








QOutline Zoning Plans

¢ Hong Kong Planning Areas
¢ Kowloon Planning Areas
¢ New Territories and Islands

Rural Outline Zoning Plans

e Tsuen Wan and West Kowloon District Planning Office

¢ Sha Tin, Tai Po & North District Planning Office

¢ Fanling, Sheung Shui & Yuen Long East District Planning Office
¢ Sai Kung & Islands District Planning Office

e Tuen Mun & Yuen Long West District Planning Office
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(Urban_CN_Eng_5-4-03.doc)
Standard Master Schedule of Notes to Statutorv Plans
[For areas not previously covered by IDPA/DPA plans]

Draft/Approved Outline Zoning Plan No. S

(Being a Draft/an Approved Plan for the Purposes of the Town Planning Ordinance)

NOTES
(N.B. These form part of the Plan)

These Notes show the uses or developments on land falling within the boundaries of the
Plan which are always permitted and which may be permitted by the Town Planning
Board, with or without conditions, on application. Where permission from the Town
Planning Board for a use or development is required. the application for such permission
should be made in a preseribed form. The application shall be addressed to the Seeretary of
the Town Planning Board, from whom the preseribed application form may be obtained.

Any use or development which is always permitted or may be permitted in accordance
with these Notes must also conform to any other relevant legislation. the conditions of the
Government lease concerned, and any other Government requirements, as may be
applicable.

(a) No action is required to make the existing use of any land or building conform to this
Plan until there is a material change of use or the building is redeveloped.

(b) Any material change of use or any other development (except minor alteration
and/or modification to the development of the land or building in respect of the
existing use which is always permitted) or redevelopment must be always permitted
in terms of the Plan or, if permission is required, in accordance with the permission
granted by the Town Planning Board.

(¢) For the purposes of subparagraph (a) above. “existing use of any land or building”
means —

(1) before the publication in the Gazette of the notice of the first statutory plan
covering the land or building (hereafter referred as ‘the first plan’).

* a use in existence before the publication of the first plan which has
continued since it came into existence; or

*  ause or a change of use approved under the Buildings Ordinance which
relates to an existing building: and

(i) after the publication of the first plan,

*  a use permitted under a plan which was effected during the effective
period of that plan and has continued since it was effected: or

* ause or a change of use approved under the Buildings Ordinance which
relates to an existing building and permitted under a plan prevailing at the
time when the use or change of use was approved.

“)

©)

Except as otherwise specified by the Town Planning Board, when a use or material change
of use is effected or a development or redevelopment is undertaken. as always permitted
in terms of the Plan or in accordance with a permission granted by the Town Planning
Board. all permissions granted by the Town Planning Board in respect of the site of the
use or material change of use or development or redevelopment shall lapse.

Road junctions®, alignments of roads and railway/tram tracks*. and boundaries between
zones may be subjeet to minor adjustments as detailed planning proceeds.

(®

Temporary uses (expected to be 5 years or less) of any land or building are always
permitted as long as they comply with any other relevant legislation. the conditions of the
Government lease concerned. and any other Government requirements. and there is no
need for these to conform to the zoned use or these Notes. For temporary uses expected
to be over 5 years. the uses must conform to the zoned use or these Notes.

(8

The following uses or developments are always permitted on land falling within the
boundaries of the Plan except (a) where the uses or developments are specified in Column
2 of the Notes of individual zones or (b) as provided in paragraph (8) in relation to areas
zoned “Site of Special Scientific Interest™ or “Conservation Area™ or “Coastal

Protection Area™:
(a) provision. maintenance or repair of plant nursery. amenity planting. open space, rain
shelter. refreshment kiosk, road. bus/light rail*/tram* /public light bus stop or lay-by.
cyele track, light rail track®, Mass Transit Railway station entrance®, Mass Transit
Railway structure below ground level*, taxi rank. nullah. public utility pipeline,

electricity mast. lamp pole. telephone booth. telecommunications radio base station,
automatic teller machine and shrine:

(b) geotechnical works, local public works, road works, sewerage works, drainage
works, environmental improvement works, marine related facilities. waterworks
(excluding works on service reservoir) and such other public works co-ordinated or
implemented by Government: and

(¢) maintenance or repair of watercourse and grave.

In areas zoned “Site of Special Scientific Interest™ or “Conservation Area™ or “Coastal
Protection Area™,

(a) the following uses or developments are always permitted:

(1) maintenance or repair of plant nursery. amenity planting, sitting out area. rain
shelter, refreshment kiosk. road, watercourse, nullah, public utility pipeline.
electricity mast, lamp pole. telephone booth. shrine and grave: and

(1) geotechnical works. local public works. road works. sewerage works, drainage
works, environmental improvement works, marine related facilities, waterworks
(excluding works on service reservoir) and such other public works
co-ordinated or implemented by Government: and

(b) the following uses or developments require permission from the Town Planning
Board:

(Urban_CN_Eng_8-4-05 doc)
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(12)

or

(12)

provision of plant nursery, amenity planting, sitting out area, rain shelter,
refreshment kiosk. footpath, public utility pipeline. electricity mast. lamp pole.
telephone booth and shrine.

In any area shown as ‘Road’, all uses or developments except those specified in
paragraph (7) above and those specified below require permission from the Town
Planning Board:

toll plaza®. on-street vehicle park. railway track® and tram track®.

In the “Undetermined” zone, all uses or developments except those specified in paragraph
(7) above require permission from the Town Planning Board.

