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Draft plan to which the comment relates:

230314-120333-48389
24/03/2023
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4§64 Mr. LauKa Yeung

S/KC/31

BREHE

Details of the Comments:
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Representation No: |Details of Comments:
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FR3Z R

Date and time of submission:
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Full Name of "Commenter";

230324-234109-61743
24/03/2023
24/03/2023 23:41:09

#e4 Mr. KONG TIN LONG

MEREAEAL 24
Full Name of " Authorized Agent™:

5w RABBRRY IR

Draft plan to wluch the comment relates:

S/KC/31

BRI

Details of the Comments:

[FRER Bk
Representation Nos{Details of Comments:

TPB/R/S/GCI31-2

B A g — 37
-+ IR T

Oppose to captioned representation. Developing S buildings in the urban fii
nge at the cost of destruction of a ¢entury old village, dislocation of residen
ts, irrevacable ecological impacts, loss of urban back gatden for recreation,

negatwe traffic impacts to existing residents, ddes not justify the developm
ent as in the benefits of Hong Kong

The green belts should maintain an assumption against development. Instea
d, the government shiould point its eye to the abundant brownfields located

in the flatlands of Yuen Long/Notthern District.as a part of its "Northern M
euopol:s plan”, which provides better facilities and comprehensive area pla
nning then 5 buildings pinned in the hills,

TPB/R/S/KC/31-3

ATE-37H ¢ BEINE
PIEEIR A LA »
LR

Oppose to relevant te representation. This gentlemen has completely wrong ¢
oncepts about population. Adding 5 buildings bring new population, but wi
thout comprehensive planning there would be no integration with the existi
ng areas. Shek Lei area is already suffering in traffic congestions, lack of re
creational facilities (Government promised recreation complex/sprots centr
e at current site of Shek Foon House, but plans already forgone), and now ¢

ven adding more populat:on to compete for community resources with exis
ting resndents‘? '

Instead of comprehensive traffic plannin 4 such as constructing the "Kwai C
hung Circumferential Road" as detailed in the Kwai Chung OZP, the gover
nment cemmitted to only doing just minimal modifications at road junction
s which are already fully over-capacity at the moment.

nghway Department claims that after these nodification work, traffic volu
me. is at an acceptable level, but if one person, anyone in this Town Plannin
g Board would go to the area to inspect on a typical work day morning, wil
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[ find hundreds of metres of queues of cars in the narrow streets of Shek Le
i, -

All and all, in no way is the new development bﬁ'nging advantages to the ¢

- fommunity. It is bringing turbulence to existing community, competeing for

resources, leading to worsening living quality for both old and new resident
s, thus I cannot see how the new community would blend with the existing
to be more harmonious, liveable or lively.
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Date and time of submission:

Full Name of "Comumenter':
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Full Name of "Authorized Agent":

Draft plan to which the comment relateS‘

Details of the Comyments:

230323-110839-10077 —
24/03/2023
23/03/2023 11:08:39

428 Mr. Kwok Ching Laam

S/KEAI

E =L lDﬁ RERE
Representation No: {Details of Comments:

[ totally support the Representaﬁoﬂ Nos. 7-13.

Alongside the professional comments from the above representations, I 2
m writing to object the proposed amendment item Al — A3 by auguring a
bout the procedural impropriety of conducting the preliminary landscape a
md visual impact assessment (PLVIA).

[While I understand that the report for Landscape and Visual Impact Asses
sirent has not fully been disclosed from the public, the PLVIA in the attac
hment 5 - Interim Report on Viability of the Development (IPVD) was ov
ersimplified and NOT conducted in accordance with the TPB PG-No. 41 -
Guidelines on submissions of Visual Impact Assessment for Planning Ap
rplications to the Town Planning Board.

Here is the summary of the guideline;

» The Town Planning Board (TPB) guideline for conductmg visual impact
assessment (VIA) in Hong Kong provides a framework for assessing the p
otential visual impacts of proposed developments on the surrounding land
scape and built environment. It aims to ensure that proposed development
s are assessed in a transparent and rigorous manner, and that the potential

visual impacts on the surrounding envuonment and community are carefix
ity considered and addressed.

