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Purpose

This paper is to:

(@) report to the Metro Planning Committee (the Committee) the results of the
consultation with the Tsuen Wan District Council (TWDC) on the draft planning
brief (PB) for the proposed comprehensive development at Tsuen Wan Town Lot
(TWTL) 393 (the Site) zoned “Comprehensive Development Area (7)”
(“CDA(7)”) on the Tsuen Wan Qutline Zoning Plan (OZP); and

(b) seek Members’ endorsement of the revised draft PB at Appendix | for the
provision of guidance for future development at the Site.

Background

2.1 On 17.1.2014, the Committee considered the draft PB for the “CDA(7)” site and
agreed that the draft PB was suitable for consultation with the TWDC. A copy of
the MPC Paper No. 1/14 and the minutes of the meeting are at Appendices Il and

111 respectively.

2.2 The major development parameters and planning requirements as set out in the
draft PB are summarized as follows:

Site Area

About 14,160m?

Proposed Uses
(Plan 4 in Appendix I)

Site A
Commercial development with not less than 1,300m?
public open space (POS)

Site B
Residential development

Maximum Gross Floor Area (GFA)

Total GFA : 99,120m*
(equivalent to a plot ratio of about 7 based on the above site
area)

Site A (for commercial development)
Not less than 59,755 m? shall be for non-domestic use

Site B (for residential development)
Not less than 39,365 m? shall be for domestic use
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Maximum Building Height
(Plan 4 in Appendix I)

Site A
150mPD (main roof level)

Site B
100mPD (main roof level)

Maximum Site Coverage

Not exceeding those stipulated in the Building (Planning)
Regulations

Urban Design Aspects

*  No-podium design.

. Provision of a 25m-wide wind corridor in the form of
non-building area (NBA) at the southern part of the
Site near Tsuen Wan Park (Plan 4 in Appendix ).
Subject to the findings of the Air Ventilation
Assessment (AVA) to be conducted by the
prospective developer and the Town Planning
Board’s (the Board) approval at the Master Layout
Plan (MLP) submission stage, the exact alignment
and width of the wind corridor may be varied.

e Building set back of 5m from Yeung Uk Road and
Ma Tau Pa Road (Plan 4 in Appendix I).

*  Building set back of 10m along the north-western site
boundary adjoining The Dynasty (TWTL 394) (Plan
4 in Appendix I).

e Carpark should be provided in the basement.

NBA

e Provision of a 38m-wide NBA aligned with Chung
On Street (Plan 4 in Appendix ).

e The NBA should be landscaped, provided, managed
and maintained by the developer at their own cost.
However, it is intended that the owner of the
commercial portion of the development should be
responsible for the future management and
maintenance of the NBA at their own cost.

e The NBA should be open to the public free of charge
at reasonable hours.

e No part of the 38m-wide landscaped NBA should be
counted as POS.

Open Space Provision

e Provision of not less than 1,300m* at-grade POS in
the commercial portion of the Site (Site A as shown in
Plan 4 in Appendix I). The POS should be open-air
as far as possible.

e The POS should be provided, managed and
maintained by the developer at their own cost.
However, it is intended that the owner of the
commercial portion of the development should be
responsible for the future management and
maintenance of the POS at their own cost.

*  The POS should be open to the public free of charge
at reasonable hours.

*  No part of the 38m-wide landscaped NBA should be




3

counted as POS.

*  Not less than 1m? private local open space per person
should be provided for residents of the development.

Landscape and Tree Preservation Greening opportunity should be optimized to create a
quality green setting. A minimum coverage of 30%
greenery shall be adopted. At least half of the greening
should be provided at grade or at levels easily accessible to
pedestrians.

Pedestrian Connection e  Provision of footbridge(s) connecting the existing
footbridge at the junction of Yeung Uk Road and Ma
Tau Pa Road via the Site to The Dynasty (TWTL
394).

*  The exact requirements for footbridges concerned
have to be looked into in the Traffic Impact
Assessment (TIA) to be conducted by the future
developer.

*  The footbridge(s) should be provided, managed and
maintained by the developer at their own cost. The
footbridge connection should be open to the public at
all times.

*  Provision of direct barrier-free pedestrian walkway to
link up with the footbridge/walkway system and the
public footpath along Yeung Uk Road via the eastern
commercial portion. The pedestrian networks
between the POS, the 38m-wide NBA, the
developments within the Site and the adjoining areas
should be enhanced.

