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Amend [573% Support [The Explanatory Statement (ES) of OZP No. S/FLN/3 has not reflected
ment It the planning intention of the "OU(Logistics Facility)" zone as a whole. I
em A o t is mentioned in para. 4.2 of RNTPC Paper No. 5/22 that the "OU(Logi
fOZP stics Facility)" site is proposed for development of multi-storey building
[No. S/F s for logistics facility with a view to housing brownfield operations in th|
LN/3 e territories, but this has not been specified in the ES. It is very difficult

to identify suitable site for displaces brownfield operations. Given that t
he "OU(Logistics Facility)" site is to cater for the displaced brownfield |
operations affected by government projects, it should be clearly stated i
n the ES of the OZP where appropriate.
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SCMP --Is Land Estimate of 1,200 Hectares Enough to Solve Hong Kongs Future Needs (April 16, 2018).pdf

Please find the first 4 digits of my HKID for reference:-
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Sent: Tuesday, December 13, 2022 4:39 PM

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

Subject: Fanling North OZP / Plan S/FLN/2 (December 2022)

Dear Town Planning Board,

| oppose the following items for the reasons set forth below.

ltem A: Oppose rezoning GIC to Logistics Facility--deficit of G/IC in OZP.

Item B: Oppose rezoning GIC—deficit of G/IC in OZP.

Item E1: Oppose rezoning GIC to OU—deficit of G/IC in OZP.

| note that “[o]n 20 December 2013, the draft Fanling North OZP No. S/FLN/1 was exhibited for
public inspection under section 5 of the Ordinance. A total of 21,117 valid representations and a
total of 6,007 valid comments were received. After giving consideration to the representations and

comments on 28 and 29 April 2015, the Board decided not to propose any amendment to the draft
OZP to meet the representations.”

In general, members of the public do not often comment on planning matters. The fact that over
27,000 representations and comments were received is important and noteworthy. Members of the
public who are familiar with the area spent time and effort to provide valuable feedback on the
future plans for this area. This information should have been more carefully considered. The content
of the information provided by the public should have been incorporated into the draft OZP, rather
than completely disregarded.

| further note that in 2018, the government increased the per capita provision of G/IC to 3.5 square
meters per person for the provision of hospitals, educational facilities, community halls, etc. This
0ZP is sorely deficit in the provision of G/IC space, providing only 1.29 square meters of G/IC space
for the planned population of 95,300. While the provision of schools is commendable, there is no
mention of elder care and health care facilities to accommodate Hong Kong's elderly population,



which is set to rise from 15% in 2014 to 33% in 2064. The G/IC allocation in this OZP should be
materially increased to plan for the elderly population in this area. In addition, the outdoor space,

building designs, pedestrian walkways and other facilities should also be tailored appropriately to
accommodate the elderly population.

Sincerely,
Melanie Moore

Hong Kong



Source;

l I South China Morning Post https://scmp.com/news/hong-kong/economy/article/2141789/land-
estimate-1200-hectares-enough-solve-hong-kongs-future

Hong Kong/ Hong Kong economy

Is land estimate of 1,200 hectares enough to solve Hong Kong’s future needs? No,
experts say

Task force members warn factors not considered include the need for health care facilities for the ageing
population and flats to attract foreign talent

Olga Wong

+ FOLLOW

Published: 9:03am, 16_Apr, 2018 ~ || Why you can trust SCMP

Members from a task force on land supply say government bureaus did not
consider many other needs when coming up with the land projection. Photo: Roy
Issa

Government projections of Hong Kong’s future land needs are being severely underestimated, experts warn.

Members on the land supply task force have questioned if the 1,200-hectare (3,000 acres) estimation by the
Planning Department was adequate.

They spoke ahead of a public consultation where Hongkongers will be asked to choose to identify at least 1,200
hectares of land — equivalent to 342 Taikoo Shing estates — to address the city’s housing shortage and drive
economic development in the next three decades.

The consultation, which will last five months, is expected to kick off on April 26 — but task force members said
the projections have excluded a long list a key needs. ‘

Four of 17 proposals to boost Hong Kong’s land ?
supply for new homes can yield results in 10 years, s
task force chief says . ;

28 Mar 2018



Taikoo Shing residential blocks. Photo: Nora Tam

Other factors not taken into consideration included the need for affordable and quality flats to attract overseas
talent and lure back second-generation Hongkongers who moved overseas decades ago. The government is
targeting both groups as the city’s workforce ages and shrinks.

According to authorities, a total of 4,800 hectares of land is the minimum requirement — with 3,600 hectares
already identified — and so the city faces a shortage of 1,200 hectares.

