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Application No. Y/SK-TMT/7

Comments from Government Departments (as at 25.11.2022)

Comments from District Lands Office/ Sai Kung, Lands Department (Contact Officer:
Mr. Raymond LAU; Tel: 2791 7014)

(i) thethree lots in the application site are old schedule agricultural lots held under
Block Government Lease which contains the restriction that no structures are
allowed to be erected without the prior approval of the Government. It is not
situated within any known village environ. No government land is involved.
According to our record, the respective site areas of the affected private lots are set
out as follows:

D.D. 256 Lot No. 36 Site Area
s.A 0.06 acre
s.B 0.06 acre
RP 0.31 acre
0.43 acre (1,740.14m?2)

(ii) as stated in the planning statement, the application site is of about 1,996m?2.
This Office cannot verify the site area at the moment. The applicant should make
sure that the site data quoted in the submission is correct. The applicant should

make sure that the site data quoted in the submission is correct;

(iii) our Office record reveals that some unauthorized structures have been erected
in the application site and lease enforcement action is being taken by our Special
Duties Task Force. Warning letters were issued on 27.11.2020 and registered in the

Land Registry requesting the registered lot owner to purge the said breach;

(iv) in view of the (iii), LandsD has reservation on the planning application since
there are unauthorized building works and/or uses on the lots which are already
subject to lease enforcement actions according case priority. The lot owner should

rectify/regularize the lease breaches as demanded by LandsD;



(v) asarelated issue, the planning statement remarks that the registered owner of
the application site is “Key Fortune Development Limited” whilst the applicant
claimed in the submission that he is now taking adverse possession of the site. The
applicant is hereby reminded that the land title of the application site should be

secured before placing his application to this Office to effect the proposal; and

(vi) subject to (iv) and (v) above and if the subject application is approved by the
Town Planning Board, the lot owner shall apply to this Office for a land exchange to
effect the proposal. However, there is no guarantee that such application will be
approved by the Government. Such application, if eventually approved, will be
subject to such terms and conditions including payment of premium and an

administrative fee as the Government considers appropriate at its discretion.
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Comments from Transport Department (Contact Officer: Mr. Thomas WANG; Tel:
2399 2224)

(i) itis noted that the current access to the application site is a substandard village

track. The application is required to submit the design of the proposed access road



leading to the site and its junction to Yan Yee Road for our further review;

(ii) the proposed parking provision, in particular the motorcycle parking spaces,
substantially exceeded the relevant requirements as stipulated in HKPSG. Please

review;

(iii) loading/unloading facilities area not proposed in this application. Please

review; and

(iv) the applicant is required to submit a layout plan to clearly indicate the location
of the proposed parking spaces, loading/unloading facilities, and access arrangement
to them accordingly;
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Comments from Water Supplies Department (Contact Officer: Mr. Simon WONG; Tel:
2152 5756)

The application site is located within lower indirect water gathering grounds where
proposed residential use is not permitted. He objects to the application.
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Comments from Highways Department (Contact Officer: Mr. M. L. LEUNG; Tel: 2762
4941)

No comment on the application subject to the following conditions:

(i) the applicant shall be responsible for construction of a proper vehicular run-
in/out arising from the captioned development. The design and details of the

vehicular run-in/out shall seek agreement from Transport Department; and

(ii) the applicant shall be responsible for maintenance of the proposed vehicular

run-in/out and driveway connected between the captioned development and Yan

Yee Road.
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Comments from Urban Design and Landscape Section, Planning Department

Landscape (Contact Officer: Mr. Leo LAM; Tel: 35653956)

(i) based on the aerial photo of 2022, the application site is situated in an area of
settled valleys landscape character predominated by woodlands and segmented
village houses at the “V” zones in the vicinity. Given the Site is surrounded by dense
vegetation and woodland, the proposed rezoning is considered not entirely

compatible with the landscape character of the adjacent environment;

(ii) with reference to the site photo record dated 11.11.2022 and the submitted
information by the applicant, noting majority of the applicant site area is hard-paved
and it is currently occupied by several temporary structures and existing vegetation.
Ornamental trees are observed within the Site and most of the existing landscape

resources observed within the Site are planted and maintained by the applicant;

