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tpbpd . '
FBE48: 05HO08H2019F 28— 16:32 .
W& tpbpd@pland.gov.hk

ES=H 4 FW: Comments on Representations Relating to Draft Plan No. S/FSS/23 on Amendment Item A4 -
B 2019-08-05_Comment on Representation Letter.pdf

To The Secretary of Town Planning Board:
Dear Sir,

We submit herewith the attached letter on the Comments on Representations on the above
‘subject. The original copy of the letter has been sent to your office by post today. |

As per the requirements set out in TPB PG-No. 29B, the full name and the first four
alphanumeric characters of HKID card of the Commenter of the attached letter are

provided as follows.

Name: Tsang Tak Ming Patrick

HKID No.:f-

Should ﬁou have any query of the attached letter, please contact our Mr. Fu Yee Ming at

or

Thank you for your attention.

Regards,

For and on behalf of

Hong Kong Housing Society

Nelly Chui

Executive Assistant to Mr. Patrick Tsang

s —
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The information in this email is intended only for the person or.entity to which it is addressed and

may contain confidenfial and/or privileged material. Any review, retransmission, dissemination or

other use of, or taking of any action in reliance upon, this information by persons or entities other

than the intended recipient is prohibited. if you have received this in error, please contact the

sender and delete the material from any computer. Opinions, conclusions and other information l



expressed in this message are not given or endorsed by the Hong Kong Housing Society unless
otherwise indicated by an authorized representative independent of this message.
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HONG KONG
HOUSING SOCIETY

EEREHRS

Our Reference : DMD/PT/EL/JCR-PP/nc

5 August 2019

By Email (tpbpd@pland.gov.hik)
and By Post
The Secretary

Town Planning Board

15/F North Point Government Offices
333 Java Road

North Point

Hong Kong -

Dear Sir,

Comments on Representations Submitted for the Draft Fanling / Sheung Shui Outline
Zoning Plan No. S/FSS/23 for Amendment Item A4 on Rezoning of a Potential
Subsidized Housing Site at Jockey Club Road from “Government Institution or
Community” (“G/IC”) to “Residential (Group A)4” (“R(A)4”)

We write to submit Comments under Section 6(A)1 of the Town Planning Ordinance to the
Representations submitted for the Draft Fanling / Sheung Shui Outline Zoning Plan (0ZP)
No. S/FSS/23 for Amendment Item 4 on rezoning of a potential subsidized housing site at
Jockey Club Road from “Government, Institution or Community” (“G/IC”) to “Residential
(Group A)4” (“R(A)4™).

The subject Amendment Item 4 is not just fulfilling the pressing need of housing supply but
also supporting the rapid aging population, sustaining the district development and meeting
local demand for public car parking spaces. To ascertain the suitability of the proposed
subsidized housing development with supporting retail facilities, a public vehicle park and
a Residential Care Home for the Elderly at Jockey Club Road, the Hong Kong Housing
~ Society has explored the development potential of the site with a view to recommending a
technically feasible and balanced solution with planning gains for the local community.
Based on the associated technical assessments conducted, it was ascertained that the
proposed subsidized housing development would not cause insurmountable problems on
traffic, environment, visual, air ventilation and infrastructural capacity aspects. With the
proposed mitigation measures, the proposed subsidized housing development would not
cause significant impact to the local areas and that the future residents would not be affected.
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HONG KONG
HOUSING SOCIETY

SREERS

In response to the opinions and concerns raised in the Representations regarding

- Amendment Item A4, we submit herewith our Comments on Representation enclosed in
Appendix I for the Town Planning Board (TPB)’s consideration. We trust that the TPB
will take our comments on representations received in respect of the Draft Fanling / Sheung
Shui OZP No. S/FSS/23 and agree to the Amendment Item A4 on rezoning of a potential
subsidized housing site at Jockey Club Road from “G/IC” to “R(A)4”.

Thank you very much for your attention.

Yours faithfully,
For and on behalf of
Hong Kong Housing Society

L —
Patrick Tsang
General Manager
(Planning & Development)

Encl.
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GEN025(14102008}



Appendix I

S/FSS/23 — Comments on Representations on Amendment Item A4

1.:-Support-the Proposed-Jockey Club Road Development

6 Representations R1—-R6

Views/ Concemns - Support the amendment item A4 mainly on the grounds of meeting the
pressing need of housing supply, especially for public housing.

Comments - The proposed subsidized housing project will provide about 640
subsidized sale flats with tentative population in-take by 2025; and
hence, will enable timely provision of public housing to address the
territorial housing demand.

2..- The Site.is.Currently Under-utilized : S T
2 Representations R5, R6

Views/ Concerns - The site is currently under-utilized and suitable for residential
development. '

- Changing the existing use of tennis court with low-occupancy is
considered better allocation of land resources.

Comments - The proposed residential development is demonstrated to be feasible
and sustainable for better utilizing the currently under-utilized
Government land including the tennis court.

3. ‘Land Usefor:Hong Kong:Residents Born in Hong-Kong Only. -

1 Representation R2

Views/ Concerns - Land uses of amendment items Al to A4 should specify the residential
use is for Hong Kong residents born in Hong Kong.

Comments - The eligibility of the purchasers of the proposed subsidized sale flats
development will follow the current policy of the Hong Kong Housing
Society which is similar to that of the Home Ownership Scheme of
the Housing Authority.

4. High-rise Development in Fanling

26 Representations R7—-R32

Views/ Concerns - High-rise buildings are not compatible with developments in Fanling
resulting adverse impact on air ventilation.

