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Annex 1l of TPB
Paper No. 10953

SCHEDULE OF AMENDMENTS TO
THE APPROVED MA ON SHAN OUTLINE ZONING PLAN NO. S/MOS/26
MADE BY THE TOWN PLANNING BOARD
UNDER THE TOWN PLANNING ORDINANCE (Chapter 131)

Amendment to Matters shown on the Plan

ltemA - Incorporation of strips of land located to the south of Chevalier
Garden along Mui Tsz Lam (MTL) Road and near MTL Village into
the planning scheme area and zoning them as “Green Belt” (“GB”).

Amendments to the Notes of the Plan

(@ Revision to the covering Notes for introduction of a “two-part” covering Notes system
to accommodate different provisions for (i) land falling within the boundaries of the
OZP which are not within the boundaries of “regulated area” (i.e. “Part A”) and (i1) land
falling within the boundaries of the OZP and the boundaries of “regulated area” (i.e.
“Part B”).

(b) Revision of ‘House’ to ‘House (other than rebuilding NTEH or replacement of existing
domestic building by NTEH permitted under covering Notes)’ under Column 2 of
“Government, Institution or Community” (“G/IC”) and “GB” zones.

(c) Incorporation of a remark requiring planning permission for diversion of streams, filling
of land/pond or excavation of land (except public works co-ordinated or implemented
by Government, and maintenance, repair or rebuilding works) into “GB” zone.

(d) Revision of ‘Agricultural Use’ to ‘Agricultural Use (other than Plant Nursery)’ under
Column 1 of “Conservation Area” (“CA”) zone.

(e) Revision to the Remarks for “CA” and “Site of Special Scientific Interest” (“SSSI”) to
incorporate ‘(except public works co-ordinated or implemented by Government, and
maintenance, repair or rebuilding works)’.

() Removal of ‘Government Refuse Collection Point’ and ‘Public Convenience’ from
Column 2 and addition of these uses under Column 1 of “Village Type Development”
(“V”) zone.
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Smart Wish Development Limited
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"tpbpd@pland.gov.hk" <tpbpd@pland.gov.hk>

231114 KFBG's Representation relating to S-MOS-27.pdf

Sile Rof
rie et

1 attachment

Dear Sir/ Madam,

Attached please see our representation regarding the captioned. There is one
pdf file attached to this email; if you cannot see/ download/ open this file,
please notify us through email.

Representer: Kadoorie Farm and Botanic Garden
Representer’s representative: Mr. NIP Hin Ming

HKID of Representer’s representative: || G

Please hide the above personal data and our email address in any documents
open to the public. Thank you.

Thank You and Best Regards,

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

Email Disclaimer:

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

The Secretary,

Town Planning Board,

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

Hong Kong.

(Email: tpbpd@pland.gov.hk)

14th November 2023. By email only

Dear Sir/ Madam,

Representation Relating to
Draft Ma On Shan OZP No. S/MOS/27

1. We refer to the captioned.

2. Mui Tsz Lam is one of the 12 Priority Sites for Enhanced Conservation under the New
Nature Conservation Policy'. We in general support the recommendation to include parts of
the Mui Tsz Lam area into the captioned OZP for their better protection. We are considering
making a representation to highlight the ecological importance of the Mui Tsz Lam area, to
support the amendments and to present our views, at the relevant Town Planning Board

hearing.

3. Thank you for your attention.

Ecological Advisory Programme

Kadoorie Farm and Botanic Garden

! https://www.afed.gov.hk/english/conservation/con_nncp/con_nnep_list/files/06_MuiTszLam_Public_18_E.pdf
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DHK's representation on S/IMOS/27
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T "tpbpdgpland.gov.hk" <tpbpd@plan!.gov,hk>
)
PIF

20231115 S_MOS_27 Draft Ma On Shan Outline Zoning Plan.pdf

1 attachment

Dear Sir/Madam,

Our comment on the following OZP is attached:
1. s/M0s/27

Thank you for your attention.
Yours faithfully,

For and on behalf of Designing Hong Kong Limited
Samuel Wong | Project Officer




15 November 2023

Chairman and Members

Town Planning Board

15/F, North Point Government Offices

333 Java Road, North Point

Hong Kong
Fax: 2877 0245;
Email: tpbpd@pland.gov.hk

Re: Draft Ma On Shan Outline Zoning Plan No. S/M0OS/27
(Amendments to the Approved Ma On Shan Outline Zoning Plan No. S/MO0S/26)

Dear Chairman and Members,
Designing Hong Kong supports amendment item A in the rezoning proposal for the following reasons:

¢ Mui Tsz Lam area has a high environmental and ecological value. The importance of its
conservation value has been shown by its status as one of the 12 Priority Sites for Enhanced
Conservation listed by the Government. The area is surrounded by the Ma On Shan Country
Park on three sides and is an important part of the eco-system of the area.

¢ Theareasuffered from high development pressure where a large-scale development was once
submitted to the Town Planning Board for approval in 2005, and several suspected
unauthorised activities were spotted and reported in the area in the last few years. It is
believed more planning control should be applied in the area to ensure the area is being
protected.

¢ We agree that including the vegetated areas which previously neither covered by the Outline
Zoning Plan nor the Country Park can ensure there is necessary statutory planning control to
conserve the rural character and the natural landscape resources and habitats and connect
with the existing “Greeb Belt” to its surroundings. ‘

Here we submit our concerns for your consideration.