Car  Parking, Loading and|e  Provision of ancillary car parking spaces and
Unloading Provision loading/unloading facilities in accordance with the
requirements of the Hong Kong Planning Standards
and Guidelines (HKPSG) and to the satisfaction of
the Commissioner for Transport (C for T).

*  All parking and loading/unloading facilities should be
provided in the basement.

2.3 The TWDC was consulted on the draft PB on 28.1.2014. Extracted draft minutes
of the TWDC meeting is at Appendix IV for Members’ reference.

TWDC'’s views on the Draft PB

The TWDC generally agreed to the draft PB but requested that DC members’ views
expressed at the TWDC meeting, in particular on the future management and
maintenance (M&M) responsibilities of the proposed footbridge(s) connecting the
existing footbridge at the junction of Yeung Uk Road and Ma Tau Pa Road via the Site to
The Dynasty (TWTL 394), should be conveyed to the Board for further consideration.
Their major views are summarized as follows:



Footbridge Issue

(@ Upon the completion of the proposed footbridge(s) by the future developer, the
Government should take up their M&M responsibilities because: (i) it was
considered unfair for the individual owner of the residential units to bear the M&M
cost of footbridges to be used by the public; and (ii) even the M&M responsibilities
were assigned to the commercial development under the PB, there was concern
that the ownership of the commercial development might later be alienated and
hence the M&M cost would eventually be transferred to individual shops’ owners.

(b) The existing footbridge at the junction of Yeung Uk Road and Ma Tau Pa Road
should be widened and upgraded to match with the proposed footbridge(s) at the
Site and to cope with the pedestrian flow from the proposed development at the
Site (Plan 2 in Appendix ).

(c) The proposed footbridge(s) should provide convenient pedestrian connection
within the Site and with the existing footbridge network in Tsuen Wan and The
Dynasty (TWTL 394). The design of the proposed footbridge(s) should also blend
in with the 38m-wide NBA within the Site.

Carparking Provision and Traffic Impact

(d) There were concerns on the adequacy of parking provision in the area upon the
closure of the existing temporary fee-paying public carpark® for disposal of the
Site, the possible traffic impact to be generated by the proposed development and
the adequacy of its parking provision. To avoid queuing of vehicles onto public
road hence lead to traffic congestion, separate vehicular access for
residential/monthly- and commercial/hourly- parking might be required.

Building Set Back of 5m at the Eastern Corner of the Site

(e) The building at the eastern corner of the Site (Annex 1) should also be set back 5m
from the junction of Yeung Uk Road and Ma Tau Pa Road.

Other Comments

(f)  There were concerns on air ventilation, visual impact, traffic impact and the
adequacy of carparking provision. The TWDC should be consulted on the future
layout of the POS and carparking provision at the Site. Also, the 38m-wide NBA
should have design interest and match with the POS and greenery at the Site.

4. Responses to Comments Received

! The Site is currently used as a temporary fee-paying public carpark for parking private car and goods vehicles
subject to a three months’ notice for termination.
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The Transport Department (TD), Highways Department (HyD) and Lands
Department (LandsD) have been consulted on the concerns raised by the TWDC.
The responses of the concerned departments and that of PlanD are summarized as
follows:

Footbridge Issue

(a)

(b)

(©)

Under the current practice, the Government would not take up the M&M
responsibilities of footbridge that connects to private developments on either side
of a public road. To address the concerns of the TWDC on the future M&M
responsibilities of the proposed footbridge(s) will be transferred to individual
owner of the residential / commercial units of the development and in view that the
commercial portion of the future development amounts to about 60% of the total
GFA of the Site, LandsD is considering to incorporate relevant lease conditions to
(i) require the owner of the commercial portion of the development to take up the
M&M responsibilities of the proposed footbridge(s) upon their completion and (ii)
restrict alienation of the commercial portion of the development except as a whole,
i.e. sub-sale of the commercial portion of the development will not be allowed.

Noting that there are existing at-grade crossings in the vicinity of the existing
footbridges, TD will review the pedestrian flow upon the population intake of the
future development site in order to consider the need to widen the existing
footbridge at the junction of Yeung Uk Road and Ma Tau Pa Road.