Comments - The proposed development is predominantly surrounded by various
Government, Institutional & Community facilities and residential
developments in its proximity; and hence, is considered compatible with
the surrounding land uses. Reference have been made to existing
housing estates in the neighbourhood in formulating the development
height and massing profile of the site so as to avoid adverse impact to
the surrounding environment.

To minimize the potential adverse air ventilation impact induced by the

- proposed development on the surrounding, the proposal has
incorporated various mitigation/design measures including (i) a 30m-
wide .building separation between towers; (i) 11m-wide ‘setback at
ground floor; (iii) 18m-wide setback at 1/F ; (1v) northeast-southwest
aligned building disposition; and (v) terraced podium design. With the
proposed mitigation measures, the proposed development will not have
significant adverse air ventilation impact to the surrounding

* environment. '
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5. Public Transportation in the North District _

104 Representations

R8 —R23,R33 -R120

Views/ Concerns

Excessive population and tourists in the North District increase the
burden on the public transportation.

New housing developments shall not be built before the traffic problems
are solved. :

Upgrading of MTR East Rail Lme to improve the performance of the
train services is necessary.

Comments

The traffic impact assessment revealed that most junctions will have
sufficient capacities to accommodate the future traffic growth and
concluded that the proposed housing development will not induce
significant traffic impact on the surrounding road network.

The site is well served by public transport .services. Fanling MTR
Station and multiple bus and green minibus stops are located within
500m from the site.

The proposed development will connect to the adjacent future New
Territories East Cultural Centre (NTECC) and further connect with the
existing footbridge network to the Fanling MTR Station. The local
community can also utilize this weather protected new connection to
access developments along Jockey Club Road and further.

6.~ Car Parking Spaces -

88 Representations

R33 —R120

Views/ Concerns

The problem of illegal parking in the North District is serious.
Multi-storey car park building shall be developed to meet the local
demand.

Comments

The proposed development will provide 135 public vehicle parking
spaces (including 130 for private cars and 5 for light goods vehicles) in
addition to 70 development generated car parking spaces to serve both
the future residents and the public.

The additional parking spaces to be provided by the proposed |

development will be helpful to cope with the local parking demand.

7. Social- Welfare and Community Facilities in the North District -

92 Representations

R30 —R120,R122

Views/ Concerns

More local social welfare facilities, e.g., social services, elderly services
and child care facilities, shall be provided in the North District.
Community complex can also be considered to ease the problems
caused by ageing population.

The proposed development will deprive of an integrated community
zone adjacent to the future cultural centre.

Comments

With the anticipated continual increase in elderly population demanding

- for more elderly services and facilities, the proposed 100-place

Residential Care Home for the Elderly at the proposed development will |
help serve the local populatlon or nearby districts.

The proposed development aims at better utilizing the currently under—
utilized Government land and will connect to the adjacent future
NTECC. To better connect to the surrounding areas, a pedestrian

“footbridge is proposed between the proposed development and the

future NTECC which will further connect to the existing footbridge
network at the Fanling Town Centre and the Fanling MTR Station.
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8. Technical Assessments

2 Representations

R7,R122

Views/ Concems

Obviously lots of visual impact issues.

Tree: 43 trees to landfill, but only 3 trees to be retained.

Air ventilation: Adverse impact on air ventilation of the nearby
buildings. '

Noise: Noise level in excess of 70d is expected in the proposed
development. '

Comments

Visual Impact: The assessment concluded that the visual changes
caused by the proposed development will not be significant. While
some degree of visual obstruction will occur, they will be generally
insignificant. Design mitigation measures such as provision of visual
corridor and mindful disposition of buildings will help alleviate some
potential impacts. Green measures and fagade treatments will be
explored in detailed design stage to further improve the aesthetics and
visual interests of the proposed development.

Tree: According to the assessment conducted, there are 46 trees within
the boundary of the site but no Old and Valuable Trees was found. All
trees are common species in Hong Kong with low to medium amenity
value. Majority of them are in fair to poor form and health condition.
Hence, it is proposed to retain 3 trees on site and the other 43 trees are
proposed to be felled. To compensate the trees proposed to be felled,
109 trees will be planted.

Air Ventilation: To minimize the potential adverse air ventilation
impact induced by the proposed development on the surrounding, the
proposal has incorporated various mitigation/design measures including
(i) a 30m-wide building separation between towers; (ii) 1lm-wide
setback at ground floor; (iii) 18m-wide setback at 1/F; (iv) northeast-
southwest aligned building disposition; and (v) terraced podium:design.
With the proposed mitigation measures, the proposed development will
not have significant adverse air ventilation impact to the surrounding
environmernt.

Noise: According to the assessment conducted, the proposed
development will be subject to potential impact of traffic noise from
surrounding roads. The assessment also concluded that adverse rail
noise impact and industrial noise impact are not anticipated. In order to
minimize the road traffic noise impact, it is proposed to adopt design
measures such as minimizing direct facing of residential units towards
Jockey Club Road, orientating majority of the residential units to face
towards internal courtyard/open landscape, positioning noise-tolerant
rooms along fagade fronting Jockey Club Road, and implementing
additional noise mitigation measures as necessary. With the
implementation of recommended mitigation measures which may
include fixed glazing, acoustic windows, balcony and fins, full
compliance with noise standard requirement could be achieved.
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TPB/R/SIFSS/23-C2

tpbpd _ o

SHEE: 091084201 2 :

g tpbpd ' :
EI=HE FANLING/SHEUNG SHUI OZP S/FSS/22

FANLING/SHEUNG SHUI OZP S/FSS/22
Dear TPB Members,

The Fanling OZP papers are dated 8 March 2019. This was before the government admitted that
there are serious deficiencies with regard to the provision of essential social and community
services, particularly in view of the ‘grey tsunami’ and that premises will be bought on the open
market to address the shortfall. There is also urgent need for services for the disabled, mentally
handicapped and child day care. These are not only necessary to serve those in need but also to
allow persons, particularly female to join the work force to address the labour shortage in many
sectors.