Yours,
Designing Hong Kong Limited
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Reference Number:

TR

Deadline for submission:

HE3T F B R

Date and time of submission:

THRA 2%

Full Name of “Representer”: -

THREREA 245
Full Name of "Authorized Agent" :

SRR AR BRI R

ER A M R L R

Plan to which the representation relates:

Representation Number: Submission Number: |
TPB/R/S/MOS/27- R3 TPB/R/S/M0s/27- S001

Representation Relating to Plan

231015-215129-24262

15/11/2023

15/10/2023 21:51:29

44 Mr. Fung Hin Tai Howard

' S/MOS/27

Nature of and reasons for the representation:

TR

Subject Matters Nature

=

Reason

[tem A - Incorporation |37 Support
of strips of land locate
d to the south of Chev
alier Garden along Mu
i Tsz Lam (MTL) Roa
d and near MTL Villa

ge info the planning sc
heme area and zoning

them as “Green Bel

t” ( "GB»)

The proposed land use is compatible with the neighbouri
ng “GB” zone as it is a natural expansion of “GB” zone.
[t may effectively control the urban sprawl and prevent i
nappropriate housing developments or else:which may br
ing adverse environmental and landscape impacts to our 1
cal neighbourhood and Ma On Shan Country Park, in p
rticular the area is a gateway for both local residents and!
hikers to stay close with nature in Mui Tsz Lam and the f
urther hiking trails in the country park. Meanwhile, it off
rs greater flexibilities for the provision of different types|
f passive recreational outlets for us to engage in leisure
ctivities in the urban fringe.

The amendment to the |374F Support
covering notes about
“regulated area”

Since Mui Tsz Lam and the vicinity provide diverse natu
ral habitats including virgin woodlands, fengshui forests
nd freshwater streams thriving the growth of various sp
cies, it has a high ecological value for the preservation.
However, the area is a country park enclave which might
be threaten by the potential developments. The proposed
tipulation of “regulated area” provides the power to the
Planning Department to enforce against unauthorised dev

lopment unider the Town Planning Ordinance happened |-

in the “regulated area” in order to protect the area from ¢
vironmental degradation and conserve our natural envir
nment not being destructed, which allows us to continu
usly enjoy the nature in Mui Tsz Lam.

HE RV ERBET A RYEE)

Proposed Amendments to Plan(if any):

file://nld-ecis3-ann/Online Comment/231015-215120-24267 Renrecsent S MOS 27

16/10/2003
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Representation Number: Submission Number:
TPB/R/S/MOS/27- R4 TPB/R/S/MOS/27- SO002

WA R H Rl

Representation Relating to Plan

SERR

HE PRI

Deadline for submission:

HEAX H S B HRf

Date and time of submission:

15/11/2023

16/10/2023 22:16:16

"HAEA &4 :
Full Name of “Representer”: HKebMs, Wong ki Wing
PRERHEAELA 24
Full Name of ""Authorized Agent' :
B ER A YT
Plan to which the representation relates: WRORAT
IR A B
Nature of and reasons for the representation:
Sulﬁct Matter R e
J s Nature Reason
Item I(A) the a |Z4F Support |The designated areas of the proposed amendments are parts of t

mendments hav
e proposed the z
loning the areas

1.94 hectares of
land south from

L village into G
eenbelt zone(G
B).

[Chevalier Garde olicy of protecting local environment and biodiversity. There h
n, along Mui Ts ave been active human activities with local residents and tourist]
z Lam (MTL) rof s such as camping, hiking and cycling happening around the ar
ad and near MT ea. However, the activities of local residents and tourists such a

jhe MTL area with unique ecological values as it has large volu
me of local Fung Shui woods and local streams in MTL which
accommodates many plant and animal species as suggested by
Agriculture, Fisheries and Conservation Department (AFCD),
which also aligns with the goals of New Nature Conservation P

s transport and other basic utilities and lead to many unauthoriz
led developments in the MTL area with possible damages to the
valuable areas due to active human activities, which has happen|
Ied repeatedly in previous years (i.e. unauthorized road or bridg
e constructions).

in Column 1 of

Agricultural use |52 ¥} Oppose

As MTL has special ecological values and different from other
regular areas in Greenbelt zone, there needs to be additional re

needs of visitors
on deciding Col

GB and Village marks for controlling the column 1 agricultural use to specify t

type developme lhe nature, size or other related criteria of agricultural activities

nt zone as the agricultural activities nowadays can create pollution to th
le land, water and the ecosystem.

Lack of acknow Such as field study, education centre should not be in column 2

ledgment of the but column 1 for future activities with clear remarks for limitin

g the size and height.
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|umn 1 or 2 uses | | |

BB RIR R EE] (ERVES)

Proposed Amendments to Plan(if any):

While the society can agree on preserving a precious area like MTL, the Development Bureau, P
lanning Department and the Town Planning Board and related government departments need to

workout a mechanism that can balance the protection of the environment and the facilitation of |
ocal needs and transform it into OZP or plans.
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Fwd: PROPOSED AMENDMENTS TO MA ON SHAN OZP NO. S/IMOS/26
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From

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

File Ref:
‘.

LCQ15_ Green belts and the périphery of country parks.html

1 attachment

.

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

Date: Tuesday, 14 November 2023 2:27 AM HKT

Subject: PROPOSED AMENDMENTS TO MA ON SHAN OZP NO. S/MOS/26

PROPOSED AMENDMENTS TO MA ON SHAN OZP NO. S/MOS/26

Item A (about 1.94 ha) Incorporation of strips of land located to the south of
Chevalier Garden along MTL Road and near MTL Village into the planning
scheme area and zoning them as “GB” ’

Object. “GB’ zoning offers no protection what so ever as has been demonstrated
in the dozens of rezonings approved by the board in recent years. See attached
Legco data. Tens of thousands of trees have been chopped and dozens of slopes
bulldozed. This despite strong opposition from the community and clear evidence
of eco vandalism.

To now trot out statements like “In recent years, the proliferation of landfilling and
other land uses causing environmental damage to rural areas has become a rising
concern. Some of these areas with ecological values are subject to development
pressure and risk of environmental degradation” when the clear and present
danger to natural habitat is in fact government policy is sheer hypocrisy.

If the administration should decide that it suits its agenda to build a large PH there,
or flog the land to developers, then the MTL area will be rezoned like many others
regardless of the description of an “environmentally and ecologically sensitive
area, which comprises native woodland, fung shui wood, agricultural land and a
natural stream and surrounded by Ma On Shan Country Park. Highly diverse flora
and fauna species ecologically connected with those in the Country Park are
recorded.” This description is similar to that of many “GB” sites that the Board
has approved for rezoning to residential.