Unless otherwise specified, all building. engineering and other operations incidental to
and all uses directly related and ancillary to the permitted uses and developments within
the same zone are always permitted and no separate permission is required.

In these Notes, “existing building™ means a building. including a structure, which is
physically existing and is in compliance with any relevant legislation and the conditions
of the Government lease concerned.

[applicable to new town OZPs covering “V" zones only]
In these Notes,

“existing building” means a building, including a structure, which is physically existing
and is in compliance with any relevant legislation and the conditions of the Government
lease concerned.

“New Territories Exempted House' means a domestic building other than a guesthouse
or a hotel; or a building primarily used for habitation, other than a guesthouse or a hotel,
the ground floor of which may be used as ‘Shop and Services' or ‘Eating Place’, the
building works in vespect of which ave exempted by a certificate of exemption under Part IIT
of the Buildings Ovdinance (Application to the New Tervitories) Ordinance (Cap. 121).

* Add where appropriate
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environmental improvement works, marine related facilities and waterworks (excluding
works on service reservoir) and such other public works co-ordinated or implemented
by Government:

(e) rebuilding of New Territories Exempted House:

(f) replacement of an existing domestic building i.e. a domestic building which was in
existence on the date of the first publication in the Gazette of the notice of the

(interim development permission area plan/draft development permission area plan)*,

by a New Territories Exempted House: and

[1f the planning scheme area of the plan has been extended, the following should be
adopted as paragraph (9)(f).]

replacement of an existing domestic building, i.e. a domestic building which was in
existence on the date of the first publication in the Gazette of the notice of a draft
plan including (interim development permission area plan/development permission
area plan)* covering such building, by a New Territories Exempted House; and

(g) provision, maintenance or repair of a grave of an indigenous New Territories villager
or a locally based fisherman and his family members for which permission has been
obtained from Government.

In areas zoned “Site of Special Scientific Interest™ or “Conservation Area™ or “Coastal
Protection Area”™ or “Other Specified Uses” annotated “Comprehensive Development and
‘Wetland Enhancement Area™,

(a) the following uses or developments are always permitted:

(i) maintenance or repair of plant musery. amenity planting. sitting out area. rain
shelter., refreshment kiosk, road, watercourse, nullah, public utility pipeline,
electricity mast, lamp pole, telephone booth, shrine and grave:

(if) geotechnical works, local public works, road works, sewerage works, drainage
works. environmental improvement works. marine related facilities, waterworks
(excluding works on service reservoir) and such other public works
co-ordinated or implemented by Government: and

(iif) provision of amenity planting by Government: and

(b) the following uses or developments require permission from the Town Planning Board:
provision of plant nursery. amenity planting (other than by Government), sitting out
area, rain shelter. refreshment kiosk, footpath, public utility pipeline. electricity mast,
lamp pole. telephone booth and shrine.

In any area shown as ‘Road’. all uses or developments except those specified in paragraphs

(9)a) to (9)(d) and (9)(g) above and those specified below require permission from the

Town Planning Board:

road. toll plaza*, on-street vehicle park. railway station* and railway track*.

(12)

_4-

(a) Except in areas zoned “Site of Special Scientific Interest™ or “Coastal Protection
Area™ or “Conservation Area”™ or “Other Specified Uses” annotated
“Comprehensive Development and Wetland Enhancement Area™, temporary use or
development of any land or building not exceeding a period of two months is always
permitted provided that no site formation (filling or excavation) is carried out and
that the use or development is a use or development specified below:

structures for carnivals. fairs. film shooting on locations, festival celebrations,
religious functions or sports events.

(b) Except as otherwise provided in paragraph (12)(a). and subject to temporary uses for
open storage and port back-up purposes which are prohibited in areas zoned “Site of
Special Scientific Interest™ or “Conservation Area™ or “Coastal Protection Area™*
or “Other Specified Uses” annotated “Comprehensive Development and Wetland
Enhancement Area™. temporary use or development of any land or building not
exceedmg a period of three years requires permission from the Town Planning Board.
Notwithstanding that the use or development is not provided for in terms of the Plan,
the Town Planning Board may grant permission. with or without conditions, for a
maximum period of three years, or refuse to grant permission.

(c) Temporary use or development of land or building exceeding three years requires
permission from the Town Planning Board in accordance with the terms of the Plan.

(13)

(14)*

(15)

#

Unless otherwise specified. all building, engineering and other operations incidental to
and all uses directly related and ancillary to the permitted uses and developments within
the same zone are always permitted and no separate permission is required.

In the “Undetermined” zone. all uses or developments except those specified in
paragraphs (9) and (12)(a) above require permission from the Town Planning Board.

In these Notes, unless the context otherwise requires or unless as expressly provided
below, terms used in the Notes shall have the meanings as assigned under section 1A of
the Town Planning Ordinance.

“Existing building” means a building. including a structure, which is physically existing
and is in compliance with any relevant legislation and the conditions of the Government
lease concerned.

“New Territories Exempted House” means a domestic building other than a guesthouse or
a hotel: or a building primarily used for habitation. other than a guesthouse or a hotel, the
ground floor of which may be used as ‘Shop and Services” or ‘Eating Place’. the building
works in respect of which are exempted by a certificate of exemption under Part ITI of the
Buildings Ordinance (Application to the New Territories) Ordinance (Cap. 121).