The question you have to ask is how rezoning of GIC designated sites that should be used for
these facilities can be tolerated, particularly so in districts where there will be significant increases
in the number of local residents in coming years. The community was promised that a scenario
like that of Tin Shui Wai where tens of thousands of residents were moved in to a district with few
supporting amenities would not be repeated in future new town developments.

- https://www.legco.gov.hk/yr18-19/english/panels/ws/papers/ws20190610cb2-1587-3-e.pdf
see column N for North NT Annex A

5 June 2019.

Priorities will be given to those district welfare facilities in acute shortage, for example, child care
centres, day care centres for the elderly. As for residential care homes for the elderly/persons with
disabilities and other residential child care services, as these facilities usually take up significant
floor area with more stringent téchnical and layout requirements, they are preferably
accommodated in purpose-built premises and are therefore not lncluded in the list of welfare
facilities for the purchase exercise.

https://www.nentnda.gov.hk/eng/study.htm!
KTN and FLN NDAs are an extension to the existing Fanling/Sheung Shui new town, which will
have a total population of about 460,000 upon full development comparable to other new towns
such as Tuen Mun and Tseung Kwan O. The Fanling/ Sheung Shui/ Kwu Tung new town will be
an integrated community providing wide-ranging employment opportunities as well as commercial,
community, recreation and cultural facilities given the more significant population

2




scale. KTN and.FLN NDAs will accommodate some 172,300 new population in about 59,900
housing units, of which about 60% will be public housing units (including HOS flats).

HK Institute of RE Administration 4
http://www . hirea.org.hk/Upload/UploadedFiles/20131 122/Comments%20re%20proposed%20Nort
h%20East%20New%20Territories%20New%20Development%20Areas%20(r2).pdf

7. Synergy Wlth Fanling and Sheung Shui |
Notwithstanding that the revised proposal has stressed the benefit of synergizing the Kwu Tung

North and the Fanling North New Development Areas with the existing Fanling and Sheung Shui
New Town to establish an integral community, we could not find any studies relating to the above
synergy in respect of their community, supporting and infrastructural facilities. The
Government needs to delve into how we could blend the new development areas with the existing
Fanling and Sheung Shui New Town. We consider that certain upgrading and improvement of
governmental facilities in Fanling and Sheung Shui areas might be necessary to cope with
the increase in total population from less than 300,000 to 460,000 in the next two decades.

Housing is important but so too are community facilities. [t is the duty of members to ensure that
there is an adequate provision to serve needs and to ensure an equitable distribution of services
to all district.

- Mary Mulvihill
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Our Reference : DMD/PT/EL/JCR-PP/HC'

27 May 2019 ‘
By Email (tpbpd@pland. gov.hk) and By Hand

The Secretary

Town Planning Board -

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

Hong Kong '

Dear Sir,

Representation on Proposed Amendments

to the Approved Fanling / Sheung Shui Outline Zoning Plan (OZP) No. S/FSS/22
Item A4 — Rezoning of a Potential Subsidised Housing Site : Jockey Club Road Site
from “Government, Institution or Community” (“G/IC”) to “Residential (Group A)4”
(“R(A)”4) '

We write to support in relation to the subject amendment item A4 to the approved Fanling
/ Sheung Shui Outline Zoning Plan No. S/FSS/24, in which a site at Jockey Club Road was
~ rezoned from “G/IC” to “R(A)4” use for the Hong Kong Housing Society (HKHS) to
develop a subsidized housing development with supporting retail facilities. Moreover a
public vehicle park and a Residential Care Home for the Elderly (RCHE) will also be
provided to serve the wider community. Our justifications are set out below.

Meefting the Pressing Need of H ousing Supply

Since the 2013 Policy Address, the Government has adopted a multi-pronged approach to
build up land reserve to meet housing and other development needs. In the 2014 Policy
Address, the Government further initiated the reviews on the currently vacant Government
land across the territory for the identification of appropriate sites to be rezoned for
residential use. The Jockey Club Road site is one of the some 150 potential housing sites
that were identified under such reviews. As further mentioned under the 2018 Policy
Address, shortage of housing supply is still a major concern of the public and the
Government would continue to search for land resources for housing and other uses.

Community Demand for Subsidized Sales Flat

Since the resume of the Home Ownership Scheme (HOS) with the first-batch of pre-sale
flat launched in December 2014, the Government acknowledged in the Policy Address 2015
overwhelming public support had been received on the pre-sale flats and the need for home

. Page 1 of 3
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ownership is very strong for low to medium income families. The proposed subsidized
housing project at Jockey ClubRoad, which will provide about 640 subsidized sale flats
with tentative population in-take by 2025, will enable timely provision of public housing in
_creating a more diverse choice of housing for families with low to mid_dle income, so as to
address the territorial housing demand. Moreover, this housing resource will help those
relatively better-off public rental housing (PRH) tenants to move up the housing ladder and
to vacate their units for allocation to those on the waiting list for PRH.

