE R/ R S R Making Comment on Planning Application / Review

SRR

R e 250128-111820-30622
Bl

AR 01/02/2025

Deadline for submission:

e 0 HA B R 1.
Date and time of submission: 28/01/2025 11:18:20

HRHYRE AR RT A/YL-NSW/293

The application no. to which the comment relates:

TREERA L #/aE

Name of person making this comment: /A Miss Hannah .yeung

BERFE

Details of the Comment :

IREHHIEE




?@ﬁ 12~ (o

PSS/ 22 E B Making Comment on Planning Application / Review

SRS
Reference Number: 250128-111828-52120
Ui 01/02/2025

Deadline for submission:

B s B
HESE H B - 28/01/2025 11:18:28
Date and time of submission:

HRHEYR B HER4RET A/YL-NSW/293

The application no. to which the comment relates:

TREREA L AR 2+ Ms. Suen kwai chi

Name of person making this comment:

BRFR

Details of the Comment :

e E B




QQ,% Q] 12 -[oLl

FEH B IR E L Making Comment on Planning Application / Review

S .
Reference Number: . . 250128-111924-13130

AR
Deadline for submission: 01/02/2025

237 H HA R B ' 10
Date and time of submission: 28/01/2025 11:19:24

ERAH R B EE SRR A/YL-NSW/203

The application no. to which the comment relates:

TRERA L fER/EE | 4k Ms. Ng

Name of person making this comment:

ERFE

Details of the Comment :

[FEEEE




ety 9 -

PR S R 558252 H B R Making Comment on Planning Application / Review

S G

Reference Number:

250128-112023-33353

FEAT PRI 01/02/2025

Deadline for submission:

H s
hescH Eﬁﬁ?ﬂ%f"aﬁ o 28/01/2025 11:20:23
Date and time of submission:
ERERE B R
The application no. to which the comment relates: AT LN WhiZ2s
[ E = 7

Name of person making this comment:

BRHE

Details of the Comment :

S




Qog 3 12~ 10k

7 i1, Making Comment on Planning Application / Review

SHE
Reforomes Number: 250128-112242-69966

PR PREA
Deadline for submission: 01/02/2025

e HEH B RE 9.
Date and time of submission: 28/01/2025 11:22:42

ARAFRE RS R A/YL-NSW/293

The application no. to which the comment relates:

"RERA L HRATE SEAE Mr. Yeung wah

Name of person making this comment:

R

Details of the Comment :

CEEIE |




Seo, ) L-lox

FEERE AR/ e B R Making Comment on Planning Application / Review

SHEHEW
Refurence Number: 250128-113416-12295

A PREA
Deadline for submission: 01/02/2025

AT H HA R A ] 24
Date and time of submission: 28/01/2025 11:34:16

HEHAR SR SRR A/YL-NSW/293

The application no. to which the comment relates:

RERA ) #EA/AERE . 54 Mr. Hon lik wai

Name of person making this comment:

ERE

Details of the Comment :

VEE e L RN RN PBRIRE A A RBIE S -




Qo) 1 -19b

TREEED /A Z IR E R Making Comment on Planning Application / Review

SE IR

Reference Number: 250128-115236-08282

R PRI

Deadline for submission: 01/02/2025

238 H R B ]

Date and time of submission: 28/01/2025 11:52:36

A R E R SR R

The application no. to which the comment relates: A/YL-NSW/293

TRERA L R

Name of person making this comment: JcfE Mr. Chan Ka Cbung

B REHE

Details of the Comment :

EASZ S |




o 1 -106 Vb

o ER 0 /7 4R 35 B Making Comment on Planning Application / Review

SR

Reference Number: 2?0128-1 15330-33073

HERFRER

Deadline for submission: 01/02/2025

HEAZ H BB B

Date and time of submission: 28/01/2025 11:53:30

ARAHIRE R dmst

The application no. to which the comment relates: A/YL-NSW/293

RERA L ER/AE

Name of person making this comment: 524 Mr. Chan Kai Chung

EREER

Details of the Comment :