Add where appropriate
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SITE OF SPECIAL SCIENTIFIC INTEREST

Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Country Park™* Agricultural Use
Wild Animals Protection Area Field Study/Education/Visitor Centre
Government Use
Nature Reserve
Narure Trail
On-Farm Domestic Structure
Picnic Area™
Public Convenience
Public Utility Installation
Tent Camping Ground*
Utility Installation for Private Project®

*  Add where appropriate
** Also add where appropriate but, if added, country park should be marked with * and the
Sfollowing remark should be added:
* Country Park means a country park or special area as designated under the Country Parks
Ordinance (Cap. 208). All uses and developments require consent from the Country and
Marine Parks Authority and approval from the Town Planning Board is not required.

Planning Intention

The planning intention of this zone is to conserve and protect the features of special scientific
interest such as rare or particular species of fauna and flora and their habitats, corals,
woodlands, marshes or areas of geological, ecological or botanical/biological interest which are
designated as Site of Special Scientific Interest (SSSI). It intends to deter human activities or
developments within the SSSI.

There is a general presumption against development in this zone. No developments are permitted
unless they are needed to support the conservation of the features of special scientific interest in
the SSSI, to maintain and protect the existing character of the SSSI, or for educational and
research purposes.

Remarks

Any diversion of stream,* filling of land/pond* or excavation of land, mcluding that to effect a
change of use to any of those specified in Columns 1 and 2 above or the uses or developments
always permitted under the covering Notes, shall not be undertaken or continued on or after the
date of the first publication in the Gazette of the notice of the interim/draft* development
permission area plan without the permission from the Town Planning Board under section 16 of
the Town Planning Ordinance.

* Remarks in italics to be added where appropriate
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OTHER SPECIFIED USES

For “Comprehensive Development and Wetland Enhancement Area” only

Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Agricultural Use (Fish Pond Culture only) Eating Place
Nature Reserve Field Study/Education/Visitor Centre
Wetland Habitat Flat

Government Refuse Collection Point

Government Use (not elsewhere specified)

House (other than New Territories
Exempted House)

Nature Trail

Public Clinic

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Religious Institution

School

Shop and Services

Social Welfare Facility

Utility Installation for Private Project

Planning Intention

This zone is intended for conservation and enhancement of ecological value and finctions of the
existing fish ponds or wetland through consideration of application for development or
redevelopment under the “private-public partnership approach”. Low-density private residential
or passive recreational development within this zone in exchange for committed long-term
conservation and management of the remaining fish ponds or wetland within the development site
may be perniitted subject to the “no-net-loss in wetland ™ principle and planning permission fron
the Town Planning Board. Any new building should be located farthest away from xxxxx/Deep
Bay*.

(a)

-

OTHER SPECIFIED USES (cont’d)

For “Comprehensive Development and Wetland Enhancement Area” ouly (cont’d)

Remarks

Application for permission of use or development shall be in the form of a comprehensive
development scheme with minimum pond filling and no decline m the wetland function of
the fish ponds within and near the development site. An applicant shall prepare a layout
plan and any other documents showing the following information for consideration of the
Town Planning Board:

@)

(i)

(iii)

(iv)
)

(vi)

(vii)

(viii)

the proposed land uses, development parameters, the nature, position and heights
of all buildings to be erected in the area;

a wetland conservation and enhancement scheme, including its detailed design,
wetland buffer proposals, a long-term maintenance and management plan, and
monitoring and implementation mechanism;

an environmental mpact study report, including but not limiting to an ecological
mmpact assessment and a visual mmpact assessment, to examine any possible
environmental, ecological and visual problems that may be caused to or by the
proposed development during construction and after completion and the proposed
mitigation measures to tackle them:

landscape proposals;

a traffic impact study report fo examine any possible traffic problems that may be
caused by the proposed development and the proposed measures to tackle them;

a drainage and sewerage impact study report to examine any possible flooding,
drainage, sewerage and associated problems that may be caused to or by the
proposed development and the proposed mitigation measures to tackle them;

programming, phasing and implementation schedule of each component of the
proposed development (including the wetland conservation and enhancement

scheme): and

such other information as may be required by the Town Planning Board.



(b)

(©

(@
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OTHER SPECIFIED USES (cont’d)

For “Comprehensive Development and Wetland Enhancement Area” only (cont’d)

Remarks (cont’d)

No new development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in a total development and/or redevelopment in excess of
a maximum gross floor area/plot ratio of (xxx).

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

Any diversion of stream,* filling of land/pond or excavation of land, including that to
effect a change of use to any of those specified in Columns 1 and 2 above or the uses or
developments always permitted under the covering Notes, shall not be undertaken or
continued on or atter the date of the first publication in the Gazette of the notice of the
interim/draft* development permission area plan without the permission from the Town
Planning Board under section 16 of the Town Planning Ordinance.

* Remarks in italics to be added where appropriate
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RNTPC Paper No. A/YL-TYST/870A
For Consideration by the

Rural and New Town

Planning Committee

on4.5.2018

APPLICATION FOR PERMISSION
UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE

APPLICATION NO. A/YI-TYST/870

Applicant . Ortent Talent Limited represented by Ove Arup & Partners Hong Kong
Limited

Site : Lots 398 RP (Part) and 404 i DD.121, Tai Tao Tsuen,
Hung Shui Kiu, Yuen Long, New Territories

Site Area © About 1,795m*

Lease . Block Government Lease (demised for agricultural use)

Plan : Draft Tong Yan San Tsuen Outline Zoning Plan (OZP) No. S/YL-TYST/11

Zoning : “Comprehensive Development Area” (“CDA”™)

[Restrict to a maximum gross floor area (GFA) of 69.000m” (for the whole
“CDA” zone) and a maximum building height (BH) of 17 storeys. Mmor
relaxation of the GFA and BH restrictions may be considered by the Town
Planning Board on application under section 16 of the Town Planning
Ordinance]

Application :  Proposed Social Welfare Facility (Residential Care Home for the Elderly
(RCHE))
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Section 16 Planning Application
Proposed Residential Care Home for the Elderly
Lots 398 RP (Part) and 404 in D.D. 121, Tal Tao Tsuen, Hung Shui Kiu

Yuen Long, New Territories QUAD | Landscape Architects

1.3 Existing Tree Treatment

In accordance with JPN No. 3 and LAO Practice Note 7/2007, there is no existing
tree within the Application Site boundary.