Supporting the Rapid Ageing Population . v

The “Hong Kong Population Projections 2017-2066” released by the Census and Statistics
Department in September 2017 revealed that Hong Kong is becoming an ageing
community as 22.6% of the population were identified to be in the 60 years old or older
age groups in 2016. The elderly cohorts are expected to expand rapidly to 35.5% of the
population in 2036 and 39.7% in 2056, turning Hong Kong into a super-aged community.
Correspondingly, the elderly population is anticipated to increase from 1,658,500 in 2016
to 3,173,700 in 2056, resulting in a nef increase of 1,515,200 elderly people. (With the
anticipated continual increase in elderly population demanding for more elderly services
and facilities, the proposed 100-place RCHE in the subject development will thus help to -
serve the local population or nearby districts.

N

Further Enhancing Pedestrian Connectivity

The Subject Site enjoys good accessibility in terms of pedestrian and public transportation.
The proposed development will connect to the adjacent future New Territories East Cross
District Community Cultural Centre and further connects with the existing footbridge
network and further connects to the Fanling MTR Station. The local community can also
utilized this weather protected new connection to access development along Jockey Club
Road and further.

Furthermore, in views of the District Office’s proposal to further extend the existing
footbridge network from the Fanling MTR Station to Luen Wo Hui potentially through the
subject development, a more comprehensive footbridge network can be formed to enhance
the overall district connectivity and walkability.

Compatible Land Use for Residential Development

The Subject Site, which is predominantly surrounded by various Government, Institutional
& Community facilities and residential development in its proximity, is considered
compatible with the surrounding land uses. Moreover, sensible development parameters
will be adopted in order to respect the surrounding development context. Reference have
been made to existing housing estates in the neighbourhood in formulating the development
height and massing profile so as to avoid adverse impact to the surrounding environment.

Page 2 of 3
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Additional Parking Spaces

The proposed development will provide 135 public vehicle parking spaces (including 130
for private cars and 5 for LGVs) in addition to 70 ancillary car parking spaces to serve both
the future residents and the public. The planned retail facilities of about 3,000m? will
further support the daily needs of the nearby and future residents.

No Insurmountable Technical Problems

Based on the technical assessments conducted, it was ascertained that the subject housing

development would not cause insurmountable problems on traffic, environment, visual, air

ventilation and infrastructural capacity aspects. With the proposed mitigation measures, the

proposed subsidized housing development will not cause significant impact to the local
{ areas and that the future residents will not be affected. '

Conclusion

The housing demand challenge in Hong Kong is imminent. The subject amendment item
A4 is not just fulfilling the pressing need of housing supply but also supporting the rapid
aging population, the district development and local demand for public cat parking spaces.

HKHS would be grateful if the Town Planning Board can consider our views above and
continue to give support to the subject amendment to OZP. Thank you very much for your
attention. '

Yours faithfully
For and on behalf of
Hong Kong Housing Society

Patrick Tsang
General Manager _
(Planning & Development)
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=H FW: Representation on Proposed Amendments to the Approved Fanling/Sheung Shui Outline
: Zoning Plan (OZP) No. S/FSS/22 Item A4
- B 20190527_Representation Letter_JCR pdf

To: The Secretary
Town Planning Board

Dear Sir,

Further to the following e-mail today, I would like to supply the supplementary information as
follows:- '

Name of Representative of Hong Kong Housing Society : TSANG TAK MING PATRICK
(Full Name under HKID) oo
HKID No. of the Representative :

Regards,
Patr_ick Tsang

Sent: Monday, ay 123 PM

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

Subject: Representation on Proposed Amendments to the Approved Fanling/Sheung Shui Outline Zoning Plan (OzP)
No. S/FSS/22 ltem A4 ‘

Ifo: The Secretary
Town Planning Board

Dear Sir,

We submit herewith a Representation on the captioned subject for your attention.
Regards,

Nelly Chui

Executive Assistant to Mr Patrick Tsang
Hong Kong Housing Society
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BEBHEH Rt
Representation Relating to Draft Plan

SEE

Reference Number:

TR FRHA

Deadline for submission:

$E3Z H B R R R

Date and time of submission:

PRI, 24

Full Name of “Representer”:

TREREREA 24
Full Name of "Authorized Agent" :

AT e B

TPB/R/SIFSS/23-2

190507-093820-91564

29/05/2019

07/05/2019 09:38:20

Jt4E Mr. Li Yuen Wing

Nature of and reasons for the representation:

7=l ErE
Subject Matters

HE

Nature

HH

Reason

[tems Al, A2 & A3

S§F Support

Public housing is public interest fully sup
ported by the general public and help to a
lleviate housing need. Priority should be
given to Hong Kong residents born in Ho
ng Kong, with birth registration in Hong
Kong, rather than ones immigrated from
mainland China.

Item A4

<FF Support

Public housing is public interest fully sup
ported by the general public and help to a)
lleviate housing need. Priority should be
given to Hong Kong residents born in Ho
ng Kong, with birth registration in Hong
Kong, rather than ones immigrated from

mainland China. '

HEERERETTIERNES)

Proposed Amendments to Draft Plan(if any):

Land use of Item A1, A2, A3 & A4 should sp
orn in Hong Kong, i.e. with birth registration in Hong Kong.

ecify the residential use for Hong Kong residents b

352
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Representation Relating to Draft Plan

Reference Number:

SRS PR

Deadline for submission:

$E3T H A B R

Date and time of submission:

TEIA, 2%

Full Name of “Representer”:

"RIREREA L 24
Full Name of " Authorized Agent" :

TPB/R/SIFSS/23-3

190507-095957-13104

29/05/2019

07/05/2019 09:59:57

Se4 Mr. Lai Chong Chi Ellick

FR Ay P R |
Nature of and reasons for the representation:
HEHEH P HH
Subject Matters Nature Reason
[tem Al to Item A4 S #F Support  [There is urgent needs to increase Hong K

ong's public housing production even tho
ugh some minor adverse impact may occ
urred.