IEEEE




S@lﬂ h-1o1

FRARE S/ R 2 B Making Comment on Planning Application / Review

B aE

Reference Number: 250128-121513-87425
B

AT RRIN 01/02/2025

Deadline for submission:

F&3T H 8A B B 4.
Date and time of submission: 28/01/2025 12:15:13

ERARREFERTT - A/YL-NSW/293

The application no. to which the comment refates:

"RERA L 82/5HE

Name of person making this comment: 6L Mr. Mr Yu

BRI

Details of the Comment :

[FE2]




Qeg N - lof

FLER B0 55/ 2 B, Making Comment on Planning Application / Review

SIEIETE

e 250128-121958-28071
V=

FEATPREA 01/02/2025

Deadline for submission:

F23T B HE B R 10
Date and time of submission: 28/01/2025 12:19:58

A RBHAR B R AR A/YL-NSW/293

The application no. to which the comment relates:

TRERA ) 2/ : 4&4 Mr. Chan kit man

Name of person making this comment:

BRI

Details of the Comment ;

R ENEIEE 1




Seo 012y

LS/ Z IR B R Making Comment on Planning Application / Review

SR

Reference Number: 250128-140516-91196
e

B 01/02/2025

Deadline for submission:

ek B HA RIS vy
Date and time of submission: 28/01/2025 14:05:16

BRIV B A 4R
The application no. to which the comment relates: AJYL-NSW/293

TIRERA L BT 4+ Ms. CHAN KWAN PO

Name of person making this comment:

RS

Details of the Comment :

[ EIE




ey Q R-lto

FEHL B S/ IR H 2 B, Making Comment on Planning Application / Review

SR
Reforonce Number: 250128-142602-18302

FEACFREA
Deadline for submission: 01/02/2025

=y
EXOHREE 28/01/2025 14:26:02
Date and time of submission:

BRI R EHE R ‘ AJYL-NSW/293

The application no. to which the comment relates:

TRESLA ) /T 2+ Ms. .Leung Hoi yi

Name of person making this comment:

EEE

Details of the Comment :

S e




Seq 9 p-ul

SRR B 55/ 442 H 2 I’ Making Comment on Planning Application / Review
SR
Reference Number: 250128-144917-33945

FEAZPREH _
Deadline for submission: 01/02/2025

HeaZ H HE R PR .40
Date and time of submission: 28/01/2025 14:49:17

ARREYAREI A YRe A/YL-NSW/293

The application no. to which the comment relates:

"RERA R/ 44 Ms. Fiona tang

Name of person making this comment:

BRFR

Details of the Comment :

&5




(g -

FRAR BN S/ %I B B Making Comment on Planning Application / Review

BRI

Reference Number: 250128'150145'04109

PERCPREY

Deadline for submission: 01/02/2025

B H B B R

Date and time of submission: 28/01/2025 15:01:45

R BRI R R 4R R

The application no. to which the comment relates: AIYL-NSW/293

"REERA /AT

Name of person making this comment; Fe4E Mr. Wong chu mam

BERE

Details of the Comment :

G ATBACERIERE - SECHTER -

Hi B SRR ITCEHTA KGR - oA EMmEREEH -




SQ%% -1

[N
g

R B 2
SR

Reference Number:

A
s

{774 Making Comment on Planning Application / Review

250128-154907-08037

FEPREA

Deadline for submission: 01/02/2025

HERL H KL

Date and time of submission: . 28/01/2025 15:49:07

R A

The application no. to which the comment relates: A/YL-NSW/293

TIEERA ) R

Name of person making this comment: 5uf Mr. YEUNG Chi Wah

ERFE

Details of the Comment :

[ iEiEEE




feo, R -llg

sEHE &N AR 2T 2 54 Making Comment on Planning Application / Review

Reference Number:

250128-155432-08331

SR |
Deadline for submission: 01/02/2025

HER H HI R R R

Date and time of submission: 28/01/2025 15:54:32

H BEAVAR B B SR 4RSI

The application no. to which the comment relates: A/YL-NSW/293

TEERA L AT s Ms, S8

Name of person making this comment:

BREEE

Details of the Comment :

[EE®EE > Er=E  AFAREEE -




g 9 2-1Is

SEHLEN N G/ RS PR EE EL Making Comment on Planning Application / Review

SE 4k

Reference Number:

250128-160124-14385

FEA IR

Deadline for submission: 01/02/2025

FEA E H R

Date and time of submission: 28/01/2025 16:01:24

5 TR AR F B 4R

The application no. to which the comment relates: A/YL-NSW/293

TRERA ) MERIATE

Name of person making this comment:

Sed Mr, SRERY

EReFE

Details of the Comment :

lOpposing




feg ¥ 2 -1

GE AR RS IR H 2 R Making Comment on Planning Application / Review

SR

Reference Number: 250128-163827-15057

FEAZRHA
Deadline for submission: 01/02/2025

B2
H222 B S ki . 28/01/2025 16:38:27
Date and time of submission:

HRRE R B4R : A/YL-NSW/293

The application no. to which the comment relates:

TRERA M

Name of person making this comment: /IME Miss Law sam yng

BERFRE

Details of the Comment :

|5




f@ﬁ 2 -1 )
IR

: 54, Making Comment on Planning Application / Review

SRR B A/ PR T

LB
Reforemee Number: 250128-185732-36780

T22ZPREH |
Deadline for submission: 01/02/2025

P38 HRA B BRF &
Date and time of submission: 28/01/2025 18:57:32

A BRHIRRE] R A/YL-NSW/293

The application no. to which the comment relates:

MRS A | AT /1N Miss BRI

Name of person making this comment:

BREFE

Details of the Comment : -

=3




o9y 2 -

g Hd & s/ A 4 PR 2 R Making Comment on Planning Application / Review
ST
Eei"i;fﬂl?}f‘e Number: 250128-204354-44297

EAIRHA
Deadline for submission: 01/02/2025

BL7%
B2 HSA B - 28/01/2025 20:43:54
Date and time of submission:

7 BRHIAR B A SR 4RI ‘ A/YL-NSW/293

The application no. to which the comment relates:

IRERA ) TR : Sede Mr. TRIRF

Name of person making this comment:

=R

Details of the Comment :

[ BT BRI R |




SE@ﬁ 2-11)

af KA GE/F 4R 11 B2 50 Making Comment on Planning Application / Review

et Tl

Reference Number:

250128-204815-88624

FEATPRIA
Deadline for submission: 01/02/2025

22T H BA B A AR
Date and time of submission: 28/01/2025 20:48:15

BB B s 4R ' © A/YL-NSW/293

The application no. to which the comment relates:

TRERAL R2m /A Miss Ellen Cheung

Name of person making this comment:

BREFE

Details of the Comment :

[ EF A R AH B R




Qo g-120

SR A AR A L 5 L Making Comment on Planning Application / Review

BRI
Reference Number: 250128-204825-65208

FRAZBRHA
Deadline for submission: 01/02/2025

P38 H 8 B e R A%
Date and time of submission: 28/01/2025 20:48:25

el ikl | A/YL-NSW/293

The application no. to which the comment relates

TRERA ) H/aTE 424 Mr. Chow

Name of person making this comment:

B E

Details of the Comment :

RS




09 9 p-llf

ni B BN A/ A 2R H P Making Comment on Planning Application / Review

Reference Number: 250128-205933-87872

FEXIREA .
Deadline for submission: 01/02/2025

FE8 H BA B B 20
Date and time of submission: 28/01/2025 20:39:33

AR E] B R A/YL-NSW/293

The application no. to which the comment relates:

TRREA L /5 54 Mr. Chan Pak Hei

Name of person making this comment:

BREE

Details of the Comment :

e IE e




@%% 1L -1ty

R R R A e e p=)

SE IR

Reference Number:

£l Making Comment on Planning Application / Review

250128-214229-93654

FRATRREH
Deadline for submission: 01/02/2025

$22Z BB R HE A7
Date and time of submission: 28/01/2025 21:42:29

H BT B! R R

The application no. to which the comment relates: AIXL-NSW/293

TRERA ) ERATE

Name of person making this comment: FC4E Mr. Lauwuiman

BREEE

Details of the Comment :

57 S5 i 2




feq§ -12}

AL B HEA/R 2R

Eat
Reference Number: 250129-110547-53095

sy
VAL M

aking Comment on Planning Application / Review

FEACFRIA '
Deadline for submission: 01/02/2025

Sheed
BEXH EHE.ZH%;FHEJ - 29/01/2025 11:05:47
Date and time of submission:

ARAREAE R RS A/YL-NSW/293

The application no. to which the comment relates:

THRERA HR/4H %74 Ms. Sue Leung

Name of person making this comment:

B REHE

Details of the Comment :

[T H




gb,ci/q -1y

= H Making Comment on Planning Application / Review

IR SNH 5/ T2 D

Reference Number: 250201-152622-75583

PESCFREA
Deadline for submission: 01/02/2025

FEA8 HEA BB A
Date and time of submission: 01/02/2025 15:26:22

N e AYLNSW3

The application no. to which the comment relates:

F%E%AJ ﬁ%%/%*% /J\ﬁﬂ Miss Ng Mei Yi[]g

Name of person making this comment:

BERHE

Details of the Comment :

TRETERSAAEREIAEHELA - F8ERRATE  FEHBEERE - RERELESFR

BEETaREIVEEN,  IREIRA ARG -




Annex 1(3)
of TPB Paper No. 11001

bV EEE ASE R E D
K FIBl G Kadoorie Farm & Botanic Garden Corporation

Kadoorie Farm & Bolank: Garden
AT RAR G DN

The Secretary,

Town Planning Board,

15/F, North Point Government Offices,

333, Java Road, North Point,

Hong Kong.

(Email: tpbpd@pland.gov.hk) Q N\O

22nd March, 2023. | By email only

Dear Sir/ Madam,

Proposed Comprehensive Residential Development
(A/YL-NSW/293)
{Review under Section 17)

1. We refer to the captioned.

2. We urge the Board to seriously consider whether the proposal would be compatible with
the locality and all the potential impacts of approving this application.

3. . Thank you for your attention.

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

EEF R AW ASE SR

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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b2V Iy T
K 'FIB! G

Kadoore Fam & Belonic Gorden
A N2 X EU AW

The Secretary,
Town Planning Board,
15/F, North Point Government Offices,

333, Java Road, North Point, S@b\

Hong Kong.
(Email: tpbpd@pland.gov.hk) | Q ~yL

" 2nd May, 2023. By email only |

Dear Sir/ Madam,

Proposed Comprehensive Residential Development
(A/YL-NSW/293)
(Review under Section 17)

1.  We refer to the captioned.

2. We urge the Board to seriously consider whether the proposal would be compatible with
the locality and all the potential impacts of approving this application.

3. Thank you for your attention.

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

BRETAREHB SR

Larm Kam Road, Tai Po, New Territeries, Hong Kong
Email: eap@kihg.org
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22 MAR 2023

Board

Town Planning /-
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PEMS Comment Submission Page 1 of |

B S S A EEHE R Making Comment on Planning Application / Review

SRR

Reference' Number: 230707-105457-40515
TRAZMREA . Qﬁ, .
Deadline for submission: 1 14/07/2023

RAHM AR ‘ »
Date and time of Submission: ?‘ % L . 07/07/2023 1054.57
R AR B o
The application no. to which the comment relates: A/YL-NSW/293
)
RERA ) /2 it M. HUT