The previous Ma On Shan OZP is a good example: ALL ITEMS APPROVED



APART FROM ONE PRIVATE RESIDENTIAL SITE

SCHEDULE OF AMENDMENTS TO THE APPROVED MA ON SHAN OUTLINE
ZONING PLAN NO. S/IMOS/22

Item A — Rezoning of a site to the east of Cheung Muk Tau Village from “Green
Belt” (“GB”) to “Residential (Group A)11" (“R(A)11”) with stipulation of building
height restriction.

1.46ha 165mpd 1,8200 PH Units

ltem B‘i Rezoning of a site to the west of Cheung Muk Tau Village from “GB” to
“‘R(A)11” with stipulation of building helght restriction. 1.38ha. 165mPD 1,660
PH Units

Item B2 — Rezoning of a strip of land abutting Ma On Shan Bypass and to the
further west of Cheung Muk Tau Village from “GB” to an area shown as ‘Road’. .

Item C — Rezoning of a site at the lower and northern end of Ma On Shan Tsuen
Road from “GB” to “Government, Institution or Community” (“G/IC”) with stipulation
of building height restriction.

Item D — Rezoning of a site at the lower end and on the eastern side of Ma On
Shan Tsuen Road from “GB” to “R(A)11” with stipulation of bu;ldmg height
restriction. 2.26ha. 225mPD 2,700 Units

ltem E — Rezoning of a site at the lower end and on the western side of Ma On
Shan Tsuen Road from “GB” to “G/IC” with stipulation of building height restriction.

Item F — Rezoning of a site at the upper end and on the eastern side of Ma On
Shan Tsuen Road from “GB” to “G/IC” with stipulation of building height restriction.

Item G — Rezoning of a site at the upper end and on the western side of Ma On
Shan Tsuen Road from “GB” to “Residential (Group B)6” (“R(B)6”) with stipulation
of building height restriction. 2.73ha 2.50mPD Private Res

- Item H — Rezoning of a site to the south-east of Chevalier Garden from “GB” to
“Other Specified Uses” annotated “Sewage Treatment Works”.

While incorporating those pockets of land on the village side of the road to MTL

village could be viewed as housekeeping, the other sections bordering the country
park should be incorporated into the CA zoning.

Amendments to the Notes of the Plan

(a) Revision to the covering Notes for introduction of a “two-part” covering Notes
system to accommodate different provisions for (i) land falling within the



boundaries of the OZP which are not within the boundaries of “regulated area” (i.e.
“Part A”) and (ii) land falling within the boundaries of the OZP and the boundaries
of “regulated area” (i.e. “Part B”).

WOULD SUPPORT IF IT PROVIDED BETTER PROTECTION TO ECOLOGICAL
SENSITIVE AREAS BUT DOUBT ITS VALUE

(b) Revision of ‘House’ to ‘House (other than rebuilding NTEH or replacement of
existing domestic building by NTEH permitted under covering Notes)’ under
Column 2 of “Government, Institution or Community” (“G/IC”) and “GB” zones.

SUPPORT — SURELY THIS IS COMMON TO ALL RURAL OZP?

(c) Incorporation of a remark requiring planning permission for diversion of
streams, filling of land/pond or excavation of land (except public works
co-ordinated or implemented by Govemment and maintenance, repair or
rebuilding works) into “GB” zone.

OBJECTION. AGAIN THE ADMINISTRATION EXEMPTING ITSELF FROM ANY
CONTROL OVER ITS ACTIVITIES. CLIMATE CHANGE INDICATES THAT
THERE SHOULD BE MORE STRINGENT CONTROL ON WATER COURSES
NOT LESS. THE LANDSLIDE NEAR YIU TUNG ESTATE IN SHAU KEI WAN IS
AN EXAMPLE OF HOW EXCAVATION OF LAND HAS RESULTED IN VERY
DANGEROUS CONDITIONS

(d) Revision of ‘Agricultural Use’ to ‘Agricultural Use (other than Plant Nursery)’
under Column 1 of “Conservation Zone” (“CA”).

OBJECT ALL AGRICULTURAL USE IN ‘CA’ SHOULD BE COL 2 -

(e) Revision to the Remarks for “CA” and “Site of Special Scientific
Interest” (“SSSI”) to incorporate ‘(except public works co-ordinated or
implemented by Government, and maintenance, repair or rebuilding works)'.

STRONG OBJECTIONS. AGAIN ALLOWS THE ADMINSTRATION TO DO
WHATEVER IT PLEASES, ALARMING WHEN THERE IS NO ACCOUNTABILITY

(f) Removal of ‘Government Refuse Collection Point’ and ‘Public Convenience’
from Column 2 and addition of these uses under Column 1 of “Vlllage Type
Development” (“V”) zone.

OBJECT. COL 2 ENSURES THAT THE UTILITY IS SUBJECT TO PUBLIC
SCRUTINY AND THAT LOCATION AND DESIGN ARE NOT INTRUSIVE, TOO
BULKY OR AN EYE SORE

Mary Mulvihill
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Following is a question by the Hon Stanley Ng and a written reply by the Secretary for Development, Ms
Bernadette Linn, in the Legislative Council today (November 2):

Question:

Regarding "Green Belt" (GB) sites and land on the periphery of country parks, will the Government
inform this Council:

(1) of the total area of GB sites in each District Council (DC) district and its year-on-year change, in each of
the past five years;

(2) of the area of GB sites rezoned for other uses in the past five years, with a breakdown by land use; the
number of units that can be provided on those sites that were rezoned for residential use, with a breakdown
by type of housing (i.e. public rental housing, subsidised sale housing and private housing);

(3) as the Chief Executive has indicated in the 2022 Policy Address that feasibility studies will be conducted
for about 255 hectares of GB sites identified for housing development in the new round of GB review, of the
number of sites concerned and the area involved, with a breakdown by DC district;

(4) given that in the past, some members of the community objected to the rezoning of GB sites for other
uses, whether the authorities, when reviewing the land uses, have put in place measures to ensure that the
views of community stakeholders have been properly collected and that the rezoning of GB sites and the
relevant development planning will not cause unacceptable impacts on the districts concerned; if so, of the
details (including the assessment mechanism and the criteria adopted); and

(5) given that there are divergent views in the community on the ecological value of GB sites and land on the
periphery of country parks, whether the relevant government departments, such as the Agriculture, Fisheries
and Conservation Department and the Planning Department, will work together to study in detail the
ecological value of such sites and review the coverage and boundary of country parks, so as to release lands
which are of low ecological value but are suitable for development; if so, of the details; if not, the reasons for
that?