Task force considers plan to build podium housing '
over Hong Kong roads and railways

13 Feb 2018

But task force member Stephen Wong Yuen-shan said: “To start a public debate based on 1,200 hectares is a

wrong approach. It’s not even in the right ballpark. Without enough land, it’s our next generation who will
suffer."

Wong, who is also deputy executive director of think tank Our Hong Kong Foundation, added: “Hong Kong has
developed seven to eight new towns in the past 30 years. But 4,800 hectares estimated for the next 30 years is
equivalent to the size of 1%/2 of Sha Tin towns only."



CUIIU WWVIHTHITITAIILY TULINUCIO VY v Tw

Land Uses

Demand
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res)

i'l Government uses* >100
g Education facilities >35
E Medical facilities™* <5
@ Recreation & leisure facilities >250
! Agricultural park 80
Regional open space >55
IEI Columbaria >75
@ Driving school about 4
@& Landfill extension >310
6 Sewage treatment works >130

* Mainly includes correctional institutions, reservoirs,
depots/storage areas of departments, police facilities, court
facilities and vehicle examination and drive test centres

** A Chinese medicine hospital and a testing centre

Source: Planning Department data

consolidated from government agencies SCMP

While the department report and the bureau both mentioned previously that the estimate of 4,800 hectares
was a ballpark figure and not exhaustive, Wong said the city would need 60 per cent more space just to catch
up with the per capita living space of Singapore at 270 sq ft per person, compared with 160 sq ft per person for
Hong Kong.

Another task force member, who declined to be named, said: “It’s ridiculous that the demand for land does
not take into account the rising demand for extra hospital beds when our society is having more elderly people
.. Itignores people’s wish to live in bigger homes too.

“To say the city will need at least 1,200 hectares of land is misleading. We need a clearer direction.”

It’s ridiculous that the demand for land does not take
into account the rising demand for extra hospital beds
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The report forms a key part of the city’s “2030 Plus” study which sets out the government’s territorial
development strategy for the next 30 years.

Official statistics show the burden on the city is set to increase as the proportion of elderly people is expected
to rise from 15 per cent in 2014 to 33 per cent in 2064.

The number of days elderly patients aged over 65 spend in hospitals is also six times more than younger
people on average.

Apart from making projections for various land uses, the Planning Department also reserves land for public
facilities when requested by the Development Bureau.

The task force member said they were surprised that less than five hectares were reserved for medical
facilities in the next three decades — a stark contrast to more than 75 hectares reserved for columbaria and
more than 35 hectares for education facilities.

The department said the land reserved for medical facilities would be used for a Chinese medicine hospital and
a testing centre.



Land shortage to be met by 2026
Land Lses Shortaee
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Land shortage to be met from 2026-2046
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Source; Planning Department SCMP
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Task force chairman Stanley Wong Yuen-fai confirmed that many members had said the land projection was
too conservative, but added: “I hope the public debate on 1,200 hectares can be a start, at least to address
short-term needs.”

To start a public debate based on 1,200 hectares is a
wrong approach. It's not even in the right ballpark
Stephen Wong, task force member

“It’s impossible for the task force to review each of the land use projections within a short period of time.
Some green groups also complained the government has reserved too much land for sewage treatment ... If the
public agrees that we should identify even more land, we can look for more options later,” Wong added.

In a reply to the Post, the department’s spokeswoman said the overall figure of 4,800 hectares was also an
estimate based on the best available information.



Stanley Wong, chairman of the Task Force on Land Supply.
Photo: Edward Wong

The department would increase the per capita provision of GIC space, referring to the amount of land
designated for government, institute and community uses, from 2.2 square metres per person to 3.5 square
metres per person. Such land use covers facilities such as hospitals, education buildings, community halls,
post offices and public mortuaries.

Asked whether land reserved for more health care facilities stemnimed from pressures of an ageing population,
the department said some new policy initiatives related to the growing number of elderly people were
proposed after the land projection.

The government would keep monitoring estimates of required land and make adjustments where necessary to
meet social needs and aspirations, the spokeswoman said.
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AMENDMENTS TO THE FANLING NORTH OZP NO. S/FLN/2

ltem A — 5.22ha Rezoning of a site in Area 3 to the west of Man Kam To Road from
“G/IC” and an area shown as ‘Road’ to “Other Specified Uses” annotated “Logistics
Facility” with stipulation of BHR 100Mpd / PR 7/ Development of multi-storey
buildings for logistics facility with a view to housmg brownfield operations in the
territories.