* It outlines the key principles and methodology for conducting a VIA, inc
[iluding deﬁmng the visual assessment area (i.€. zone of visual influence), t

(1"10
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(%

e identification of key viewpoints, appraisal of visual changes by four fa
tors (namely visual composition, visual obstruction, effect on public vie
ers and effect on visual resources), and the use of visual illustrations to a|
sess the potential impacts of a proposed development.
» The guideline also provides guidance on the preparation of VIA reports,
including the content and format of the report to facilitate public consultat
ion and stakeholder engagement.

.{However, the above PLVIA in the attachment 5 was clearly in 'contrary to

the TPB gmdelme as follows:

» The fethodologies of the PLVIA for assessing the visual 1mpact has not

been clearly stated.

* While the PLVIA is reporied that key visual sensitive receivers (VSRS)

have been identified, it did not properly mention who are the VSRs being

: Jappnsed in the whole report.

: « The zone of visual influence or visual envelope has not been clearly defi

support the Represent|ned. The authority did not provide any figures to supplement it.

ation Nos. 7-15 « The PLVIA did not give any elaborations or descriptions to justify the re|
_ . sults given in the summary table 7.1 in the attachment 5. It is doubt wheth

ey the report has been assessed properly based on the four factors (namely

visual composition, visual obstruction, effect on public viewers and effect

on visual resources). :

Fn light of the above, it is evident that the PLVIA failed to provide a comp
rehensive assessment in accordance with the TPB guideline. This constitu
tes malpractice and was conducted in an unprofessional manner. I urge th
e subject offices of UD&L and DPO in the Planning Department to critica
lly re~examine the above substandard assessment mentioned above. I sugg}
est the officers may wish to refer to the recent PLVIAs conducted during ¢
he amendment of OZPs such as the Kam Tin North Outline Zoning Plan
No. S/YL-KTN/9. Based on the above, I respectfully request the Board to
laccept my comments and withdraw the proposed Amendment Item Al-A

" 3. Thank you for your attention.
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Date and time of submission:

230323-110839-10077
24/03/2023
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BERA, &4 : 44 Mr. Kwok Ching Laam

Full Name of "Commenter'":

FRERIERE A, &4 |
|| Full Name of “Authorized Agent":

BT R A Ay R /KA

Draft plan to which the comment relates:

BREEE
Details of the Commaents:
|Coie e —

Representation No: [Details of Comments:

[ totally support the Représentation' Nos. 7-13.

Alongside the professional comments from the above representations, Ia |
m writing to object the proposed amendment item Al — A3 by auguring a
- {bout the procedural impropriety of conducting the preliminary landscape a

nd visual impact assessment (PLVIA). :

While I understand that the report for Landscape and Visual Impact Asses
isment has not fully been disclosed from the public, the PLVIA in the attac| |
hment 5 - Interim Report on Viability of the Development (IPVD) was ov
ersimplified and NOT condueted in accordance with the TPB PG-No. 41 -
Guidelines on submissions of Visual Impact Assessment for Planning Ap

plications to the Town Planning Board.

Here is the summary of the guideline:

* The Town Planning Board (TPB) guideline for conducting visual impact
assessment (VIA) in Hong Kong provides a framework for assessing the p
otential visual impacts of proposed developments on the surrounding land
scape and built environment. It aims to ensure that proposed development | |
s are assessed in a transparent and rigorous manner, and that the potential |
visual impacts on the surrounding environment and community are carefu
[y considered and addressed. | :

* It outlines the key principles and methodology for conducting a VIA, inc
[luding defining the visual assessment atea (i.e. zone of visual influence), t
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1e identification of key viewpoints, appraisal of visual changes by four fa
tors (namely visual composition, visual obstruction, effect on public vie
ers and effect on visual resources), and the use of visual illustrations to al
sess the potential impacts of a proposed deveiopment.

* The guideline also provides guidance on the preparation of VIA reports,
'ncludmg the content and forinat of the réport to facilitate pubhc consultat
ion and stakeholder engagement.

[However, the above PLVIA in the attachment 5 was clearly in contrary tQ
the TPB guideline as follows:

« The mhethodologies of the PLVIA for assessing the visual impact has not
been clearly stated. :

« While the PLVIA is reported that key visual sensitive receivers (VSRs)
have been identified, it did not properly mention who are the VSRs being
-lapprised in the whole report.