HEERERET (ORI

Proposed Amendments to Draft Plan(if any): |

[Nil

2023
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Representation Relating to Draft Plan

Reference Number:

SESIREA

Deadline for submission:

FE3T H H R R e

Date and time of submission:

PEIEA 24

Full Name of “Representer”:

TRREREAL 24
Full Name of ""Authorized Agent" :

190507-104045-64243

29/05/2019

07/05/2019 10:40:45

554 Mr. Tsang Tak Ming Patrick

TPB/RISIFSS/23-4

Ay M S
Nature of and reasons for the representation:
=] M H
Subject Matters Nature Reason
Al to Ad S§5F Support  |To increase subsidised flats supply to me
‘ et the strong demand

HEBRER ST AN

Proposed Amendments to Draft Plan(if any):

|Agreed with the TPB decision

W25



PEMS Representation : | H1/ IO

BELEBF AL TPBIRISIFSS/23-5
Representation Relating to Draft Plan

Reference Number:

IR

Deadline for submission:

| 3 T R

Date and time of submission:

PEREEA , 24

Full Name of “Representer”:

THREEREA, 24
Full Name of "Authorized Agent" :

190507-095748-53379
29/05/2019
07/05/2019 09:57:48

22+ Ms. Leung Hei Man -

ERARI M R
Nature of and reasons for the representation:
HEISH - HE H
Subject Matters Nature Reason
Ttem A4 [32#F Support I strongly support the amendment as the

proposed use eases public housing needs.
The site is currently underutilized and is
suitable for residential development due t
0 its accessibility.

WEENESRETOENE
Proposed Amendments to Draft Plan(if any):

| — | 1|
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o . : . TPB/R/S/ -
BLELIE et i FSS/23-6
Representation Relating to Draft Plan

Reference Number:

X IRER

Deadline for submission:

TR H i R s R

Date and time of submission:

PERIEA , 24

Full Name of “Representer”:

PREEREA 24
Full Name of "Authorized Agent" :

190507-144256-00755
29/05/2019
07/05/2019 14:42:56

554 Mr. Cheung Ho Him

R Ay P R
Nature of and reasons for the representation:
HEHSE =] H
Subject Matters Nature Reason
Item Al1-4 and C1-3 SZHF Support  [Increasing housing supply of the utmost i

mportance nowadays and therefore I sup
port this amendment as well as the suppo
rting facilities (road). Especially for hous
ing development in Jockey Club Road, th
e land is close to the transportation hub a
nd 1s used for a low-occupancy tennis co
urt currently and therefore I do think is a
waste of land resource. This developmen
, t also contribute to the subsidizing marke
o t and help HK people to purchase their h
' ome as well.

HEBNEREI R
Proposed Amendments to Draft Plan(if any):

3824
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TPB/R/S/FSS/23-8 RKE
TPB/R/SIFSS/23-9 554
TPB/R/SIFSS/23-10 REH
TPB/R/SIFSS/23-11 SRERFY
TPBIRISIFSS/23-12| R
TPB/R/SIFSS/23-13 [CE=
TPB/R/S/FSS/23-14 fERIS
TPB/R/S/FSS/23-15 BRI
TPB/R/SIFSS/23-16 TEiEE
TPB/R/SIFSS/23-17| REE
TPB/R/SIFSS/23-18 SES
TPBIR/SIFSS/23-19 ERE
TPB/R/S/FSS/23-20] ERR
TPB/R/SIFSS/23-21 REH
TPB/R/SIFSS/23-22 TR
TPB/R/S/IFSS/23-23 SRR
TPB/R/SIFSS/23-24 BREGEL
TPBIR/S/FSS/23-25 A5 E
TPB/R/S/IFSS/23-26 EEE
TPB/R/SIFSS/23-27 ERIRST
TPB/R/S/IFSS/23-28 ERIT
TPB/R/SIFSS/23-29 PIRIE
TPB/R/SIFSS/23-30 FIER
TPB/R/SIFSS/23-31 ST
TPB/R/S/FSS/23-32 HER

BRIGHE

Bhek
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*5: FANLING/SHEUNG SHUI OZP S/FSS/22

FANLING/SHEUNG SHUI OZP S/FSS/22
Dear TPB Members,

Once again we have the excuse of shortage of land for residential being used to justify a number
of inappropriate plans.

Item A1 — Rezoning of a site at Sheung Shui Area 30 from-“Industrial” (") to “Residential (Group
A)4" (“R(A)4”) with stipulation of building height restriction.

Item A2 — Rezoning of a site at Sheung Shui Area 4 from “I” and “Other Specified Uses”
annotated “Bus Depot” (“OU(Bus Depot)”) to “R(A)4” with stipulation of building height restriction

It is obvious that these sites were not originally zoned for Residential as they are very close to
MTR line. Traffic through Sheung Shui Station will inevitably increase and in the future it is more
than probably that train services will run all night. Both sites are therefore subjectto noise
pollution. Even the consultant has admitted this ‘It is noted that the proposed developments suffer
from heavy railway noise from the East Rail Line'. However, as we well know, AECOM and ARUP
are major beneficiaries of large government contracts and can be relied on to sweep all negatives
under the carpet.