NO LAYOUT PLAN PROVIDED. THE VISUAL IMPACT HOWEVER INDICATES A
MONSTROUS WALL EFFECT. THE SITE [S CURRENTLY PARTIALLY WOODED
BUT NO INDICATION OF WHERE TREES WILL BE RETAINED, IF ANY.

item B — 3.27ha Rezoning of a site in Area 3 to the east of Man Kam To Road from
“G/IC” and an area shown as ‘Road’ to “OU(Bus Depot)” and heavy goods vehicle
parking with stipulation of BHR 60mPD / 7?7 PR.

AGAIN THE PLAN WOULD APPEAR TO BE FOR A NUMBER OF BUILDINGS BUT
NO INDICATION AS TO LAYOUT, WHICH, IF ANY, TREES WILL BE RETAINED,
ETC THE IMAGES INDICATE THAT IT WILL BE HIGHER THAN THE LOGISTICS
FACILITY?

Item C1 —2.15ha Rezoning of a site in Area 5 to the south of Ng Tung River from
“OU (Parking and Operation Facilities for Environmentally Friendly Transport
System)”, “G/IC” and an area shown as ‘Road’ to “Res (Group A) 5/ 2,400 Units /
with stipulation of BHR 110mPD / PR 4.55

NO LAYOUT PLAN, NO INDICATION AS TO WHAT RECREATIONAL FACILITIES
WILL BE PROVIDED, TREES, IF ANY, TO BE RETAINED, DISPOSITION OF
OPEN SPACE

Item C2 — 0.14ha Rezoning of a site at the southwest comer of Area 5 from "OU
(POFEFTS)" to “OU(Sewage Pumping Station)” with stipulation of BHR 15mPD.

NO IMAGES OF SHAPE, GREENING MEASURES, WILL ROOF TOP BE USED
FOR RECREATIONAL SPACE?

Item C3 — 0,76ha Rezoning of a site in the southern portion of Area 5 from “OU
(POFEFTS)" to “G/IC” W|th stipulation of BHR 8 stories. Sports/Leisure Centre and
RCP



NO IMAGES OF SHAPE, GREENING MEASURES, WILL ROOF TOP BE USED
FOR RECREATIONAL SPACE?

ltem C4 — 0,03ha Rezoning of the residual land of planned Road L7 in Area & from
an area shown as"Road’ to “Open Space”

PRESUMABLY THE COMMUNITY IS SUPPOSED TO BE GRATEFUL FOR THIS
TINY CONCESSION?

Item C5 — 1.15ha Rezoning of a site at the southwest corner of Area 6 from “R(A)2"
and an area shown as ‘Road’ to “R(A)6" with stipulation of 145mPD BHR / 1,900
Units / PR 8.5 (+30%).

A planned public housing site located at the southwest corner of Area 6 will be
combined with the adjoining area, which was originally planned for Road L7 and is
no longer required, to form a larger site for housing development’. Furthermore, to
allow more design flexibility and to include a planned Public Transport Interchange
(PTI) with other GIC uses in a “G/IC” site in Area 11, the building height restriction
(BHR) of this site is to be relaxed.

BUT THE GIC SITE (ITEM D) IS SEPARATE SO IRRELEVANT TO C5 AND
CANNOT BE QUOTED AS JUSTIFICATION FOR THE INCREASE IN HEIGHT.
THE NUMBER OF UNITS IS VERY HIGH FOR THE SIZE OF THE SITE. NO MLP

PROVIDED TO SHOW HOW IT CAN ACCOMMODATE RECREATIONAL
FACILITIES AND OS.

FROM THE IMAGES THERE WILL BE NO AT GRADE OS. THE EXTENDED
PODIUM OF THIS DEVELOPMENT PLUS ITEMS A, B AND C1 INDICATE A
NEIGHBOURHOOD WITH NO SOCIAL INTERACTION AT STREET LEVEL.
THIS IS NOT A NEW COMMUNITY BUT A SERIES OF WALLED COMPOUNDS

[tem D — 1.21ha Revision of BHR of a “G/IC” site in Area 11 from 5 to 8 stories.
Community facilities plus PTI

AGAIN NO DETAILS, RCHE ON TOP OF PTI?
Road Alignment.

Item E1 — 0,08ha Rezoning of a piece of land in Area 18 from “G/IC” and an area
shown as ‘Road’ to “OU (Amenity Area)”.

Iltem E2 — 0.11ha Rezoning of a piece of land in Area 18 from “O” and an area
shown as ‘Road’ to “G/IC”.