(iii) the landscape information provided is considered insufficient to facilitate the

subsequent rezoning exercise, the applicant is reminded to provide the following



information on landscape impact assessment and proposed landscape treatments:

a. abroad assessment of landscape impact cause by the proposed development
on the surrounding area, as well as a broad brush survey with photos, species and
description on the general conditions and proposed treatments for existing trees /

vegetation within the Site;

b. proposed landscape treatments / mitigation measures including a planting
proposal with the indicative locations, estimated number of trees to be preserved /

planted; and

c. aconceptual landscape plan to illustrate the overall landscape design with

sufficient greening to be allowed for the proposed development.
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The following government departments have no comment on/no objection to the

application:



(i) Agriculture, Fisheries and Conservation Department

(ii) Chief Engineer/Mainland South, Drainage Services Department
(iii) Chief Engineer (Works), Home Affairs Department (HAD)

(iv) District Officer (Sai Kung), HAD

(v) Antiquities and Monuments Office

(vi) Electrical and Mechanical Services Department

Application No. Y/SK-TMT/7

Comments from Government Departments (Part 2) (as at 30.11.2022)

Comments from Urban Design and Landscape Section, Planning Department

Urban Design (Contact Person: Mr. Benjamin TUNG; Tel: 3565 3961)

(i) please indicate the location of the sunken garden ( “EXaRAT/EE]" ) and the
shared recreational and vehicular access space ( “EyiiLFAARELE K& PSR EH
AZEFERE” ) and their respective formation level (in mPD) on a layout plan or
sectional plan. Please also state or indicate the height of the proposed development

in mPD;

(i) insufficient information/material is provided in demonstrating the potential
visual impact from the development proposal. The applicant should make reference
to the Town Planning Board Guideline on Submission of Visual Impact Assessment for
Planning Application to the Town Planning Board (TPB PG-No. 41) in preparing the

supporting materials. Our specific comments are as follows:

(a) regarding figure P1, P2, P4, P6 and P9, instead of circling the broad location of
the application site, the exact extent of the site boundary should be marked clearly

on the photographs;

(b) in general, photomontage of the proposed development should be prepared
based on the latest site photos taken at the concerned viewpoints. Drawing 3DP1,
3DP2, 3DP3, 3DP4 are computer-generated images which are not at the same
location and at the human eye level as in figure P2, P4, P6 and P9 respectively, and

the surrounding features cannot be verified;

(c) even the proposed development may be screed by existing trees/shrubs, its

building/structure outline should be indicated in the site photomontage based on



figure P2, P4, P6 and P9 for our checking; and

(iii) without the abovementioned information and sufficient visualisation materials,

we are unable to ascertain the potential visual impact from the development

proposal at this juncture.
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Comments from Environmental Protection Department (Contact Person: Mr. Alan LI;
Tel: 2835 1114)

We have the following comments on the subject application:

Air Quality

(i) please address the air quality impact arising from the construction phase of the
project. In particular, please confirm that relevant mitigation measures under the Air
Pollution Control (Construction Dust) Regulation would be implemented to minimise
dust emission during construction phase. Please identify and determine the
separation distance between ASRs and the construction site and review whether
enhanced emission control measures shall be considered. A location plan of ASRs

should be provided;

(ii) for operational phase, the site would be affected by vehicular emission from
nearby road i.e Yan Yee Road. Provided that there is sufficient buffer distance
between the said road and ASRs of future development (in accordance with the Table
3.1, Chapter 9 of HKPSG), adverse vehicular emission impact can be avoided. In this
regard, please provide sufficient information e.g. TD's Annual Traffic Census, or other

confirmation/advice/other documentation from TD, to confirm the road type of



concerned road(s); discuss buffer distance requirement for vehicular emissions
stipulated under the HKPSG; and provide figure(s) to show the buffer distance
between the said road under the proposed development to demonstrate the

compliance with the relevant buffer distance requirement;

(iii) the applicant should conduct site survey(s) to assess and confirm if there are
any chimneys from nearby sources located close to the proposed development, i.e.
within a study area of 200m. Should any chimney(s), please discuss the buffer
distance requirement for chimney emissions stipulated under HKPSG (re. Table 3.1,
Chapter 9) and provide figure(s) to show the buffer distance between the identified
chimney(s) and the proposed development to demonstrate the compliance with the

relevant buffer distance requirement;