Section 2 — Landscape Proposal

2.1 Landscape Design Objectives

The landscape design objectives are as follows:

e to integrate the proposed development from a landscape and visual
perspective with the existing and planned landscape context;

e to provide visual integration in elevated view of the scheme, and
screening and softening of the built form at low level view;

e to provide a gquality and usable outdoor landscape space for the future
users;

e to maximize, where feasible, the opportunity for the planting









Landscaping
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@

(b)

©

The Site falls within an area zoned “CDA™ on the Tong Yan San Tsuen OZP. It
was involved in one previous application (No. A/YL-TYST/342) rejected by the
Committee. The current application is seeking planning permission for the
proposed RCHE use.

Based on the submitted information and aerial photo taken in 2015, the Site is
currently used as warehouses and open storage yards, surrounded by both
low-rise and high-rise residential development within the “CDA” site completed
in recent years. It is noted that there is no specific planning brief for this residual
area within the “CDA” site. while she considers the proposed land use is not
incompatible with the surrounding residential environment. Adverse landscape
impact arising from the proposed use at the Site is not anticipated. Therefore she
has no objection on the application from the landscape planning perspective.

With reference to further information received on 12.3.2018 (Appendix Ic). the
dimension of the enlarged/ revised planters for buffer planting are not clearly
stated/shown. The applicant shall

13. Planning Department’s Views

13.1

Based on the assessment made in paragraph 12 and having taken into account the
public comments mentioned in paragraph 11, the Planning Department has no
objection to the application.

Should the Committee decide to approve the application. it is suggested that the
permission shall be valid until 4.5.2022, and after the said date. the permission
shall cease to have effect unless before the said date, the development permitted is
commenced or the permission is renewed. The following conditions of approval
and advisory clauses are also suggested for Members’ reference:

Approval conditions

(a)

)

(e)

submission and implementation of a revised Master Layout Plan taking into
account the approval conditions as stated in paragraphs (b) to (g) below to
the satisfaction of the Director of Planning or of the Town Planning Board:

the submission of a revised Traffic Impact Assessment (TIA) and
implementation of the traffic mitigation measures identified therein to the
satisfaction of the Commissioner for Transport or of the Town Planning
Board:

the submission and implementation of a revised run in/run-out proposal to
the satisfaction of the Director of Highways or of the Town Planning Board:

(@)

the submission and implementation of a revised landscape proposal to the
satisfaction of the Director of Planning or of the Town Planning Board:

-13-

fully address this concern at the submission stage if the application
is approved by the Board. The applicant is reminded of paragraph
2.7.19(c) of chapter 4 of the Hong Kong Planning Standard and
Guidelines (HKPSG): “For a tree planting, a 3m wide planting strip
and a minimum 1.2m soil depth (excluding drains) should be
reserved. For other plantings. a minimum of 1m wide planting strip
is recommended”, as well as to ensure sufficient space reserved for
sustainable planting buffer.

(d)  She has no further comment on the further information received on
2542018 (Appendix If). The Landscape Master Plan will be
reviewed holistically in the submission stage.

TYST 870A

(e)

®

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

the submission and implementation of a drainage proposal to the Director of
Drainage Services or of the Town Planning Board: and

(c) Should the application be approved. the applicant is required to
submit and implement a landscape proposal to the satisfaction of the
Director of Planning or of the Board.

(2

~20-

the submission and implementation of water supplies for firefighting and
fire service installations proposal to the satisfaction of the Director of Fire
Services or of the Town Planning Board.
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Urban Design and Landscape

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

TYST 870A
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Urban Design

(@)

o

(i)

She has the following comments on the further information received on
24.4.2018 (Appendix Ie):

Paragraphs 1 and 2 of the R to C table- Regarding the applicant’s explanation
relating to BD’s PNAP No. APP-152 - “Sustainable Building Design
Guidelines” including (i) the ‘building setback’ (i.e. the proposed ‘9m setback’
(including areas with structural columns and carpark area) from the centerline of
Fui Sha Wai South Road and setback from Uptown Tower 8); and (ii) the
provision of the covered ‘void’ area as a ‘building setback’, the Building
Department should be consulted in this regard.

The applicant should focus on the visual implications of this proposal on the
surrounding environment. As regards the visual impacts of other “planned”
development/conditions i future, the future developers themselves would
undertake separate VIA to address the possible visual impacts on the subject
application. Furthermore, there is no development detail, including
implementation schedule etc., on the “planned conditions™ and it is premature to
conclude any of their implication on the subject application at this stage.
Therefore, the applicant should keep his original approach to show the “without
development” scenarios and there is no need to add a “planned condition”
scenario.

(1i1) She cannot see how the proposed development would enhance the existing visual

environment at VP1 and VP7. Thus, the overall performance of “Partly
Enhanced” is doubtful.