Surely it is time that TPB does it duty and demands that TIA, VIA, EIA, etc be carried out by
truly independent organizations instead of those feeding from the governmentiron rice
bowl? -

In addition it is quite evident from the ”\‘/entilat_\iqn* Imp;@ssessment that there are significant
ssues that have been glossed over. Report notes, among many other details, that ‘The buildings

~-of S§ Site 1 and Site 2 would cast wind shadow to the leeward region and reduce the wind

availability to Tai Tau Leng Playground and the low-rise villages of Tai Tau Leng.

Moreover there is urgent’need for employment opportunities in NT so that residents do not have to
travel into Kowloon and HK Island for work. Sites with noise and air poliution issues should be
retained for the purpose of generating local employment. ‘

All the proposed PH developme‘nts have completely covered the sites with large podiums. The
impact on street level pollution is so bad that even the compromised consultations are forced to
suggest ‘To provide some podium floor empty bays ...

r
-

680 trees that help mitigate the bad air in the district to be uprooted but all brushed aside as being
commonly found, however there is ho assessment of the cumulative impact of their removal on
local air quality.

Item A3 — Rezoning of a site to the east of Po Shek Wu Road, Sheung Shui Area 4 from “Open
Space” (“O”) to “R(A)5” with stipulation of building height restriction. ’

3508
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/" Strongly object to yet another OS site being rezoned, particularly as this is being justified by
fiddling with the figures.

7.9.“Open Space” (“O”) : Total Area (44.23) reduce to 42.30 ha

7.9.1 The planning intention of this zone is primarily for the provision of outdoor open-air public
space for active and/or passive recreational uses serving the needs of local residents as well as
the general public.

THIS AMOUNTS TO 420,000SQMTS. BUT PLANNED POPULATION IS 288,000 SO OS
SHOULD BE 57.7HA . ACORDING TO HKPSG DATA CURRENT PROVISION IS
68.42HA. THERE IS OBVIOUSLY SOME MANIPULATION OF THE DATA IN PROGRESS

7.9.2 District open spaces within the New Town, including the North District Park in Planning -
Areas 7 and 9, are within this zoning. Smaller local open spaces will be provided as appropriate
within other zones such as “Residential”, “Industrial” and “Government, Institution or Community”
as part of detailed planning.

REALLY, BUT TWO GIC AND ONE INDUSTRIAL SITES ARE SLATED TO BE REZONED SO
ONE HAS TO QUESTION WHERE THE INFLATED PLANNED PROVISION WILL BE
SITUATED. WHAT IS THE TIME LINE? MEMBERS HAVE A DUTY TO ASK SUCH
QUESTIONS. SOME TIME AROUND 2050 IS NOT ACCEPTABLE.

It is obvious that the original planning intention as that there be a community open air recreation
- zone. | note that no data has been provided with regard to the provision of basketball courts and
other active facilities.

THIS DATA SHOULD BE PUBLISHED WITH THE COMMENTS

Moreover “The proposed development would suffer from heavy railway noise from Wto S along
the East Rail Line. The PSWR Site is situated at the existing air path, it would inevitably resulting
adverse impact to the air ventilation in its downstream. For example, the Proposed Development
is expected to induce wind shadows at immediate downwind side along the San Wan Road and
reduce the amount of wind flowing towards the Po Shek Wu Estate. Yet a 27mt podium is
planned, far higher than that the 15 that is the stipulated height for mixed use buildings.

tem A4 — Rezoning of a site at Jockey Club Road, Fanling Area 11 from “Government, [nstitution
or Community” (“G/IC”) to “R(A)4” with stipulation of building height restriction.

Strong objections to yet another GIC site to be resumed and community deprived of what should
be an integrated community zone adjacent to the future cultural centre.

7.8 “Government, Institution or Community” (“G/IC”) : Total Area (103.81) reduce to 102.91
ha

7.8.1 The planning intention of this zone is primarily for the provision of Government, institution
and community facilities serving the needs of the local residents and/or a wider district, region or
the territory. It is also intended to provide land for uses directly related to or in support of the work
of the Government, organizations providing social services to meet community needs, and other
institutional establishments '

Members should carefully study the Provision of Major Community Facilities attachment Note the
1,211 shortfall in subsidized elderly care places and 532 residential care. Then ask questions
about the provision of Neighbourhood Elderly Centres. For a planned population of 288,000 there
should be 14 but there are only 5. The footnote says there have to be assigned to clusters. This
is ridiculous when we have a Silver Tsunami about to sweep over the territory.
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In additional the planned facilities at Area 4 and 30 are totally inadequate, 100-place RCHE but
there will be 300 spaces for private cars. So by calculating that a car space is around 130sqft
while a RCHE space is 80, one does not have to be a maths'genius to appreciate that somewhere
along the line priorities have been skewered. Even more alarming is the statement highlighted

that RCHE places are a long term goal. Indeed if we wait long enough those who need them will
inevitably die while waiting. ’ ' '

8.2 According to the population-based planning standards for elderly services and facilities
recently incorporated into the HKPSG, there will be shortfalls in Community Care Services
Facilities and Residential Care Homes for the Elderly of 1,211 places and 532 beds in the Area
respectively. As the HKPSG requirements for these two facilities are a long-term goal, the actual
provision would be subject to the consideration of the SWD in the planning and development
process as appropriate. Since these facilities are premises based, consideration will be given to
include facilities requested by SWD in the planned GIC and residential development in Fanling
and Sheung Shui area as well as in Kwu Tung North and Fanling North NDAs.