SO MORE LAND GIVEN OVER TO ROADS

[tem E3 — 0.64ha Rezoning of a piece of land in Area 19 from an area shown as
‘Road’ to “G/IC”. Reprovisioning of the North District Temporary Wholesale Market



for Agricultural Products and On Lok Mun Street Playground

HOW CAN TWO SUCH DIVERSE USES BE ACCOMMODATED? A WHOLESALE
MARKET OPERATION INEVITABLY GENERATES LOTS OF TRAFFIC FLOW,
IDLING ENGINES, POLLUTION AND ENVIRONMENTAL ISSUES, SMELLS,
VERMIN, ETC. SERIOUS CONCERNS WITH REGARD TO IMPACT ON BOTH
THE SAFETY AND HEALTH OF KIDS USING THE PLAYGROUND. AGAIN NO
PLAN PROVIDED TO ASSESS THE LAYOUT.

and the adverse impact should be able to be mitigated by providing high quality
open space in other nearby sites within the FLN development area

SO WHERE IS THIS OS TO BE PROVIDED, NO PROVISION IN THE ABOVE
ITEMS.

IMPACT REPORT CONCLUSION

9.1.1 The existing landscape features and general planning considerations have
guided the location of FLN NDA. The development of FLN NDA will lead to a
fundamental change in the character and extent of the existing views, and
change in visual amenity. Medium and long distance views of a rural landscape
characterized by low-lying traditional agricultural fields and village areas will be
replaced by a large scale, urban area with a strong vertical habit and views of the
uplands to the north of the Fanling / Sheung Shui urban area will also be
interrupted by the proposed new structures. However, given all the planning
considerations and careful implementation of the mitigation measures, most VPs
affected by FLN NDA development will experience Slight residual visual impacts
by year 10 of operation

9.1.2 Compared to the baseline, the newly proposed changes in FLN NDA involve -
the change of land use in Sites 4, 5 and 6 from GIC and Other Uses to Logistic
Facilities, Bus Depot and Public Housing. To accommodate the expected
population, there will be changes in building layouts and minor relaxation of
maximum BH in various areas of the site.

9.1.3 Given the proposed development involves minor land use changes for FLN
NDA in an existing rural area, it is inevitable that visual (and some landscape)
impacts caused by such development cannoft be fully reduced and remain at a
certain level at some locations even after implementation of all possible mitigation
measures. Nevertheless, most of the landscape impacts can be reduced to
slight and insignificant after the implementation and full establishment of -
mitigation measures. Care has also been taken to conserve the existing
agricultural land, ponds, marsh and wetlands by various mitigation measures and
minimize adverse impacts on landscape resources and character areas, such as
tree protection, preservation and transplantation as well as compensatory
planting and screen planting to buffer structures from views efc.

9.1.4 As a result of the development visual changes, other than at A1, A2, A4 and
F5, there are moderate to slight changes in magnitude of impact on all VPs.



Despite the change, the Residual Impact Significance upon Mitigation at operation
year 10 for A1, A3 and A4 is still expected to be Slight. The overall change in BH
and building layouts in FLN NDA are considered slight and would result in minor
obstruction of the VPs. The only relatively noticeable increases in BH are due to
the land use changes for Sites 4 and 6. It is expected that soft landscaping
measures such as screen planting, green roof, vertical greening and compensatory
planting will all be fully effective by year 10 of operation providing visual relief.
Significance Residual Impact will be reduced to moderate or slight. Moreover,
some soft landscaping in the open spaces surrounding the residential blocks will be
provided by planting significant trees and vegetation, as well as providing a water
feature, will also be significant in mitigating the visual impact.

SERIOUSLY, THE IMAGES SHOW THAT THERE WILL BE PROFOUND CHANGE
TO THE LANDSCAPE. MOST DISTRICT RIDGELINE VIEWS WILL BE
ELIMINATED. :

THE VENTILATION REPORT IS ALSO A CAUSE FOR ALARM, INDICATING THAT
THERE WILL BE A STRONG RELIANCE ON AIRCON AND INCREASED ENERGY
USE.

NOWHERE IN THE REPORT IS THERE ANY MENTION OF GLOBAL WARMING
OR OF THE PLEDGES TO REDUCE OUR CARBON FOOTPRINT. INSTEAD THE
WALL EFFECT IS TO BE INCREASED IMPACTING VENTILATION AND
INCREASING DEPENDENCY ON ENERGY CONSUMPTION

TREES
Tree Protection & Preservation

To limit visual impact on existing greenery, existing trees to be retained within
the Project Site should be carefully protected during construction and shall
make reference to the latest edition of Guidelines on Tree Risk Assessment and
Management Arrangement by DevB. Detailed Tree Protection Specification shall be
provided in the Contract Specification. Tree risk assessment shall be undertaken in
accordance with-“Guidelines on Tree Risk Assessment and Management
Arrangement” by DevB,

Compensatory Planting

Compensatory/new tree planting for all felled trees shall be provided to the
satisfaction of relevant Government departments. Required numbers and
locations of compensatory/new trees shall be determined and agreed separately
with Government during the Tree Felling Removal Application process under DevB
TCW 4/2020.