Technical Aspects

12.6

Concermned government departments have no in-principle objection to the
application. On C for T's comments on the TIA, CTP/UD&L, PlanD’s comments
on the VIA and DEP’s comments on the NIA. they could be addressed by
imposing appropriate approval conditions.  With proper mitigation measures in
place, the proposed RCHE development is not expected to be subject to adverse
environmental impact or create adverse traffic, environmental, visual, landscape,
drainage and sewerage impacts. In response to C for T's comments, the applicant
indicates that he will liaise with the lot owners on the access right of the access
road to the Site (Plan A2-c) at the implementation stage.



Traffic



SYSTrA

1. INTRODUCTION
1.1 Background
1.1.1 The subject site is located at Lot Nos. 398 RP (part) and 404 in D.D. 121, Hung Shui Kiu, as

indicated in Drawing No. 1.1. The site falls within an area zoned “Comprehensive
Development Area” (CDA) on the Draft Tong Yan San Tsuen Outline Zoning Plan No. S/YL-
TYST/11.

1.1.2 The Applicant intends to develop the subject site into a Residential Care Home for the
Elderly (RCHE) with 300 beds. This Traffic Impact Assessment (TIA) study is to review the
potential traffic impact on the adjacent local road network by the proposed RCHE.

1.2 Study Objectives
1.2.1 The objectives of this TIA study are summarised as follows:
(o] Present the proposed RCHE schedule and its internal transport provisions;
(o] Review the current traffic conditions in the vicinity;
(o] Estimate the traffic generation/attraction of the proposed RCHE;
(o] Produce traffic forecasts for the local road network at the adopted design year;
(o] Investigate the traffic impact on the local road network upon operation of the

proposed RCHE; and,
Suggest any traffic improvement measures, if considered necessary, to alleviate the
potential traffic problem.

o
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5. TRAFFIC IMPACT ASSESSMENT
5.1 Operational Assessment
51,1 To investigate the traffic impact of the proposed RCHE on the surrounding road network,

the operational performance of the identified junctions and road link have been
conducted for both reference and design scenarios of design year 2024. The result of the
junction and road link assessments based on the existing layouts are summarized in Table

5.1and 5.2.
Table 5.1 Operational Performance of Key Junctions in 2024
Reserve Capacity (RC)
Ref. Junction Reference Case Design Case
AM Peak | PMPeak | AMPeak | PM Peak
1 Castle Peak Road —Ping Shan 120% 139% 117% 136%
12 Castle Peak Road / Hung Tin Road 48% 65% 46% 63%
Castle Peak Road — Hung Shui o o .
13 Kiu/Tan Kwai Tsuen Road 90% 82% 88% 80%
Table 5.2 Road Link Operational Performance in 2024
Reference Case Design Case
Design Two-way Two-way
Road Link Capacity Flows V/C Ratio Flows V/C Ratio
(veh/hr) (veh/hr) (veh/hr)
AM PM AM PM AM PM AM PM
Fui Sha Wai South Road 1001 60 55 | 0.60 | 0.55 | 85 75 | 0.85 | 0.75

Remark: (1) Road capacity for single track road was estimated in accordance with Transport Planning and
Design Manual (TPDM) Volume 2 Section 3.11.3.1.

512 Table 5.1 and 5.2 indicate that the identified key junctions/road link will operate with
ample capacity with the operation of proposed RCHE at the design year of 2024.






Traffic

10.1.2 Comments of the Commissioner for Transport. Transport Department (C
for T. TD):

@

(®)

(©

On the basis of the further information received on 27.4.2018
(Appendix Ig). it is understood that the applicant will liaise with the
lot owners on the access right of the access road to the Site at the
implementation stage. He has no further comment in principle to
the proposed planning application.

Given that the applicant has submitted several sets of further
information on the TIA. the TIA shall be duly revised to incorporate
the further information.

Should the application be approved, the applicant is required to
submit a revised TIA and the implementation of the traffic
mitigation measures identified therein to the satisfaction of the
Commissioner of Transport or of the Board.



Technical Aspects

12.6

Concerned government departments have no in-principle objection to the
application. On C for T's comments on the TIA, CTP/UD&L, PlanD’s comments
on the VIA and DEP’s comments on the NIA, thev could be addressed by
imposing appropriate approval conditions.  With proper mitigation measures in
place, the proposed RCHE development is not expected to be subject to adverse
environmental impact or create adverse traffic, environmental, visual, landscape,
drainage and sewerage impacts. In response to C for T’s comments, the applicant
indicates that he will liaise with the lot owners on the access right of the access
road to the Site (Plan A2-c) at the implementation stage.

13. Planning Department’s Views

13.1

Based on the assessment made in paragraph 12 and having taken into account the
public comments mentioned in paragraph 11, the Planning Department has no
objection to the application.

Should the Committee decide to approve the application. it is suggested that the
permission shall be valid until 4.5.2022, and after the said date. the permission
shall cease to have effect unless before the said date, the development permitted is
commenced or the permission is renewed. The following conditions of approval
and advisory clauses are also suggested for Members’ reference:

Approval conditions

(a)

submission and implementation of a revised Master Layout Plan taking into
account the approval conditions as stated in paragraphs (b) to (g) below to
the satisfaction of the Director of Planning or of the Town Planning Board:

(b

the submission of a revised Traffic Impact Assessment (TIA) and
implementation of the traffic mitigation measures identified therein to the
satisfaction of the Commissioner for Transport or of the Town Planning
Board:

TYST 870A

(e)

(@)

(e)

®

the submission and implementation of a revised run in/run-out proposal to
the satisfaction of the Director of Highways or of the Town Planning Board:

the submission and implementation of a revised landscape proposal to the
satisfaction of the Director of Planning or of the Town Planning Board:

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

the submission and implementation of a drainage proposal to the Director of
Drainage Services or of the Town Planning Board: and

(2

20 -

the submission and implementation of water supplies for firefighting and
fire service installations proposal to the satisfaction of the Director of Fire
Services or of the Town Planning Board.