Reply:
President,

(1) The areas zoned "Green Belt" (GB) in the outline zoning plans (OZPs) of various districts in end-2021,
broken down by District Council (DC) district, are as follows:

Areas zoned GB in OZPs in end-2021

District (hectare)(approximate)

| ]
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Central and Western|[244 E
[Wan Chai 252 |
[Eastern : 2[325 I
ISouthern 1985 |
IKowloon City 147 ‘
[Kwun Tong } 153 [
Sham Shui Po /111 [
Yau Tsim Mong HZ l
[Wong Tai Sin 200 I
[Kwai Tsing 1682

Tsuen Wan 1.239

Islands 2610

North 3036 l
Sai Kung 11319 l
Sha Tin 1332 | |
Tai Po 1836 {
Tuen Mun Hl 176 I
Yuen Long 1235 l
[Total 16 784 J

The above represents an increase of 441 ha as compared to the 16 343 ha in end-2017. Such increase
mainly comes from five OZPs (Siu Ho Wan, Mui Wo North, Pui O Au, Sha Lo Wan and San Tau and Sham
Wat and San Shek Wan) published in gazette during the period from 2018 to 2021. As it takes time to retrieve
the historical figures of each district, such figures are not shown in the above table.

(2) A breakdown of the area of GB rezoned for other uses in the past five years (i.e. 2017 to 2021) is as
follows:

Land use after rezoning l Area (ha) (approximate)
Residential 1186.5

Government, Institution or Community H36.8 : ]
Road - 127.1

[Other Specified Uses (Note) [ 18.6

[Open Space -‘ [ 5.0 I
[Industrial 110.3 i
|Commercial 7.1 {
Open Storage 1.6

Village Type Development [ 0.6

Total 1203.6 |

Note: Including "Other Specified Uses" annotated "Sewage Treatment Works", "Sewage Pumping Station", -
"District Cooling System", "Port Back-up, Storage and Workshop Uses", "Storage and Workshop Uses",
"Logistics Facility", "Enterprise and Technology Park", "Parking and Operational Facilities for
Environmentally Friendly Transport Services", "Electricity Substation”, "Columbarium and Garden of
Remembrance", "Columbarium" and "Cemetery". :

Of the GB area to be rezoned to "residential" (some are situated in new development areas), it is expected
that approximately 93 200 public housing and 9 200 private housing units can be provided. ‘
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(3) As announced in the Chief Executive's Policy Address this year, in the new round of GB study, the
Government has shortlisted about 255 ha of area zoned GB with potential for housing development, which
can provide approximately 70 000 units. The rezoning of the first batch will commence by 2024. The GB
areas with development potential involve eight land parcels, and their locations and areas are as follows:

Potential GB land parcels Area (ha) IDC district |
[1. I[Iia Tsuen Fringe ’ 12.3 [|Yuen Long }
12. lﬁ\—/ang Chau ”12.] ’Yuen Long [
3. |[Fu Yung Shan 115.5 [Tsuen Wan {
[4. { ear Ng Tung River §|9.6 HNorth District ]
LS. HNear Queen’s Hill 4 H3 1.4 HNorth District }
]6. HSouth of Ki Lun Shan - 49 ]Yuen Long ]
|7. Ngau Tam Mei 27.3 Yuen Long i
[8. Tuen Mun East 107.3 Tuen Mun [
| Total | |About 255 |- |

(4) The relevant departments will make rezoning proposals of GB areas according to the established
mechanism and criteria. They will consider in detail the specific condition of each area and conduct relevant
technical assessments to ensure that the development is compatible with the land use of the neighbouring
areas and will not bring adverse impacts in respect of environment, traffic, landscape and air ventilation.

Amendments to the relevant OZPs will be exhibited in accordance with the Town Planning Ordinance, and
the public may express their views to the Town Planning Board (TPB) according to the relevant statutory
procedures. In addition, before commencement of the statutory procedures, the relevant departments will
conduct district consultations regarding the rezoning proposals in a timely manner, including consulting the
district councils and rural committees concerned and relaying the views collected to the TPB.

-(5) Of the approximately 16 000 ha of land zoned GB in Hong Kong, over half are subject to clear
development constraints and 1 200 ha have been included in various development projects. Having
shortlisted about 255 ha of GB areas in the new round of study, the Planning Department will complete the
review of the development potential of all the remaining GB areas next year. In assessing the development
potential of individual sites, factors such as site condition, ecology, landscape, infrastructural capacity and
land use compatibility have to be taken into consideration.

The Government does not rule out the possibility of developing the land on the periphery of individual
country parks but has to prioritise different land supply options when planning resources permit. We will
explore the feasibility of developing the land on the periphery of individual country parks in due course.

Ends/Wednesday, November 2, 2022
Issued at HKT 16:45

NNNN
Archives Yesterday's Press Releases
Back to Index Page Back to top
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file:///D:/Temp/notes9A0285/L.CQ15_ Green belts and the periphery of country parks.html 3/3



éa\"e ! Representation Number: | Submission Number:
TPB/R/S/MOS/27-R6 TPB/R/S/MOS/27- S5

ARCHITECTS PLANNERS DESIGNERS
Llewelyn-Davies Hong Kong Litd

15 November 2023

‘The Secretary By Hand

Town Planning Board

c/o Planning Department

15/F North Point Government Offices
333 Java Road

Hong Kong

Dear Sir/Madam,

Representation Under Section 6(1) of the Town Planning Ordinance (Cap. 131) for
Proposed Amendments to the Approved Ma On Shan Outline Zoning Plan No.