CANNOT FIND A COMPREHENSIVE OVERVIEW OF HOW MANY TREES
IMPACTED AND HOW MANY WILL BE ELIMINATED. THE REPORT IS NOTHING
BUT WAFFLE, NO CONCRETE PROPOSALS, NO DATA, JUST A LOT OF
SHOULD BE'S AND SHALL BE'S.



VENTILATION

6.2.4. To further minimize ventilation impacts on the surrounding built environment
and improve local wind performance of the NDA, it is recommended that the
following design measures to be considered at later detailed design stages. The
mitigation measures proposed / recommended would be further studied and refined
based on the development schemes of development sites at the detailed design
stage.
® Avoid long continuous fagades and face shorter frontages of proposed
buildings to the prevailing wind directions
® Minimization/Break down of podium bulk with small ground coverage or
adoption of podium-free design Reduce ground coverage by break down of
podium bulk or podium free design '
e Adopt empty bay design on the ground floor of podium or podium
gardens to enhance the wind permeability at pedestrian level
e Adopt terraced podium designs for. podia to enhance ventilation.
e Reference to the recommendations of design measures in the Sustainable
Building
e Design Guideline (SBDG) and Hong Kong Planning Standards and
Guidelines (HKPSG)
e Ensure building permeability equivalent to 20% to 33.3% of total frontal area,
with reference to PNAP APP-152
e Design the urban grids within the FLN NDA containing the Project Sites in
accordance with major prevailing wind directions
e Adopt full building/podium setbacks at feasible locations, with reference fo
PNAP APP-152,
e Incorporate greeneries (preferably tree planting at grade) covering no
less than 30% within the Project Sites

AGAIN LOTS OF WAFFLE BUT NO CONCRETE PROPOSALS. NO PLANS SO
NO WAY THAT MEMBERS OF THE PUBLIC CAN CHECK TO SEE IF SOME, OR
ANY, OF THE PROPOSALS HAVE BEEN ADOPTED

AVA Study Key Findings

According tfo the above table, it is observed that the average VR is similar at
sensitive receivers located in existing Fanling/ Sheung Shui new town area and
" nearby FLN NDA sites for both cases under annual and summer conditions. The
proposed scheme would not cause significant ventilation impact to the
existing built environment. Some of the sensitive receiver even show
improvement in VR due to the wind enhancement phenomenon done by the
development proposal in the study Sites.

SERIOUSLY, THE PROPOSED CHANGES ARE IN ADDITION TO THE ORIGINAL
PLANS THAT WILL TRANSFORM A LOW RISE DISTRICT INTO ANOTHER
MONGKOK, WITHOUT THE STREET LIFE, AND WE ARE TO BELIEVE THAT
THIS WILL ACHIEVE A BETTER ENVIRONMENT?

Traffic



In conclusion, the fransport and traffic assessment review has confirmed that the
proposed traffic improvement schemes, the highway and transport systems could
address the traffic demand from intensification of all housing sites under Remaining
Phase development of FLN NDA. The proposed minor relaxation of planning
parameters on the public and private housing sites in FLN NDA is technically
feasible from the ftraffic and transport point of view.

HAS THERE EVER BEEN A TIA THAT ADMITTED THAT TRAFFIC CONDITIONS
WOULD DETERIORATE? HOW COME ALL THAT ADDITIONAL
INFRASTRUCTURE WAS REQUIRED AT TKO? CLEARLY THE TIA HAD NOT
PROVIDED A GENUINE ASSESSMENT OF THE IMPACT OF THE MUCH
INCREASED POPULATION ON THE TRANSPORT GRID.

IN ADDITION THE LOGISTICS PARK AND BUS DEPORTS WILL GENERATE
THOUSANDS OF ADDITIONAL TRIPS BY LARGE VEHICLES. THIS CLOSE TO
RESIDENTIAL TOWERS.

NO MENTION OF SAFETY ISSUES AS PUBLIC TRANSPORT SHARES THE
ROADS WITH VERY LARGE AND HEAVY COMMERCIAL VEHICLES

This OZP is not a public consultation but rather a ‘here is what we intend to do broad
outline and the community will have to suck it up if the implementation leaves much
to be desired.

Mary Mulvihill
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