Name of person making this comment:

BRFE

Details of the Con_lment :

There is a doubtful ownership on some of the lots that the developer/proponent is likely not havi
ng a clear title/deed, for the proposal. : :

Please refer to a court case HCMP 129/2008 which is an ongoing case that re-activated in 2021,
as was last informed. '

Please vet thrdugh the Memorial No. 19062102620011 submitted by So, Lung & Assocates, Sol |
icitors dated on 21 Jun 2019 (Withheld Deed of Scanning Date: 15 Jul 2019), which is subjected
to the outcome of HCMP 129/2008. '
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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)
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O

13th July, 2023. 1= By email only

Dear Sir/ Madam,

Proposed Comprehensive Residential Development
(A/YL-NSW/293)
(Review under Section 17)

1. We refer to the captioned.

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

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

3. Thank you for your attention.

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden
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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)

%{j’, J
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8th September, 2023. By email only

Dear Sir/ Madam,

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

(Review under Section 17)

1. We refer to the captioned.

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

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

3. Thank you for your attention.

Ecological Advisory Programme -

Kadoorie Farm and Botanic Garden
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The Secretary,
Town Planning Board,
15/F, North Point Government Offices,

333, Java Road, North Point, e L

Hong Kong.
(Email: tpbpd@pland.gov.hk)

24th November, 2023. By email only

Dear Sir/ Madam,

Proposed Comprehensive Residential Development
(A/YL-NSW/293)
(Review under Section 17)

1. We refer to the captioned.

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

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

3. Thank you for your attention.

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden
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TR ED D EAE M H S KL Making Comment on Planning Application / Review

SEE

Reference Number:

240124-215144-49244

PR

Deadline for submission: 09/02/2024

8@1 ¥
FEAT H HA B A

Date and time of submission: ‘(1 '__81“ 24/01/2024 21:51:44

HRAR B G

The application no. to which the comment relates: A/YL-NSW/293

TRERA L ERAATE

Name of person making this comment: Fe2E Mr. Chow Ting Yuen

BEAFE

Details of the Comment :

EEERE — | _ I




A A R 2 Y Making Comment on Planning Application / Review

SEIR
Reforoms Number: 240125-063730-37254

A RE ‘
Deadline for submission: & 05/02/2024
Y
=l
PR EAIRASE | 25/01/2024 06:37:30
Date and time of submission: (q _ %”\
B RAAVEA RIS B RE A/YL-NSW/293

The application no. to which the comment relates:

TRERA ) /a2 Sedk Mr. 1B

Name of person making this comment:

BRI

Details of the Comment :
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BhHR S S /% HEH = R, Making Comment on Planning Application / Review
| 2EER

Reference Number: 240126-075002-77610

TR RHA )
Deadline for submission; SQDL\ 09/02/2024
£ E IR S

Date and time of submission: 26/01/2024 07:50:02

RSB R aRSR

The application no. to which the comment relates: A/YL-NSW/293

"RERA L HEETE : 4t Ms. Kwanyuetching

Name of person making this comment:

EEEE

Details of the Comment :
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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) =17

9th February, 2024. -8 By email only

Dear Sir/ Madam,

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

(Review under Section 17)

1. We refer to the captioned.

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

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

3. Thank you for your attention.

Ecological Advisory Programme

Kadoorie Farm and Botanic Garden
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The Secretary,

Town Planning Board, oo y
15/F, North Point Government Offices, mdl”
333, Java Road, North Point, .
Hong Kong. ) — 18

(Email: tpbpd@pland.gov.hk)

27th January, 2025. By email only

Dear Sir/ Madam,

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

(Review under Section 17)

1. We refer to the captioned.

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

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

3. Thank you for your attention.

Ecological Advisory Programme

Kadoorie Farm and Botanic Garden
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Annex J
of TPB Paper No. 11001

Recommended Advisory Clauses

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

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

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

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

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

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

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

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

(b) To note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (HyD) that:



(©)

(d)

(e)

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

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

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

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

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

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

To note the comments of the Chief Engineer/Railway Development 1-1, Railway
Development Office, HyD that location of the proposed development falls within the
Railway Protection Zone of existing TML. The railway protection team of MTR
Corporation Limited should be consulted with respect to operation, maintenance and safety
of the existing rail network.