Footbridge(s) connecting The Dynasty (TWTL 394) and the existing footbridge at
the junction of Yeung Uk Road and Ma Tau Pa Road via the Site should be
provided. The exact alignment and design of the proposed footbridge(s) have to be
examined in the TIA to be conducted by the future developer. As stipulated in the
PB, the design of the footbridge(s) should be as slender and aesthetically pleasing
as possible, with a lightweight cover so that the proposed footbridge(s) may blend
in better with the surrounding environment and minimize the visual impact on the
surroundings (under the Item on “Pedestrian Connection”). To address the concern
of the TWDC on the design integration of the proposed footbridge(s) and the
38m-wide NBA, requirements on an integrated design will be clearly set out in the
PB.

Carparking Provision and Traffic Impact

(d)

For the loss of parking spaces in the area upon the closure of the existing temporary
fee-paying public carpark at the Site, TD has advised that there are available
private carparking spaces in Tsuen Wan district, e.g. there are about 600 private car
parking spaces in Tsuen Wan Multi-storey Carpark (Annex Il) with an average
daily utilization rate of about 65% in December 2013 (i.e. around 200 private
carparking spaces are still available). For goods vehicle parking spaces, LandsD
has advised that a new STT for fee-paying carpark use at Kwai Yue Street in Kwai
Chung (Annex I1) is now being processed to lessen the effects upon the closure of
the existing temporary carpark at the Site.



(e) With regard to the traffic impact of the proposed development, the future
developer is required to submit a TIA to assess the impact on traffic due to the
proposed development and recommend appropriate remedial measures
accordingly, if necessary. Besides, the ancillary car parking spaces and
loading/unloading bays for the proposed development should be provided in
accordance with the HKPSG, and to the satisfaction of C for T. To ensure
adequate parking spaces will be provided for the users of future shopping mall at
the Site, TD has advised that the carparking spaces for the future commercial use
should be provided according to the upper limits allowed under the HKPSG?.

() Regarding the  wvehicular  access  for  residential/monthly-  and
commercial/hourly-parking, TD has advised that it is planned to have separate
ingress/egress points for residential and commercial uses to avoid blockage of
entrance to residential carpark due to queuing of vehicles for entering the
commercial carpark. The arrangement of vehicular access points and the
design/layout of carpark should be assessed / supported by a TIA to be conducted
by the future developer and submitted as part of the MLP submission at the
planning application stage to the satisfaction of the C for T.

Building Set Back of 5m at the Eastern Corner of the Site

(g) Based on our initial assessment, the proposal on building set back of 5m at the
eastern corner of the Site (Annex 1) is feasible without affecting the maximum
building height and GFA restrictions for the proposed development. Besides, it
will enable continuous planting of trees at regular intervals in the 5m-setback area
along Yeung Uk Road and Ma Tau Pa Road to enhance pedestrian environment
and streetscape.

Other Comments

(h) The “CDA(7)” zoning is to provide proper planning control over the Site through
the planning application mechanism which requires the submission of MLP with
supporting technical assessments (including AVA, Visual Impact Assessment,
Landscape Master Plan and TIA, etc.) to the Board for approval. The concerns on
air ventilation, visual impact, landscape and POS design, traffic impact and
parking provision, traffic/transport arrangements and the design/alignment of the
proposed footbridge(s) at the Site can be thoroughly examined in the required
technical assessments/design layout plan to be submitted by the applicant as part of
the MLP submission. The applicant is required to demonstrate that all relevant
requirements stipulated in the PB are complied with. Under the Town Planning
Ordinance, the submission of MLP through planning application mechanism will
need to be published for public inspection. The public will have opportunities to

2 According to the HKPSG, the parking requirements for retail facilities is 1 car space per 200-300m? GFA; and
that for office is, for the first 15,000m” GFA, 1 car space per 150-200m? GFA and, above 15,000m? GFA, 1 car
space per 200-300m? GFA; and that for hotels is 1 car space per 100 rooms and 0.5-1 car space per 200m? GFA of
conference and banquet facilities in hotels.
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provide comments on the proposed design scheme by then.

Proposed Amendments to the Draft PB

5.1

5.2

5.3

5.4

Most of the views expressed by the TWDC have already been reflected in the draft
PB. To address TWDC’s concern on the M&M responsibilities of the proposed
footbridge(s), the design integration of the proposed footbridge(s) and the
38m-wide NBA, and the suggestion of 5m building set back from the eastern
corner of the Site, it is proposed to amend the draft PB as follows :

(@ To stipulate that the proposed footbridge(s) should be constructed by the
developer at their own cost. Upon completion of the proposed footbridge(s),
they should be managed and maintained by the owner of the commercial
portion of the development at their own cost (under the Item on “Pedestrian
Connection™).