Traffic Noise



EA Report Proposed Residential Care Home for the Elderly
in Hung Shui Kiu, Yuen Long, N.T.

1. INTRODUCTION

1.1 Background to the Project

111 The Application Site (hereinafter also referred to as the “Site”) is located in an area currently
zoned “Comprehensive Development Area” (“CDA”) on the Draft Tong Yan San Tsuen
Qutline Zoning Plan (OZP no: S/YL-TYST/11) gazetted on 29 September 2017. The Site is
currently occupied as a temporary open storage and warehouse site.

1.1.2 This EA supporis an application for approval under $16 of the Town Planning Ordinance for
use of the Application Site in Lots No. 398RP (Part) and 404 in DD 121, Hung Shui Kiu, N.T.
for a Proposed Residential Care Home for the Elderly (hereinafter also referred to as the
Project).

1.2 Purpose and Scope of the EA

1.2.1 This Environmental Assessment (“EA") examines and reviews the potential traffic noise
impacts envisaged during operational phase of the Proposed Development, and identifies
appropriate mitigation measures as necessary to alleviate possible impacts to acceptable
levels so as to facilitate the $16 application.

122 Impacts during the construction phase are considered manageable and surmountable, and
hence have not been addressed for purpose of supporting the current Section 16 application.

123 Ramball Environ Hong Kong Ltd. has been commissioned to conduct this EA, which
provides technical justifications from perspective of noise acceptability.
1.3 Project Location and the Environ

1.3.1 The Site occupies an area of about 1,795 m? and is close to three major roads, viz. Yuen
Long Highway, Hung Tin Road, and Castle Peak Road. Being close to these existing roads,
the Site is expected to be affected by road traffic noise.

1.3.2 Please see Figure 1.1 for the site location and the environs.

1.4 Project Description

141 The Project will have seven storeys of dormitory and associated facilities with a floor-to-floor
height of 3.55m for G/F and 3.3m for other floors.

1.5 EIAO Implication

1.5.1 The Project had been reviewed from the purview of the Environmental Impact Assessment
Ordinance (“EIAC”) and is not considered a “Designated Project’.

November 2017 1-1 LTINS ENVIRON









EA Report Proposed Residential Care Home for the Elderly
in Hung Shui Kiu, Yuen Long, N.T.

3. CONCLUSIONS

311 Approval of the Application under S16 of the Town Planning Ordinance is necessary to
facilitate the Proposed Residential Care Home for the Elderly

312 The Site is small with a developable area of about 0.2 hectare. The Proposed Residential
Care Home for the Elderly will be affected by traffic noise mainly from Yuen Long Highway,
Hung Tin Road, and Castle Peak Road. The indicative layout has observed such constraints
and maintained, as much as possible, buffer distances from the roads.

313 Without any noise mitigation measures, the base case scenario would reveal up to 18 dB(A)
of noise exceedance with the highest impact predicted at 75 dB(A).

314 As the assessment results of the Base Case Scenario would be unable to meet the planning
noise criteria, and hence some at-receiver noise mitigation measure in the form of
architectural fin, acoustic window (baffle type), and fixed glazing coupled with mechanical
ventilation have been recommended

315 An assessment of the Mitigated Case Scenario has demonstrated full compliance with the

noise standards for the daily peak flow.
13. Planning Department’s Views

316 In conclusion, findings in this EA suggest overall acceptability from the noise perspective and

hence justify the intended Application. . . .
ustify PP 13.1 Based on the assessment made in paragraph 12 and having taken into account the

public comments mentioned in paragraph 11, the Planning Department has no
objection to the application.

13.2  Should the Committee decide to approve the application, it is suggested that the
permission shall be valid until 4.5.2022. and after the said date. the permission
shall cease to have effect unless before the said date, the development permitted is
commenced or the permission is renewed. The following conditions of approval
and advisory clauses are also suggested for Members’ reference:

Approval conditions

(a) submission and implementation of a revised Master Layout Plan taking into
account the approval conditions as stated in paragraphs (b) to (g) below to
the satisfaction of the Director of Planning or of the Town Planning Board:

b) the submission of a revised Traffic Impact Assessment (TIA) and
implementation of the traffic mitigation measures identified therein to the
satisfaction of the Commissioner for Transport or of the Town Planning
Board:

(c) the submission and implementation of a revised run in/run-out proposal to
the satisfaction of the Director of Highways or of the Town Planning Board:

(d) the submission and implementation of a revised landscape proposal to the
satisfaction of the Director of Planming or of the Town Planning Board:

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

[63) the submission and implementation of a drainage proposal to the Director of
Drainage Services or of the Town Planning Board: and

November 2017 31 LN I:TNEY ENVIRON



Sewage















Summary and Conclusion

3.1.1

3.1.2

3.1.3

The peak sewage flow from the Proposed Development is estimated to

be 4.561/s.

As the nearest sewer network 1s not directly adjacent to the development,
a new DN225 sewer 1s proposed to run along the Fur Sha Wai South
Road from southeast to northwest, and turning into Castle Peak Road
(Hung Shui Kiu) running from northeast to southwest along the
footpath, to convey the sewage from the development site to the
existing DN375 sewer along Castle Peak Road (Hung Shui Kiu).