* The zone of visual influence or visual envelope has not been clearly defi
support the Representined. The authority did not provide any figures to supplement it.

ation Nos. 7-15 » The PLVIA did not give any elaborations or descriptions to justify the re
sults given in the summary table 7.1 in the attachment 5. It is doubt wheth
er the report has been assessed properly based on the four factors (narnely
visual composition, visual obstruction, effect on public viewers and effect
on visual resources).

[n light of the above, it is evident that the PLVIA failed to provide a compf
rehensive assessment in aceorddnce with tlie TPB guideline. This constitia
tes malpractice aind was conducted in an unprofessional manner. I urge th
e subject offices of UD&L and DPO in the Planning Department to critica
lly re-examine the above substandard assessment mentioned above, 1 stigg
st the officers may wish to refer to the recent PLVIAs conducted during t
he amendment of OZPs such as the Kam Tin North Outline Zoning Plan
No. S/YL-KTN/9. Based on the above, I respectfully request the Board to
accept my comunents and withdraw the proposed Amendment Ttem AL-A
3. Thank you for your attention.
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Rz IR

Deadline for submission: 2410312023

HE3E H BB

Date and time _of submission: 24/03/2023 00:53:03

TRERA 24

Full Name of "Commenter":

CHOSRIREEA D 24
.| Full Name of "Authorized Agent':
7% RARBRRY BI

Draft plan to which the comment relates:

SELE Mr. Au Yeung Yat

S/KC/31

BRI

Detdils of the Comments:

EEREL EdEEE
Representation No:|Details of Comments:

{{ support the relevant Representation(s) and object to the proposed amend
ments in S/KC/31 to rezone sites from “GB” to other uses (Items Al — A3).

| High Ecologicat Value of the Sites ‘ :
The sites under consideration ate presently designated as "Green Belt" zone
s and are abundantly vegetated with natural streams. As highlighted in the
EcolA report submitted in conjunction with the proposed amendments, spe
cies of onservation iriterest have been recorded within the Project Area an
d they are ither protected locally or in the mainland China, or listed in the

* TUCN Red List and the latest Red List of China. It is important to note, ho
wever, that the baseline study covered only the wet seasan, the biodiversity
of the dry season was largely ignored. Further site visits condueted by HK
BWF during the dry season have revealed additional species of conservatio
n interest. Without 4 complete basefine survey encompassing both the dry a
nd wet seasons, it is possible that the results of the EcolA may not provide
{a comprehensive and impartial view of the ecological value of the sites.

In view of the proximity of the sites to the neacby Kam Shan Country Park,
the sites shall be treated as an integral part of the green area in the district,

With reference to the 1252nd Meeting of the Town Planning Board, a majo
rity of the members of the Board expressed concerns over the Proposed A

mendment [tem G, it was said that the rezoning for residential development
. (would affect the intégrity and the buffer function of the entire stretch of “G
B" zone adjacent to the popular Ma On Shan Country Park, and would affe
ct a strearn within the site. The situation for S/KC/3 | mirrors this case clos
ely. The green belt area serves as a vital buffer area between the developed
atea and Kam Shan Country Park and the proposed rezoning of the green b
elt area info high-rise residential buildings would result in permanent loss i
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n the natural habitats and_jeopac_di;e its buffer function. The Board shall pr
ovide sound evidence and justification to persuade the public and all the sta
[keholders that the situation in $/KC/31 is notably different from that in S/
MOS/23 should the proposed amendments are to be approvéd eventually,

The proposed amendments also violate the planning intention of “GB” as la} |
id out in the OZP, which is to safeguard the existing natural environment fr

; 217, [om encroachment by urban type developmetit. The proposed rezoning from
%Eg;ﬁj/gﬁgg i:g’ “GB™ to residential usés is utidoubtedly a clear example of encroachment i
TPR/R/SIKC/3 '1-1.6- nto the existing natural environment by urban type development which clea
TPR/R/S/KCS 1_11; tly contravenes the general presumption of the OZP. :
ggﬁgﬁgﬁt}i’ | Alternatives sites for public housing _
TPR/R/S/KC/31-1 53 As highlighted in_ several r.clev_ant Representations, there are a!tcmatix:e site
TPR/R/S/K OS2 1_97f s within and ogltsnde the District that could be u‘tilize.d for public housing in
TE"B /R/'S /KC /31-2, 4’ hiort and medium-term. The proposed residential buildings in Amendment
3 [tem Al are not scheduled for completion until 2034, raising doubts as to w|