(b) To stipulate that the design of the proposed footbridge(s) and the 38m-wide
NBA should be integrated (as a general design principle stated in paragraph
4.2(c) of the PB and stipulated under the Items on “Urban Design
Considerations”, “Non-Building Area” and “Pedestrian Connection”).

(¢) Toindicate in Plan 4 building set back of 5m from the eastern corner of the
Site and to stipulate in the PB that the setback is to enable continuous
planting of trees at regular intervals along Yeung Uk Road and Ma Tau Pa
Road to enhance pedestrian environment and streetscape (under the Items on
“Urban Design Considerations” and “Landscape and Tree Preservation
Aspects”).

For the sake of clarification, it is suggested to stipulate clearly in the PB that the
proposed 38m-wide NBA and POS should be constructed by the developer at their
own cost, and upon completion of the said facilities, they should be managed and
maintained by the owner of the commercial portion of the development at their
own cost (under the Items on “Non-Building Area” and “Open Space Provision”).

Besides, as the Site is a piece of vacant land without any existing building, the
building height restrictions stipulated under the Item on “OZP Zoning and
Planning Intention” of the PB would not apply to the height of existing building.
Hence, the words “or the height of the existing building, whichever is the greater”
have been deleted.

The revised draft PB, with amendments shown in bold or eressed-eut, is attached at
Appendix | for Members’ consideration.



6. Decision Sought

Members are invited to:

(@ note the views of the TWDC as summarized in paragraph 3 above and detailed at
Appendix 1V; and

(b) endorse the revised draft PB at Appendix | which has incorporated the relevant
proposed amendments.

7.  Attachments

Appendix I Revised draft PB for the “CDA(7)” site at TWTL 393

Appendix Il MPC Paper No. 1/14 (excluding the draft PB)

Appendix 111 Extract of the minutes of the MPC meeting held on 17.1.2014
Appendix IV  Extract of the draft minutes of the TWDC meeting held on

28.1.2014
Annex | Proposed revision to draft PB
Annex 11 Location plan of the proposed short term tenancy at Kwai Yue

Street, Kwai Chung and Tsuen Wan Multi-storey Carpark Building

PLANNING DEPARTMENT



Appendix |

Revised Draft Planning Brief for the* Comprehensive Development Area (7)” Site
at Tsuen Wan Town Lot (TWTL) 393, Tsuen Wan

PURPOSE OF THE PLANNING BRIEF

1.1  The purpose of the Planning Brief (PB) is to set out the broad planning
parameters and development requirements to facilitate the preparation of
Master Layout Plan (MLP) for the comprehensive residential and
commercial development at TWTL 393 (the Site) at the “Comprehensive
Development Area (7)” (“CDA(7)”) Site in Tsuen Wan.

1.2 The Site is zoned “CDA(7)” on the Tsuen Wan Outline Zoning Plan (OZP)
(Plan 1). Pursuant to section 4A(2) of the Town Planning Ordinance (the
Ordinance) and according to the Notes of the OZP, an applicant for
permission for development on land designated “CDA(7)” shall prepare a
MLP for the approval of the Town Planning Board (the Board).

BACKGROUND

2.1  The Site is located to the west of the junction of Yeung Uk Road and Ma
Tau Pa Road, Tsuen Wan (Plans 1 and 2). It was originally zoned
“Commercial” (“C”) and subject to a maximum plot ratio of 9.5 on the
Tsuen Wan OZP No. S/TW/19. In response to public aspiration for lower
development intensity in the waterfront areas of Tsuen Wan, the Planning
Department (PlanD) commissioned a consultancy study on air ventilation
assessment for the Site (PlanD’s AVA Study) in 2008. The Study
recommended reducing the development intensity of the Site to a plot ratio
of 7.6 with a maximum building height of about 180 metres above
Principal Datum (mPD) and designation of 3 non-building areas (NBA) to
enhance air movement (PlanD’s AVA Study Recommended Option).

2.2 In 2010, the Community Building, Planning and Development Committee
of the Tsuen Wan District Council (TWDC) commissioned another AVA
consultancy study for the area which recommended that the proposed
development at the Site be re-configured to maximize the building
separations between the proposed buildings, e.g. by removing one tower
and relocating the remaining tower to either the northwest or southwest of
the Site. Having noted the TWDC’s concern, the Site was rezoned from
“C” to “Undetermined” (“U”) under the draft Tsuen Wan OZP No.

1



2.3

2.4

2.5

2.6

S/TWI/29 on 24.2.2012 pending review of its land use and development
parameters.