And again the mention that additional facilities will be provide in ‘planned GIC, like WHERE as all
‘he GIC sites are being flogged off.

In addition "JC site noise issues some in excess of 70d so some unite would have windows that
cannot open, AC but AECOM of course finds no adverse environmental impacts although
ventilation to nearby facilities would be affected

Obviously lots of visual impact issues but again brushed under the carpet 43 trees to landfill, only
3 retained podium covering site :

" Item B — Rezoning of a site at Wu Tip Shan, Fanling Area 40 from “G/IC” to “R(A)6” with

stipulation of building height restriction.

Strongly object. This is another area obviously intended to cater for community needs with the
large and important Fung Ying Seen Koon Temple, a number of schools and a playground.
However A/FSS/254 Approved on 3.2.2017

The proposed mixed housing development with public rental flats (510 flats),

subsidized sale flats (696 flats), elderly flat (261 flats) and RCHE (about 206 beds)

312 Parking

This took a big chunk of GIC, note again the number of RCHE is less than the parking

ITEM B A/FSS/254

Planning Intention and Land Use Compatibility (i) while the site fell within the “Government,
Institution or Community” (“G/IC”) zone, there was no long-term designated Government,
institution or community (GIC) use for the site. (BECAUSE THE ADMINSTRATION
NEGLECTED TO PROVIDE ESSENTIAL COMMUNITY SERVIES) Sites in other parts of

. Fanling/Sheung Shui, also zoned “G/IC”, had already been reserved for other social welfare

and community uses. (SEE ITEM A4)

Approval was given as an exceptional case and with regard to the inclusion of a number of
GIC amenities:

50. In response to a Member's enquiry and at the request of the Vice-Chairman, the Secretary
explained that TPB PG-No. 16 stated that as a general rule, a major portion, e.g. more than 50%
of the total site area or GFA, of proposed development within “G/IC” zone should be
dedicated to GIC and other public uses. If the development was for predominantly non-GIC
uses, the Board might consider to rezone the site to an appropriate zoning such that members of

3
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¢~ *he public could submit representations and comments for consideration of the Board under the
orovision of the Town Planning Ordinance (the Ordinance). Nevertheless, there were precedent
cases that planning permission were approved under section 16 of the Ordinance. Such

- applications included staff quarters, student hostels and elderly housing in Kwai Chung, Tseung
Kwan O, Lam Tin and Siu Lek Yuen. The Vice-Chairman remarked while less than 50% of the
GFA of the proposed development would be used for GIC purpose (i.e. the RCHE and public
carpark), a significant portion of the GFA was used for SEN, PRH and SSF which would serve a
public purpose to meet the imminent rehousing needs of residents to be affected by the NDA
developments as well as the need of the local community. The Committee could consider whether
there were strong justifications and special circumstances that warranted approval of the section
16 application. : '

But [tem B is included in the OZP in order to facilitate a private development with ZERO
community GFA. This application was deferred on 17 March 2017.

Y/FSS/13 30 Units / 36 Parking / Retail / 956 OS is only on podium roof

OBJECT TO USING OZP TO ALLOW PRIVATE DEVELOPMENT TAKE OVER OF SITE
- DESIGNATED FOR COMMUNITY USE. OBJECT TO PLAND ASSISTING PRIVATE
DEVELOPERS TO BYPASS DUE PROCESS. OBJECT TO OZP BEING USED TO SLIP
THROUGH A REZONING THAT IS IN BREACH OF THE 50% DEDICATION AS QUOTED
ABOVE.

Excuse of shortage of land cannot justify depriving the community of a well planned environment,
-reasonable air quality, windows that can be opened, and the range of services as laid out in
- HKPSG.

Mary Mulvihill
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E&: Re: Representation Submitted in Respect of the Draft Fanling/Sheung Shui Outline Zoning Plan

No. S/FSS/23

GIVE OVER AS IF YOU DO NOT KNOW ME BY NOW THIS IS
TAKING UNNECESSARY MONITORING OF THE COMMUNITY TO
ANOTHER LEVEL

TWO MILLION PEOPLE TOOK TO THE STREETS RECENTLY TO
PROTEST AGAINST THE NEW POLICE STATE HK HAS BECOME

a) your full name as shown on your HKID card/passport; MARY
MULVIHILL ' :

characters are requlred), and

(b) your HKID card/passiort number (only the first four alphanumeric

(c) the “Serial No.” at the title of this letter. Serial No. PR3895)
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TPB/R/SIFSS/23- 123

The Secretary ' Our ref: T&ESD/TS&SE/EnvE/L984
Town Planning Board

15/F North Point Government Offices

333 Java Road,

North Point,

Hong Kong | Da‘e:ZI, MAY 2019

By Post and Fax
(Fax no.: 2877 0245 / 2522 8426)

Dear Sir/Madam,

( Draft Fanling/Sheung Shui Outline Zoning Plan No. S/FSS/23~ Notice of Representation
Operational Rail Noise Concern

The Corporation has, in general, no objections to the amendments within the captioned Draft -
Fanling/Sheung Shui Outline Zoning Plan (No. S/FSS/23) as gazetted by the Town Planning
Board on 29 March 2019, However, it is noted that four Am endment sites, including Items A1,
A2, A3 and B, are located in proximity to the MTR East Rail Line (EAL) and nojse from rail
operations could be of concem to the future occupants, '