S/MOS/26

Reference is made to the captioned proposed amendments, which was gazette by the Town
Planning Board on 15 September 2023.

We act on behalf of Smart Wish Development Limited (the Representer) to submit herewith
a copy of representation statement, together with the submission form, to the Board for

consideration.

Thank you for your kind attention. Should there be any queries, please do not hesitate to
contact the undersigned at || INC" our Mr Edison Law ot [ NN

Yours faithfully
for Llewelyn-Davies Hong Kong Ltd

S o

Winnie Wu
Planning Director

WwW/el
Encl
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Reference No.

For Official Use Only TG

SHE R Date Received
eI HEA

1. = The representation should be made to the Town Planning Board (the Board) before the expiry of the specified plan exhibition period. The
completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board, 15/F, North Point Government
Offices, 333 Java Road, North Point, Hong Kong.

AL EREENRARTIERERA AT AN EE Y (TR "28g ) Y - ERORERIRHFE WL E) - 2
AR EBILAATEE 333 SRILABUTEE 15 IR ZE WS -

2. Please read the “Town Planning Board Guidelines on Submission and Processing of Representations and Further Representations” before you
fill in this form. The Guidelines can be obtained from the Secretariat of the Board (15/F., North Point Government Offices, 333 Java Road,
North Point, Hong Kong —Tel.: 2231 4810 or 2231 4835) and the Planning Enquiry Counters (PECs) of the Planning Department (Hotline: 2231
5000) (17/F., North Point Government Offices, 333 Java Road, North Point, Hong Kong and 14/F., Sha Tin Government Offices, 1 Sheung Wo
Che Road, Sha Tin, New Territories), or downloaded from the Board’s website at http://www.tpb.gov.hk/ .

MR PLFAE AT - FHHBIEN TR RO R B R R B | AT R B B e EIEES | - Bihies(RIaE
BEWER(EEILAEIEE 333 RILABNEE 15 1% - 855 22314810 =Y 22314835 RAHEIEAVE SIFRI B (2048 2231

000)( EARILAAEE 333 RILEBNSE 17 @R HE ERER 1 WARBATSE 14 8) FH TAHZERGHEE T#
(484} http://www.tpb.gov.hk/ ) «

3. This form can be downloaded from the Board’s website, and obtained from the Secretariat of the Board and the PECs of the Planning
Department. The form should be typed or completed in block letters, preferably in both English and Chinese. The representation may be
treated as not having been made if the required information is not provided.

BRBTEZEREWEE T - R EZEE SR R BB R SR T - f2d ey A £ AT S ek b E R
i EREEVRE PG - S REREFTREE - MZEE AR R T RS -

4. In accordance with the Town Planning Ordinance (the Ordinance), the Board will make available all representations received for public
inspection as soon as reasonably practicable at the Board’s website and the PECs.  The representations will be available for public inspection
until the Chief Executive in Council has made a decision on the plan in question under section 9 of the Ordinance.

R RATARBIRED (T8 TR0, ) ZREEESERTRTTNERT - SHERARINRIL CREE B ENEE RERR
REREEHRAATEN - EETREEGRETEESIBBERE o Gt A BRI RE RIE -

1. Person Making this Representation (known as “ Representer” hereafter)
RHIERFEROAL (T "THRA,)
Full Name #:% / &7 (MrMsy/Company/Qrganizatior 552E/2r /2] /H4E* )

~ x"},

. Y SN N\
Smart Wish Development Limited I P> G
/ AR oW i

PR %
\\ R

'\% )
(Note: for subm:ssson by person, full name shown on Hong Kong Identity card/Passport must b@ prowdedf
CEE: EEARX  FAEFHEFESHE HRFHIEL) ~

2. Authorized Agent (if applicable) A A (413 FH)

Full Name #:# / &8 (Mcidisy/Company/Qrgarization™ S5 /20-/40 T /HE* )

Liewelyn-Davies Hong Kong Limited

(Note: for submission by person, full name shown on Hong Kong Identity card/Passport must be provided)

CEE: EEARX  AELATESHE BEMRNZE)

* Delete as appropriate FE{fil== T3 &
Please fill in “NA” for not applicable item 3F{EEFEEEMEE T F8H |
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HREFEROERE  #5HHRH)

3. Details of the Representation (use separate sheet if necessary)*

The plan to which the representation relates (please
specify the name and number of the plan)

SRER AR B (SASEE R B ) Draft Ma On Shan Outline Zoning Plan No. SIMOS/27

Nature of and reasons for the representation EERtHYME BFEH

Are you supporting or
Subject matters 5 fIZ57H® | opposing the subject matter?
IR R B EE?

Reasons HEpA

Amendment Item li(a) ypport
oppose

(Providing Comments)

(Please refer to the supplementary attachment)

[]  support =i
[ oppose ¥
[1 . support ZFFf

] oppose [Z#f

Any proposed amendments to the plan? If yes, please specify the details.

HERIRSHEABREET? WHE » FHEsE -

If the representation contains more than 20 pages, or any page larger than A4 size, 4 hard copies and 1 soft copy are required to be provided
for the submission.  Provision of email address is also required.

LR 20 HEAEEI—E A/ NG A4 - BIERCIEEA U I—{r#cE 4 - SARELEEHE -

Please describe the particular matter in the plan to which the representation relates. Where the representation relates to an amendment
to a plan, please specify the amendment item number provided in the Schedule of Proposed Amendments. 55775 B Bl A B ER AL il HY
1EESBIE » WP NABRREITERN - SRS TR B RS TR B Yk -

Please also note that section 6(3A) of the Ordinance provides that any representation received under section 6(1) may be treated as not
having been made if, in the opinion of the Board that, the reason for the representation is a reason concerning compensation or assistance
relating to, or arising from resumption/acquisition/clearance/obtaining vacant possession of any land by the Government. The above
matters should be dealt with in accordance with the relevant statutory provisions on compensation and/or promulgated policy on
compensation. Should you have any views on compensation or assistance matters, you may separately raise your views to the Director of
Lands or the relevant authority. FEEE » REISE 6BARETH » WEEETUHREE 6(RISINY {6 5B AR HAYE H 2 SEEUT
BB ER S ES A L ZE B E R RS AV MR e R R RIS M S A MR - ST i R A
HEATERECOD  REATAVHEBCRASE - UHHHRENSEEERER - IS TEt B EEEMEREY -