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

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

Urban Design and Visual

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

A/YL-NSW/293



(ii)

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

Air Ventilation

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

(iv)

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

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

Landscape

v)

(vi)

according to the aerial photo of 2021, about half portion of the site area is currently
occupied by existing ponds. The Site is situated in an area of rural fringe landscape
character comprised of ponds, vegetated fields, clustered tree groups, green-belt,
village houses, temporary structures and carparks etc. Existing and planned low to
medium-rise residential developments and GIC facilities are located in the vicinity of
the Site. The proposed development is considered not entirely incompatible with
existing and planned landscape setting in the proximity, although it would bring forth
noticeable changes to the landscape character of the surrounding area;

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

A/YL-NSW/293
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(vii) it is observed that the proposed Linear Park, which served as green corridor, is outside
the planning application boundary. There is no information on the party responsible
for construction, management and maintenance of the proposed Linear Park, and hence
the feasibly of implementation of the Linear Park is in doubt. The applicant is
reminded to seek comments from the relevant authorities accordingly; and

(viii)the applicant should be advised that approval of the application does not imply
approval of tree works such as pruning, transplanting and felling under lease. The
applicant shall seek approval for any proposed tree works from relevant departments
prior to commencement of the works.

To note the comments of the Chief Building Surveyor/New Territories West, Buildings
Department that:

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

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

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

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

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

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

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

(viii)any parking spaces to be disregarded from GFA calculation under the Regulation

23(3)(b) of the B(P)R shall be subject to the requirements laid down in Appendix C of
PNAP APP-2;

A/YL-NSW/293



(@)

(h)

(i)

)

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

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

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

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

To note the comments of the Executive Secretary (Antiquities and Monuments), Antiquities
and Monuments Office of Development Bureau that:

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

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

To note the comments of the Head of Geotechnical Engineering Office, Civil Engineering
and Development Department that:

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

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

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

A/YL-NSW/293



(i)

(if)

(ii)

(iv)

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

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

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

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

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

(D

(i)

(i)

(i)

(iv)

(v)

(i)

as there are 400kV extra high voltage overhead lines running above the application
site, the applicant shall observe the requirements of minimum safety clearance,
minimum vertical clearance and preferred working corridor of the concerned overhead
lines as stipulated in Clause 2.3.5, 2.3.6 and 2.3.14 under Chapter 7 - Utility Services
of the HKPSG published by the Planning Department and ensure they shall be
maintained at any time during and after constructions;

no scaffolding, crane and hoist shall be built or operated within 6m from the outermost
400KV conductors at all times. Warning notices should be posted at conspicuous
locations to remind operators and workers of the site boundary. CLP Power shall be
consulted on the safety precautions required for carrying out any works near the
concerned overhead lines;

in any time during and after construction, CLP Power shall be allowed to get access to
the working corridor area of the concerned overhead lines for carrying out any
operation, maintenance and repair work including tree trimming;

the Electricity Supply Lines (Protection) Regulation and the “Code of Practice on
Working near Electricity Supply Lines” established under the Regulation shall be
observed by the applicant and his contractors when carrying out works in the vicinity
of the electricity supply lines; and

as regards the electric and magnetic fields arising from the transmission overhead
lines, the applicant should be warned of possible undue interference to some electronic
equipment in the vicinity, if any.

To note the comments of the Director of Food and Environmental Hygiene that:

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

(iii)

(iv)

v)

(vi)

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

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

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

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

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

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

A/YL-NSW/293
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