Hydraulic assessment indicates that the existing DN375 sewer running
along the Castle Peak Road (Hung Shui K1u) at immediate downstream
of the Proposed Development has adequate capacity to serve both the
existing and Proposed Development. Therefore, no adverse sewerage
impacts are anticipated due to the Proposed Development.



EA Report Proposed Residential Care Home for the Elderly
in Hung Shui Kiu, Yuen Long, N.T.

3. CONCLUSIONS

311 Approval of the Application under S16 of the Town Planning Ordinance is necessary to
facilitate the Proposed Residential Care Home for the Elderly

312 The Site is small with a developable area of about 0.2 hectare. The Proposed Residential
Care Home for the Elderly will be affected by traffic noise mainly from Yuen Long Highway,
Hung Tin Road, and Castle Peak Road. The indicative layout has observed such constraints
and maintained, as much as possible, buffer distances from the roads.

313 Without any noise mitigation measures, the base case scenario would reveal up to 18 dB(A)
of noise exceedance with the highest impact predicted at 75 dB(A).

314 As the assessment results of the Base Case Scenario would be unable to meet the planning
noise criteria, and hence some at-receiver noise mitigation measure in the form of
architectural fin, acoustic window (baffle type), and fixed glazing coupled with mechanical
ventilation have been recommended

315 An assessment of the Mitigated Case Scenario has demonstrated full compliance with the

noise standards for the daily peak flow.
13. Planning Department’s Views

316 In conclusion, findings in this EA suggest overall acceptability from the noise perspective and

hence justify the intended Application. . . .
ustify PP 13.1 Based on the assessment made in paragraph 12 and having taken into account the

public comments mentioned in paragraph 11, the Planning Department has no
objection to the application.

13.2  Should the Committee decide to approve the application, it is suggested that the
permission shall be valid until 4.5.2022. and after the said date. the permission
shall cease to have effect unless before the said date, the development permitted is
commenced or the permission is renewed. The following conditions of approval
and advisory clauses are also suggested for Members’ reference:

Approval conditions

(a) submission and implementation of a revised Master Layout Plan taking into
account the approval conditions as stated in paragraphs (b) to (g) below to
the satisfaction of the Director of Planning or of the Town Planning Board:

b) the submission of a revised Traffic Impact Assessment (TIA) and
implementation of the traffic mitigation measures identified therein to the
satisfaction of the Commissioner for Transport or of the Town Planning
Board:

(c) the submission and implementation of a revised run in/run-out proposal to
the satisfaction of the Director of Highways or of the Town Planning Board:

(d) the submission and implementation of a revised landscape proposal to the
satisfaction of the Director of Planming or of the Town Planning Board:

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

[63) the submission and implementation of a drainage proposal to the Director of
Drainage Services or of the Town Planning Board: and
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Planning Considerations



Land Use Compatibility

12.4

The Site is surrounded by low-rise and high-rise residential development, the
proposed RCHE, which comprises a 7-storey structure (34.8mPD) is considered
not incompatible with the surroundings.

Development Intensity

12.5

Development on the entire “CDA” site is subject to a maximum GFA of 69.000m°
and a maximum BH of 17 storeys. The area of the entire “CDA” site is about
23.311m’ ie. PR of about 2.96. The proposed 7-storey RCHE building with total
GFA of about 5.313m” (i.e. PR of about 2.96 based on a site area of 1.79511.13) does
not exceed the PR restriction of the “CDA” site.

Technical Aspects

12.6

TYST 870A

Concermned government departments have no in-principle objection to the
application. On C for T's comments on the TIA, CTP/UD&L, PlanD’s comments
on the VIA and DEP’s comments on the NIA. they could be addressed by
imposing appropriate approval conditions.  With proper mitigation measures in
place, the proposed RCHE development is not expected to be subject to adverse
environmental impact or create adverse traffic. environmental. visual, landscape.
drainage and sewerage impacts. In response to C for T’s comments. the applicant
indicates that he will liaise with the lot owners on the access right of the access
road to the Site (Plan A2-c) at the implementation stage.

-19-

Public Comments

12.7

There are local objection to the application and concerns were raised on the traffic,
environmental, sewerage and visual impacts of the proposed development on the
surrounding areas. The above planning considerations and assessments in paragraph
12.1 to 12.6 are relevant.



13. Planning Department’s Views

13.1 Based on the assessment made in paragraph 12 and having taken info account the
public comments mentioned in paragraph 11, the Planning Department has no
objection to the application.

13.2  Should the Committee decide to approve the application. it is suggested that the
permission shall be valid until 4.5.2022. and after the said date. the permission
shall cease to have effect unless before the said date, the development permitted is
commenced or the permission is renewed. The following conditions of approval
and advisory clauses are also suggested for Members® reference:

Approval conditions

(a)

()

©

()

(=)

®

TYST 8704

submission and implementation of a revised Master Layout Plan taking into
account the approval conditions as stated in paragraphs (b) to (g) below to
the satisfaction of the Director of Planning or of the Town Planning Board:

the submission of a revised Traffic Impact Assessment (TIA) and
implementation of the traffic mitigation measures identified therein to the
satisfaction of the Commissioner for Transport or of the Town Planning
Board:

the submission and implementation of a revised run in/run-out proposal to
the satisfaction of the Director of Highways or of the Town Planning Board;

the submission and implementation of a revised landscape proposal to the
satisfaction of the Director of Planning or of the Town Planning Board:

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

the submission and implementation of a drainage proposal to the Director of
Drainage Services or of the Town Planning Board: and

-20-

the submission and implementation of water supplies for firefighting and
fire service installations proposal to the satisfaction of the Director of Fire
Services or of the Town Planning Board.