Amendment Item Al involves the rezoning of a piece of land at Sheung Shui Area 30 from

“Industrial” (“”) to “Residential(Group A)4” (“R(A)4™).  Amendment Item A2 Tezones a

piece of land at Sheung Shui Area 4 from “I” and “Other Specific Uses” annotated “Bus

- Depot” (“OU(Bus Depot)”) to “R(A)4”. Amendment Item A3 involves the rezoning of a piece

of land to the ¢ast of Po Shek Wu Road, Sheung Shui Area 4 from “Open Space” (0™ to

“R(A)5”. Amendment ltem B rezones a site at Wu Tip Shan, Fanling ‘Area 40 from

p “Government, Institution or Community” (“G/IC™) to “R(A)6™. All these sites are located
within noise sensitive locations. '

For Amendment Items A1, A2 and A3, we noted from the OZP documents that the rezoning
sites are proposed for public housing developments. The Hong Kong Housing Authority
(HKHA) has conducted Preliminary Environmental Assessment for the development sites.
The adoption of proper building layout and design, and noise mitigation measures such as
building setback, acoustic window design, fixed glazing and acoustic fins have been
recommended for implementation to meet the statutory noise limits. We wish to caytion that
the proposed devélopments can be sensitive to air-borne noise, especially the noise emitted
from the nearby rail crossings. The future Environmental Assessment Study (EAS) conducted
by HKHA at the detajled design stage should take into account and address any air-borne

- Doise issue in particular the rail tumnout infrastructures which could result in potential adverse
noise impacts to the future occupants.  Besides, the EAS should consider the change of noise
criteria for the residential developments as the rezonin g of industrial sites may affect the Area
Sensitivity Rating.

Page 1 of 2 ;? 27
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MTR Corporatlon Limited v
GOMTR

www.mtr.com.hk

Our ref: T&ESD/TS&SE/EnvE/LO84
Date: 74 MAY 2019

For Amendment Item B, we noted from the OZP documents that the rezoning site is proposed
for private residential development. We would like to point out that the proposed development
is Jocated in a noise semsitive area and could be susceptible to noise impacts from railway
operations. It is recommended that the development proponent assesses and evaluates the
potential noise impacts from the EAL and implements appropriate mitigation provisions at the
future development site.

We respectfully urge Town Planning Board to give due considerations to our concern and
impose related development requirements through Planning Briefs, statutory plans and/or land
administration documents, The development proponents should also ensure that the future
residents of the developments will not be exposed to noise impacts by implementing adequate
noise mitigation measures at their own cost and to the satisfaction of the Envirommental
Protection Department (EPD).

Thank you for your attention. Should you have any queries, please feel free to contact our
Environmental Engineering Manager, Ms. Catherine Leung at 2993 4127,

Yours faithfully,

HK Chan | | s
Deputy General Manager — Train Services & Systems Engineering -

c.c Mr. TSANG Sai Wing Terence - Assistant Director of EPD
Dr. LAU Kwok Keung - Principal Environmental Protection Officer
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Wtk tpbpd@pland.gov.hk . ' ' J
il e SRR ——
E3=H : Draft Fanling/Sheung Shui Outline Zoning Plan No. S/FSS/23 - Notice of Representation -
- Operational Rail Noise Concern '
Dear Sir,

We refer to our letter ref. T&ESD/TS&SE/EnvE/L984 dated 24 May 2019 for the purpose of making
representation on the draft Fanling/Sheung Shui Outline Zoning Plan No. S/FSS/23. '

‘We would like to supplement the following information to fulfil section 3.4 of the Town Planning
Board Guidelines No. 29B:

- Full Name of authorijzed representative: Chan Hing Keung

Should you have any queries, please feel free to contact us.

Regards,
HK Chan

E-mail Disclaimer

{ "e information contained in this e-mail (including any attachments) is confidential and is intended solely for the addressee. If you are not the intended

+ .ecipient, please notify the sender immediately and delete this e-mail from your system. Any unauthorised use, disclosure, copying, printing, forwarding or
dissemination of any part of this information is prohibited. MTR Corporation Limited does not accept responsibility and shall not be liable for the content of
any e-mail transmitted by its staff for any reason other than bona fide business purposes. There is no warranty that this e-mail is error or virus free. You
should not rely on any information that is not transmitted via secure technology.
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Representation Relating to Draft Plan

SEER

Reference Number:

TSR

Deadline for submission:
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Date and time of submission:
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Full Name of “Representer”:

PRERREREA 24

Full Name of "Authorized Agent" :

190528-103316-08222
29/05/2019

28/05/2019 10:33:16

Yo Mr. Brian Ng for The Hong Kong and China Gas Co
Ltd

BRI M R B R |
Nature of and reasons for the representation: :
HEEE e | HH
Subject Matters Nature Reason

[tem B

Since the proposed rezoning from “GIC”
to “R(A)” is in the close vicinity to

our High Pressure pipeline along bicycle
track near to Fanling Highway and the
future population should be
significantly increased, the
rezoning/project proponent should
conduct a Quantitative Risk Assessment
to evaluate the potential risk and
determine the necessary mitigation
measures if required. The
rezoning/project proponent should
consult our company in the design stage
and close coordinate with our company
during the construction stage and
provide protective measures.

HEBVERESTT B

Proposed Amendments to Draft Plan(if any):
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