Please fill “NA” for not applicable item 57 T EAATEERE " FEH |
M at the appropriate box S HEEENHFRAIE & %




Supplementary Attachment

Background

1. ltis noted that the Govemment has designated an area located to the south of Chevalier
Garden along Mui Tsz Lam (MTL) Road and surrounding MTL Village to be the “Mui Tsz
Lam Regulated Area” ("MTLRA”). We herewith provide comments for the planning
authority to consider, specifically in relation to Amendment Item li(a) subject of the Draft
Ma On Shan Outline Zoning Plan (OZP) No. S/IMOS/27 viz.:

“Revision to the covering Notes for introduction of a “two-part” covering Notes
system to accommodate different provisions for (i) land falling within the

- boundaries of the OZP which are not within the boundaries of “requlated area”
(i.e. “Part A”) and (ii) land falling within the boundaries of the OZP and the
boundaries of ‘regulated area” (i.e. “Part B”).”

(A) Overlapping of Statutory Controls

2. Except for the fragmented, minor strips of land being newly incorporated into the planning
scheme area and zoned as “Green Belt” in this round of statutory town plan amendment,
the area now covered by the MTLRA has already been covered by OZP, which gives
statutory power to the Town Planning Board to ensure proper development control
in accordance with the respective zonings and development restrictions as stipulated on
the OZP.

3.  Whilst, in designating the said area as a “regulated area”, the Explanatory Statement of
the Draft Ma On Shan OZP No. S/MOS/27 specifies the following intentions of the
MTLRA:

“In recent years, haphazard and uncontrolled developments are found in MTL
involving dumping of construction materials as well as excavation and land filling
activities that may adversely affect the rural and natural character of the area...
(The MTLRA is designated) to enable the Planning Authority to instigate
enforcement actions against any unauthonized developments.”

4. In this context, it is re.levént to note that any illegal land filling and fly-tipping (illegal
depositing of construction waste) are already regulated by various pieces of
legislation, in addition to the planning regime under the Town Planning Ordinance,
including:

e Waste Disposal Ordinance (Cap. 354)

¢ Air Pollution Control Ordinance (Cap. 311)

e Water Pollution Control Ordinance (Cap. 358)

e Land (Miscellaneous Provisions) Ordinance (Cap. 28)

e Public Health and Municipal Services Ordinance (Cap. 132)

e Public Cleansing and Prevention of Nuisances Regulation (Cap. 132BK)
e Land Drainage Ordinance (Cap. 446)

5. With the number of enforcement and controls currently in force, it appears to be not
necessary from development control point of view to adopt an additional control,

1



particularly noting that its purposes overlap with the miscellaneous pieces of legislation
already enforced by various Government departments under their respective purview with
multiple layers of controls, let alone numerous Government administrative measures (e.g.
surveillance system, proactive inspection, use of GPS / trip ticket system on construction
waste collection vehicles, etc.) which have also been deployed.

(B) Pre-empt any Genuine Need for Temporary Works

There is an existing village in the area, whilst the “Village Environ” is also being included
in the MTLRA. The designation of the MTLRA will greatly curb the flexibility for the
locals to carry out local works in future, even if temporary in nature, in a rigid
manner. Originally, temporary uses of 5 years or less were always permitted in the
condition that they comply with any other relevant legislation (including those mentioned
in para. 4 above), the conditions of the Government lease concerned and any other
Government requirements, otherwise enforcement by relevant Government departments
would still result. After the current OZP amendment, only a few specific temporary uses
that are 2 months or less will now be always permitted with the same pre-requisites
applied. It becomes unreasonably and unnecessarily stringent for the locals, given that
other relevant legislation/ regulations/ requirements and Government leases have already
governed the possible temporary uses. The reduction of “allowable” period for temporary
uses from 5 years to 2 months also appears to be arbitrary.

For instance, any upgrading/improvement works for the underground utilities, waterworks,
drainage works and environmental improvement works alike particularly within the
numerous private /ots in the area (i.e. not apparently within the scope of para. 8 of Part B
of the OZP Covering Notes) may only be undertaken after the Town Planning Board’s
permission under section 16 of the Town Planning Ordinance. The efficiency of any
potential essential or emergency works of this nature in the local context becomes in
doubt.

(C) Set Monotonous Constraints for Future Land Uses

The MTLRA mainly covers an area zoned “Green Belt” (“GB”) on the OZP. As also
mentioned in the Chief Executive’s 2023 Policy Address, the Government has been
proactively reviewing the development potential of various GB sites in Hong Kong with an
aim to optimising the use of suitable lands for, inter alia, recreational, housing, eco-tourism
and/or other developments, as long as the subject sites could be demonstrated via
comprehensive technical assessments that there are no insurmountable problems with
appropriate mitigation measures implemented and that there are adequate infrastructural
capacities. The designation of MTLRA, which is in fact located in very close proximity to
the Ma On Shan New Town core area (even abutting Chevalier Garden and pumping
station), will nonetheless impose monotonous constraints to any appropriate and less-
sensitive sites within the whole elongated area in future.

In fact, according to the “Guide to Application for Pilot Conservation Proposals under
Private-Private Partnership (PPP)” issued by the then Environment, Transport and Works
Bureau (now coordinated by the Countryside Conservation Office under the
Environmental Protection Department) under the Nature Conservation Policy,



10.

11,

“developments of an agreed scale and plan will be allowed at the less ecologically
sensitive portion of a site (Developable Portion) within the 12 Priority Sites for Enhanced
Conservation (including Mui Tsz Lam and Mau Ping), provided that the proponent will
provide a lump sum contribution to the Environmental and Conservation Fund sufficient
to generate recumrent income to support the long-term conservation work for the
ecologically more sensitive portion of the site (Conservation Portion)”.!