(iv) itis understand in the application that a sewage treatment plant will be
provided on-site under the proposed development, please discuss the relevant odour
control measures to be adopted to avoid odour emission affecting the ASRs of future
development. E.g. good housekeeping of sewerage collection systems to prevent the
development of anaerobic conditions; storage of screening waste in enclosed

containers; and adopt enclosed sewage treatment unit, etc.;

Water Quality
(v) please provide further information on the collection, treatment and disposal
method of the surface runoff/ wastewater generated from the proposed carpark

facility;

Land contamination

(vi) asthereis no coverage on waste or land contamination assessment in the
supporting document, Please provide further information with documentary
justifications to substantiate whether there is any potential land contamination issue
arising from the past and present land use activities on the proposed development
site (e.g. providing site's land use history, review of historical aerial photos, providing

site visit photos and identification of any potential contamination sources, etc.);

Sewage

(vii) as there is no readily available public sewerage in the vicinity of the subject site,
it is understand from the planning application that the treated effluent would be
directly discharged to nearby stream and reused on-site for flushing and irrigation

purpose. In this connection, please confirm whether such arrangement would



involve the re-use of treated sewage effluent or greywater effluent. Please note that
activity for the re-use of treated sewage effluent from a treatment plan is considered
as a Designated Project under item F.4, Part 1 of Schedule 2 of the EIAO. Under the
EIAQ, the applicant shall apply to the DEP for an Environmental Permit for the

construction and operation of a Designated Project; and

In view of the above, the environmental acceptability of the proposed development

in meeting HKPSG is yet to be confirmed.
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Comments from Government Departments (Part 4) (as at 14.12.2022)

Comments from Buildings Department (Contact Person: Mr. YU Wai-tak; Tel: 2152
2558)

No in-principle objection under the Buildings Ordinance (BO) to the application

subject to the following comments:

The applicant’s attention is drawn to the followings:-



(a) unless the proposed site abuts on a specified street complying with the

requirements under Building (Planning) Regulations (B(P)R) 18A(3) and not less than

4.5m wide, the development intensity of the site, where applicable, should be

determined by the Building Authority under B(P)R 19(3);

(b) emergency vehicular access, where applicable, should be provided to the

proposed building in compliance with the B(P)R 41D;

(c) every domestic building within the site shall be provided with an open space

complying with the Second Schedule under B(P)R;

(d) service lane should be provided in accordance with B(P)R 28;

(e) all unauthorized building works/structures, if any, should be removed according

to the provisions of the BO;

(f) before any new building works are carried out on leased land, prior approval

and consent from the Building Authority (BA) should be obtained, otherwise they are

unauthorized building works (UBW). AP must be appointed to coordinate all new

building works in accordance with the BO;

(g) the applicant should provide documentary proof of ownership or realistic

prospect of control of the land forming the site when submitting new general

building plans of any proposed new building;

(h) PNAP APP-2 and PNAP APP-111 will be referred to when determining exemption

of GFA calculation for car parking spaces;

(i) the applicant’s attention is also drawn to the policy on GFA concessions under

PNAP APP-151 in particular the 10% overall cap on GFA concessions and, where

appropriate, the SBD requirements under PNAP APP-152. Please refer to JPN No. 1

regarding the criteria and conditions for exempting the balconies from GFA and SC

calculations;

(j) the applicant is advised to seek EPD’s comments regarding the sewerage

treatment facilities and sludge removal method; and

(k) detailed comments will be given during general building plans submission stage.
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Comments from Government Departments (Part 5) (as at 10.1.2023)

Comments from Fire Services Department (Contact Person: Mr. WAH Herbert; Tel:
2733 5844)

no specific comment on the rezoning application;

as for the proposed development, please be advised that | have no objection in
principle to the proposal subject to water supplies for firefighting and fire service

installations being provided to the satisfaction of the Director of Fire Services;

detailed fire services requirements will be formulated upon receipt of formal

submission of general building plans; and

nevertheless, applicant is advised to observe the requirements of EVA as
stipulated in Section 6, Part D of the Code of Practice for Fire Safety in Buildings
2011, which is administered by the Buildings Department.
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