TPB



[Open Meeting (Presentation and Question Sessions Only)]

A/YL-TYST/870 Proposed Social Welfare Facility (Residential Care Home for the
Elderly) in “Comprehensive Development Area™ Zone. Lots 398 RP
(Part) and 404 in D.D. 121. Tai Tao Tsuen, Hung Shui Kiu, Yuen Long
(RNTPC Paper No. A/'YL-TYST/870A)

166. The Secretary reported that the application was submitted by Orient Talent
Limited. which was a subsidiary of New World Development Company Limited (NWD),
with Ove Arup & Partners Hong Kong Limited (Arup), WCWP International Limited
(WCWP), MVA Hong Kong Limited (MVA) and Ramboll Hong Kong Limited (Ramboll) as
four of the consultants of the applicant. The following Members had declared interests on

the item:

Mr Ivan C.S. Fu - having current business dealings with NWD,
Arup. MVA and Ramboll and having past
business dealings with WCWP:

Mr Stephen L.H. Liu - having past business dealings with NWD:

Dr C.H. Hau -  being a principal lecturer and programme
director of the University of Hong Kong (HKU).
K11 Concept Limited of NWD had been
sponsoring his student leaming projects i HKU
since 2009: and

Mr K K. Cheung - having past business dealings with Automall
Limited. which was a subsidiary of NWD and

-118 -

his firm having cwrent business dealings with
Arup.

167. The Committee noted that Mr Ivan C.S. Fu and Mr Stephen L.H. Liu had already
left the meeting. The Committee agreed that since the interest of Dr C.H. Hau was indirect
and as Mr K.K. Cheung had no involvement in the application, they could stay in the

meeting.

168. The Committee noted that six replacement pages (pages 11 and 12 of the Paper
and pages 2 to 5 of Appendix V) incorporating further comments from the Chief Highway
Engineer’New Territories West. Highways Department (CHE/NTW, HyD) were despatched

to Members before the meeting.



Deliberation Session

171.

After deliberation. the Committee decided to approve the application. on the

terms of the application as submitted to the Town Planning Board (TPB). The permission

should be valid until 4.5.2022. and after the said date, the permission should cease to have

effect unless before the said date, the development permitted was commenced or the

permission was renewed. The permission was subject to the following conditions:

“(a)

®)

the submission and implementation of a revised Master Layout Plan taking
into account the approval conditions as stated in paragraphs (b) to (g)

below to the satisfaction of the Director of Planning or of the TPB:

the submission of a revised Traffic Impact Assessment and implementation

©

(d)

(©

()

-120-

of the traffic mitigation measures identified therein to the satisfaction of the

Commissioner for Transport or of the TPB:

the submission and implementation of a revised mmn-in/mm-out proposal to

the satisfaction of the Director of Highways or of the TPB:

the submission and implementation of a revised landscape proposal to the

satisfaction of the Director of Planning or of the TPB:

the submission of a revised Noise Impact Assessment and implementation
of the mitigation measures identified therein to the satisfaction of the

Director of Environmental Protection or of the TPB:

the submission and implementation of a drainage proposal to the

satisfaction of the Director of Drainage Services or of the TPB: and

the submission and implementation of water supplies for firefighting and
fire service installations proposal to the satisfaction of the Director of Fire

Services or of the TPB.”

172. The Committee also agreed to advise the applicant to note the advisory clauses as

set out at Appendix V of the Paper.






	Slide Number 1
	Statutory Plan Index
	Slide Number 3
	Slide Number 4
	Covering Notes
	Slide Number 6
	Slide Number 7
	Covering Notes
	Slide Number 9
	Slide Number 10
	Notes
	Slide Number 12
	Notes
	Slide Number 14
	Notes
	Slide Number 16
	Notes
	Slide Number 18
	Slide Number 19
	Case Study
	Slide Number 21
	Slide Number 22
	Slide Number 23
	Slide Number 24
	Slide Number 25
	Slide Number 26
	Slide Number 27
	Slide Number 28
	Case Study
	Slide Number 30
	Slide Number 31
	Slide Number 32
	Slide Number 33
	Slide Number 34
	Slide Number 35
	Slide Number 36
	Slide Number 37
	Slide Number 38
	Slide Number 39
	Case Study
	Slide Number 41
	Slide Number 42
	Slide Number 43
	Slide Number 44
	Case Study
	Slide Number 46
	Slide Number 47
	Slide Number 48
	Slide Number 49
	Slide Number 50
	Slide Number 51
	Slide Number 52
	Slide Number 53
	Slide Number 54
	Slide Number 55
	Slide Number 56
	Slide Number 57
	Slide Number 58
	Slide Number 59
	Case Study
	Slide Number 61
	Slide Number 62
	Slide Number 63
	Slide Number 64
	Slide Number 65
	Slide Number 66
	Slide Number 67
	Slide Number 68
	Slide Number 69
	Slide Number 70
	Case Study
	Slide Number 72
	Slide Number 73
	Slide Number 74
	Slide Number 75
	Case Study
	Slide Number 77
	Slide Number 78
	Slide Number 79
	Slide Number 80
	Slide Number 81
	Slide Number 82
	Case Study
	Slide Number 84
	Slide Number 85
	Case Study
	Slide Number 87
	Slide Number 88
	Thank You