With this OZP amendment, it is generally the scenario that merely remedial types of works
(e.g. “maintenance or repair of road”) are always permitted in the MTLRA but not even
only minor provision or upgrading works. The planning direction in this OZP amendment
item has geared towards setting up significant constraints to the entire site and hence
does not appear to be consistent with the original intention to advocate aforementioned
innovative PPP projects which facilitates the use of less ecologically portion to fund and
commit proactive conservation works to the Conservation Portion of the sites as a
conservation incentive?, not to say the less-sensitive sites in GB out of the scope of Priority
Site for Enhanced Conservation now with more stringent requirements than other GB
zones in the territory. The authority’s consideration in this perspectwe with respect to the
relevant policies will be appreciated.

Concluding Remarks

In short, we would like to express our concern that the designation of MTLRA would
impose unnecessary and unreasonable constraints to any local works (even if only
temporary in nature) in the area, whilst multiple layers of statutory and administrative
controls against nuisance and illegal activities have in fact been already in place. The
authority shall also take into account the specific context under the relevant policies and
avoid any blanket application of excessive constraints over a long site in the context of
planning for the future.

1 Agriculture, Fisheries and Conservation Department’s website:
https://www.afcd.gov.hk/english/conservation/con_nncp/con _nncp new/con nncp new.html

% The original intention could be portrayed by the inclusion of less ecologically sensitive area to the site.
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Agenda Item 4
[Closed Meeting]
[Downgraded on 22.9.2023]

Sha Tin, Tai Po and North District

[Ms Margaret H.Y. Chan, District Planning Officer/Sha Tin, Tai Po and North (DPO/STN),
and Ms Hannah H.N. Yick, Senior Town Planner/Sha Tin, Tai Po and North (STP/STN),
were invited to the meeting at this point.]

Proposed Amendments to the Approved Ma On Shan Outline Zoning Plan No. S/IMOS/26
(RNTPC Paper No. 6/23)

15. With the aid of a PowerPoint presentation, Ms Margaret H.Y. Chan, DPO/STN,
briefed Members on the background including the proposed designation of Mui Tsz Lam
Regulated Area (MTLRA) by the Secretary for Development, the proposed amendments to
the approved Ma On Shan Outline Zoning Plan (OZP) and its Notes, technical considerations
and departmental comments as detailed in the Paper. The proposed amendments were
mainly related to the incorporation of strips of land located to the south of Chevalier Garden

along Mui Tsz Lam Road and near Mui Tsz Lam Village into the OZP and zoning it as

“Green Belt”.
16. Members had no questions regarding the proposed amendments to the OZP.
17. After deliberation, the Committee decided to :

“(a) agree to the proposed amendments to the approved Ma On Shan Outline
Zoning Plan (OZP) No. S/IMOS/26 as shown on the draft Ma On Shan OZP
No. S/IMOS/26A at Attachment Il (to be renumbered as S/MOS/27 upon
exhibition) and its Notes at Attachment 11l are suitable for exhibition for
public inspection under section 5 of the Town Planning Ordinance (the
Ordinance), subject to the reference back of the approved OZP and

designation of Mui Tsz Lam Regulated Area;



-10 -

(b) adopt the revised Explanatory Statement (ES) at Attachment IV for the draft
Ma On Shan OZP No. S/IMOS/26A (to be renumbered as S/IMOS/27) as an
expression of the planning intentions and objectives of the Town Planning
Board (the Board) for various land use zonings of the OZP; and the revised
ES will be published together with the OZP; and

(c) note that the draft Ma On Shan OZP No. S/IMOS/27 will be exhibited for
public inspection under section 5 of the Ordinance on 15.9.2023.”

18. Members noted that, as a general practice, the Secretariat of the Board would
undertake detailed checking and refinement of the draft OZP including the Notes and ES, if
appropriate, before their publication under the Ordinance. Any major revisions would be

submitted for the Board’s consideration.

19. Members noted that due to the confidential nature of the amendments in
connection with the designation of MTLRA, the proposed amendments to the OZP would be
kept confidential until the gazettal of MTLRA on 15.9.2023.

A pu | L+ [l
MAYTIIUA Tl I

Section 12A Application

[Open Meeting (Presentation and Question Sessions Only)]
Y/ST/56 Application for Amendment to the
Plan No. S/ST/36, To rezon

oved Sha Tin Outline Zoning
e application site from “Village Type
Development” to “Ot
Lots 35, 36 36 RP, 38 S.A ss. 1, 38 S.A RP, 624, 676 and 699 in
D.D. , Wo Liu Hang Village, Fo Tan, Shatin

RNTPC Paper No. Y/ST/56A)

Specified Uses” annotated “Columbarium(2)”,

20.

nd the following Members had declared interests on the item:

The Secretary reported that the application site (the Site) was located in Sha Tin
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Provision of Major Community Facilities and Open Space in Ma On Shan OZP

Type of Facilities

Hong Kong
Planning
Standards and
Guidelines
(HKPSG)
Requirements

Requirement
based on
ozp
planned
population

Provision

Existing
Provision

Planned
Provision
(including

Existing
Provision)

Surplus/ Shortfall

planned provision

against OZP

District Open Space

10 ha per 100,000
persons”

2431 ha

21.68 ha

28.16 ha

+3.85 ha

Local Open Space

10 ha per 100,000
persons”

2431 ha

32.62 ha

43.93 ha

+19.62 ha

Sports Centre

1 per 50,000 to
65,000 persons”

(assessed on a
district basis)

+2

Sports Ground/
Sport Complex

1 per 200,000 to
250,000 persons”

(assessed on a
district basis)

+1

Swimming Pool
Complex — standard

1 complex per
287,000 persons”

(assessed on a
district basis)

+1

District Police
Station

1 per 200,000 to
500,000 persons

(assessed on a
regional basis)

+1

Divisional Police
Station

1 per 100,000 to
200,000 persons

(assessed on a
regional basis)

Magistracy
(with 8 courtrooms)

1 per 660,000
persons

(assessed on a
regional basis)