: hether this site can effectively address the housing shortage in the near futu

re, particulatly when there are large-scale development projects such sis No
rthern Metropolis. in similat time frame to provide plenty of land for develo
pment. It is worth noting that a Planning Application (Y/TY/2) has been pr
oposed recently, which could provide over 15,000 housing units. The site f
or the proposed public housing in Y/TY/2 is basically a sizable flat and idle
land which could be converted fo construction sites immediatély, presentin
{8 a potentially more cost-effective and efficient alternative to develop publi
¢ housing units thete as an altgrnative without the need to destroy the green
belt areas in Amendment [tems Al — A3. :

‘ Maintaining and cherishing the existing lifestyles of villagers and residen
ts nearby

" {The villagets of Shek Lei Hang Village and other affected villages haye per
severed and maintained their original lifestyles in the face of countless chal
lenges over the course of several decades. The rightful needs of the villager
s shall also be acknowledged and respected. They are deeply connected to t
he land here and their homes are basically their roots. I implore the membe
vs of the Board to read the interviews with the villagers anid scholars like Pr
of. M.K.. Ng, e.g. the ones publishied by Ming Pao Weekly at https:/fwww.
mpweekly.com/culture/fh @ /TSGR -FREE T ER BRI s -HHE BB

» #FHIY , inorder to understand their stories and also the expectations on t
hie people-oriented town planning process by the public and scholars. We al
| share the same aspiration, which is to build a better Hong Kong for the cu
rrent and future generations by bringing about a better organized, efficient
and desirable place to live and work. :

Given there are alternatives available which could sighificaiitly reduce the i
mpact on the existing residents without compromising land supply in the sh
ort and medium term, I sincerely hope that the members of the Board could
reconsider if there Is a pressing and overriding need to rezoné the GB area i
n S/KC/31 and uproot the existing settlemients and natural environment for
the time being. Instead, we should explore to strive to preserve these areas f]
or the benefit of future generations, so that they too can experience the bea
uty and tranquility of this land that has been cherished for so long by those
who call it home.
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KWAI CHUNG OZP NO. S/KC/31
24/03/2023 21:56

Ta: . 't'pbpd‘<lbbpd@plana.gov.ﬁk>
File Ref;

KWAI CHUNG GZP NO. $/KC/31

Dear TPB Members,

The Green grou;ﬁs have provided significant additional data that debunks the
Ecological Impact Assessment and othet reports. Of course these reports
commissioned by the developer ate designed to undermine the ecological
importance of a chosen site 0 justify the proposed developient.

Members have a duty fo carefully study and take into consideration the issues
raised. :

Most relevant information is cellated in-the first batch of material.

QUESTION THE JUSTIFICATION FOR DEVELOPING SO MANY UNITS

" Abuse of PH units has not been addressed. While there are hundreds of officers

investigating NS ho dedicated team has been set up to look into this issue that
would free up probably thousands of units.

Most HK people know folk living in PH whio own properties and have cash stashed
away or invested elsewhere. Many units are used for storage or as accommodation
for domestic helpers. -

Recent revelations brought to light by the recent ‘murder for property’ case have
focused attention on the lack of supervision with regard to the income leve! of
tenants. Once folk-have got their knees under the PH table they are set up for life,
regardless of improvements in their income levels.

The population is SHRINKING both here and on the maintand

There ate thousands of empty units.on the mainland — even in GBA developers

- have unfinished projects. Many of the developers in financial difficuities are
‘ Guangdong base, Country Garden, Evergrande, Vanke, etc

Emigration is growing

Interest rates are rising and the economy is slowing down. Property as an
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investment is no longer an attractive proposition

' Twenty years ago we had a similar situation that led to the sale of assisted housing
units to private developers. We should learn lessons from history.

Formerly called Hunghom Pemnsula ({[‘%ﬁfi%) and built on the reclaimed land of
Hiung Hom Bay, it was an HOS estate comprising 2,470 flats completed by the
Hong Kong government in 2002

Since the government decnded to suspend the scheme, Hunghom Peninsula was
‘sold ta Sun Hung Kai Properties and New World Development in Feb 2004,

The decision to negotiate with the developer on a lease modification te allow sale of
flats in the open market should not be viewed in isolation, but should be considered
as part and parcel of the re-positioned housing policy announced in Nov 2002
amidst the then unstable property market which was hard hit by the serious
Imbalancé between flat demand and supply and the negative equity.