N.A

N.A




Provision

Hli)ll;illézng Requirement
el Standards and g .
Type of Facilities Guidelines ozZp Provision Provision against OZP
lanned lanned provision
(HKPSG) N (including | PP
. population
Requirements Existing
Provision)
Community Hall No set standard N.A 2 3 N.A.
Library 1 district library for 1 1 2 +1
every 200,000
persons
(assessed on a
district basis)
Kindergarten/ 34 classrooms for 116 149 157 +41
Nursery 1,000 children classrooms classrooms | classrooms classrooms
aged 3 to under 6
Primary School 1 whole-day 325 309 387 +62
classroom for 25.5 classrooms classrooms | classrooms classrooms
persons aged 6-11
(assessed by EDB
on a district/school
network basis)
Secondary School 1 whole-day 258 349 349 +91
classroom for 40 classrooms classrooms | classrooms classrooms
persons aged 12-17
(assessed by EDB
on a territory-wide
basis)
Hospital 5.5 beds per 1,000 1372 beds 0 0 -1372 beds”
persons bed bed
(Will be catered for
(assessed by in the First and
Hospital Authority Second Ten-year
on a Hospital
regional/cluster Development Plans
basis) based on Hospital

Authority’s
assessment on a

regional/cluster
basis’)




Type of Facilities

Hong Kong
Planning
Standards and
Guidelines
(HKPSG)
Requirements

Requirement
based on
ozp
planned
population

Provision

Existing
Provision

Planned
Provision
(including

Existing
Provision)

Surplus/ Shortfall
against OZP
planned provision

Clinic/Health
Centre

1 per 100,000
persons

(assessed on a
district basis)

2

Child Care Centre

100 aided places
per 25,000 persons”

(assessed by SWD
on a local basis)

972

131

331

-641~

(A long-term target
assessed on a wider
spatial context by
SWD")

Integrated Children
and Youth Services
Centre

1 for 12,000
persons aged 6-24"

(assessed by SWD
on a local basis)

+3

Integrated Family
Services Centre

1 for 100,000 to
150,000 persons”

(assessed by SWD
on a service
boundary basis)

+1

District Elderly
Community Centres

One in each new
development area
with a population
of around 170,000
or above”

(assessed by SWD)

N.A.

N.A.




Provision

HI(’)II;%nIl(izgg Requirement
Standards and based on Existing Planned Surplus/ Shortfall
Type of Facilities - ozp Provision Provision against OZP
Guidelines planned planned provision
(HKPSG) onulation (including
Requirements pop Existing
Provision)
Neighbourhood One in a cluster of N.A 3 5 N.A.
Elderly Centres new and
redeveloped
housing areas with
a population of
15,000 to 20,000
persons, including
both public and
private housing”
Community Care 17.2 subsidised 1366 places | 390 places | 530 places -836 places™
Services (CCS) places per 1,000
Facilities elderly persons
aged 65 or above” (A long-term target
assessed on a wider
(assessed by SWD spatial context by
on a district basis) SWD")
Residential Care 21.3 subsidised 1692 beds 299 bed 449 bed -1243 beds™
Homes for the beds per 1,000
Elderly elderly persons (A long-term target
aged 65 or above” assessed on a wider
spatial context by
(assessed by SWD SWD")
on a cluster basis)
Pre-school 23 subvented 173 0 place 120 place -53
Rehabilitation places per 1,000 places places™
Services children aged 0 —
6" (A long-term target
assessed on a wider
(assessed by SWD spatial context by

on a district basis)

SWD")




Provision

HI(’)II;%nIl(izgg Requirement
Standards and based on Existing Planned Surplus/ Shortfall
Type of Facilities - ozp Provision Provision against OZP
Guidelines planned planned provision
(HKPSG) onulation (including
Requirements pop Existing
Provision)
Day Rehabilitation | 23 subvented 473 places 525 place 525 place +52 places™
Services places per 10,000
persor;s aged 15 or (A long-term target
above assessed on a wider
spatial context by
(assessed by SWD SWD")
on a district basis)
Residential Care 36 subvented 740 places 62 place 92 place -648 places™
Services places per 10,000
persm}#s aged 15 or (A long-term target
above assessed on a wider
spatial context by
(assessed by SWD SWD")
on a cluster basis)
Community 1 centre per 0 0 0
Rehabilitation Day | 420,000 persons”
Centre
(assessed by SWD
on a district basis)
District Support 1 centre per 0 1 +1
Centre for Persons | 280,000 persons”
with Disabilities
(assessed by SWD
on a district basis)
Integrated 1 standard scale 0 0 0
Community Centre | centre per 310,000
for Mental Wellness | persons”
(assessed by SWD
on a district basis)




Note:
The planned resident population is about 209,700. If including transients, the overall planned population is about 249,600. All
population figures have been adjusted to the nearest hundred.

Remarks:

#

A

The requirements exclude planned population of transients.

The deficit in provision is based on OZP planned population while the Hospital Authority plans its services on a cluster basis,
and takes into account a number of factors in planning and developing various public healthcare services. The New
Territories East Cluster (NTEC) provides services for residents in areas including Ma On Shan and Sha Tin District. There
are a number of hospital redevelopment projects planned in the First and Second Ten-year Hospital Development Plans
(HDPs), which will provide additional beds for serving the population in NTEC for meeting the anticipated healthcare
services demand. The projected service demand will be catered for in the First and Second Ten-year HDPs.

The deficit in provision is based on OZP planned population while the Social Welfare Department (SWD) adopts a wider
spatial context/cluster in the assessment of provision for such facility. In applying the population-based planning standards,
the distribution of welfare facilities, supply in different districts, service demand as a result of the population growth and
demographic changes as well as the provision of different welfare facilities have to be considered. As the HKPSG
requirements for these facilities are a long-term goal, the actual provision will be subject to consideration of the SWD in the
planning and development process as appropriate. The Government has been adopting a multi-pronged approach with
long-, medium- and short-term strategies to identify suitable sites or premises for the provision of more welfare services
which are in acute demand.
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