IN VIEW OF THE CONSTANT CALLS TO INTEGRATE WITH GBA THE HK
ADMINISTRATION SHOULD CONSIDER TAKING OVER SOME OF THE
DISTRESSED GBA PROJECTS TO'HOUSE SOME OF THE 150 PER DAY ONE
WAY PERMIT HOLDERS WHO COULD GAIN HK CITIZENSHIP BUT CONTINUE
TO LIVE AND WORK ON THE MAINLAND.

RETIREES WHO PREFER TO LIVE ON THE MAINLAND COULD SWAP THEIR
UNITS HERE FOR ONE ON A DEDICATED HK MANAGED ESTATE COMPLETE
WITH THE FACILITIES THAT CAN BE FOUND ON A PH ESTATE HERE.

NOT ONLY WOULD THIS PROVIDE A SWIFT SOLUTION, IT WOULD ALSO BE
COST EFFICIENT AS THE DEVELOPERS WOULD LIQUIDATE AT COST. IT
WOULD ALSO BE AN ENVIRONMENTALLY FRIENDLY SOLUTION, INSTEAD
OF DESTROYING HABITAT AND CHOPPING DOWN TREES IT WOULD UTILIZE
TOWERS ALREADY UNDER CONSTRUCTION THAT COULD BE DEMOLISHED
IF NO USE IS FOUND FOR THEM. THIS IS TOTALLY COMPATIELE WITH THE
PLEDGES MADE BY BOTH THE CENTRAL AND LOGAL GOVERNMENTS TO
REDUCE WASTE AND CLEAN UP THE ENVIRONMENT.

THAT THE FTU, A PARTY THAT COULD NEVER BE ACCUSED OF HAVING ITS
FINGER ON THE PULSE OF SOCIETY, HAS RECENTLY SUPPORTED THIS
PROPQOSAL IS AN INDICATION THAT IT SHOULD BE CONSIDERED

PlanD and Housing Authority continue to insist that "Government has beeri
increasing housing [and supply through a multi-pronged approach”. However the
only approach evident so faris the easy solution REZONE REZONE REZONE.

There has not been a single initiative put forward other than Rezone. Regrettably
there is no incentive to explore other solutions now that the administration can ram
through whatever plans it wants as TPB will not dare to overturn the applications and
Legco will rubber stamp the expenditure without question. [t is appalling that no



member of the Finance Panel attends meetmgs on developments that will cost
billions of dollars.

Members of the board have & duty fo the community that has been underlined by a
number of JR decisions to ‘look onto matters’ and provide an independent outtome.

Mary Mulvihill
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Details of the Comments: :
RS R

Representation No:|Details of Commients:

[ object to all proposed amendments. Rezoning the site from GB fo resident
tal is not within the. planning intention and would lead to an irreversible los]
s of high ecological value habitat with over 2,500 trees, woodland and natu |
ral streams. This Green Belt zone buffers the country park from urban spra
wl and provides a passive enjoyment area for the public. Please refer to the
miany detailed objectcions of environmental concern groups and NGO's tha ]
t have been submitted in responsé to the application.

tems Al-3,B,C &
D .
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Dinission:

3+ Ms. Wong Yu Ling

the comment relates: S/KC/31

Details.of the Comments:

FHIARS

Representation No:

B RarH

Details of Comments:

A2, A3

Jvillage. It will also lead to social displacement and affect the amenity of co

[t is a greenfleld site of ecological value near the Kam Shan Country Park a
nd the villages. The proposed development will adversely pose impacts on
wildlife and natural environment, as well as the local residents living in the

Immunity as a whole.

B.C

The high-rise buildings is detrimental to the surrounding air flows, quality
and dispersion patterns. The proposed development will worsen the probie
m of poor air ¢irculation in the whole estate. On the other Land, during the
construction of the buildings, it will cause noise and air pollutions, which wi
ill definitely affect the health of existing residents nearby. The new resident

ial buildings will also aggravate the traffic pressure to the neighbourhood,
which is nearly full of capacity.

Shek Lei Fang: Village.is a high historical value buildings in the neighbour
hood. The residents need more recreational space but not demolish the "ho
me" they are living. The proposed development will cause overlooking and
overbearing effects on the community and the surroundings, and thus harm
the residential amenity function.
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