A comprehensive review of the proposed land uses and development
parameters of the Site and the surrounding area had been undertaken by
the PlanD. The Site was recommended to be rezoned to “CDA” for
comprehensive residential cum commercial development subject to an
overall plot ratio restriction of 7.556 (a total gross floor area (GFA) of
106,993m?; of which, 30,586m? for domestic use and 76,407m? for non-
domestic use), a 2-tier building height restriction of 2100mPD and 130mPD,
and designation of a 20m-wide NBA aligned with Chung On Street (Land
Use Review Recommended Option).

On 26.3.2013, the TWDC was consulted on the Land Use Review
Recommended Option. While the TWDC in general did not object to the
proposed “CDA” approach comprising commercial and residential
elements, some members had grave concern on the air ventilation impact
of the future development and suggested the development of a single tall
slim building block at a lower plot ratio. The TWDC also requested the
provision of not less than 13,000 ft* (about 1,208 m?) public open space
(POS) within the Site.

Taking into account the views of the TWDC, the development restrictions
of the Site had been amended. On 3.5.2013, the amended development
option together with the views of the relevant departments and the TWDC
were submitted to the Board for consideration. After deliberation, the
Board agreed to the amended development option and incorporated the
amendments to rezone the Site from “U” to “CDA(7)” with the stipulation
of building height and GFA restrictions, the designation of a NBA as well
the provision of a POS at the Site. On 16.5.2013, the draft Tsuen Wan
OZP No. S/TWI/30, incorporating the relevant zoning amendments, was
exhibited under section 7 of the Ordinance. On 18.10.2013, after giving
consideration to the 24 representations received, the Board decided not to
uphold the representations.

On 7.1.2014, the Chief Executive in Council, under section 9(1)(a) of the
Ordinance, approved the draft Tsuen Wan OZP, which was subsequently
re-numbered as S/TW/31. On 17.1.2014, the approved Tsuen Wan OZP
No. S/TW/31 was notified in the Gazette under section 9(5) of the
Ordinance.



THE SITE AND ITSSURROUNDING AREAS (PLANS1-3)

The Site

3.1

3.2

3.3

The Site has a site area of about 14,160m? (subject to survey) and is zoned
“CDA(7)” on the Tsuen Wan OZP (Plan 1).

The Site is bounded by Tsuen Wan Park to the southwest, Ma Tau Pa
Road to the south and southeast, Yeung Uk Road to the northeast and
north, and a comprehensive residential development (The Dynasty
(TWTL 394)) to the northwest. According to the PlanD’s AVA Study
(paragraph 2.1 above refers), the Site lies within a major air path through
which south-westerly wind from the Tsuen Wan waterfront penetrates into
the Tsuen Wan Town Centre to the northeast across Yeung Uk Road.

The Site is a piece of Government land. It has been formed and is
currently subject to a Short Term Tenancy (STT) for fee-paying public
carpark use. A three months’ notice is required to terminate the concerned
STT.

Surrounding Land Uses

3.4

3.5

3.6

3.7

To the immediate southwest of the Site are Tsuen Wan Park and a
“Government, Institution or Community” (“G/IC”) site reserved for GIC
use. To the further southwest near the Tsuen Wan waterfront are
comprehensive commercial and residential developments at the Mass
Transit Railway (MTR) Tsuen Wan West Station Sites; i.e. Tsuen Wan 5
(TWS5), Tsuen Wan 6 (TW6) and Tsuen Wan 7 (TW7) (Plan 1).

To the southeast across Ma Tau Pa Road are the industrial developments
within the Tsuen Wan East Industrial Area and three service apartments at
Yeung Uk Road (i.e. Chelsea Court, H Cube and Indi Home) (Plan 1).

To the northeast across Yeung Uk Road are the residential developments
at the Tsuen Wan Town Centre (Plan 1).

To the immediate northwest is a comprehensive residential development
(The Dynasty (TWTL 394)) and further to its northwest is Nina Tower

which comprises office and hotel developments (Plans 1 and 2).
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4. GENERAL DESIGN PRINCIPLESFOR THE SITE

4.1

4.2

It is the planning objective to develop the Site for residential cum
commercial purposes with the provision of POS and other supporting
facilities. General development concepts for the Site are illustrated in
Plan 4.

The general design principles for the Site are as follows:

(@)

(b)

(©)

(d)

(€)

(f)

Since commercial element could help screening the adverse impacts
of traffic noise, emissions and industrial/residential interface,
commercial development should be at the eastern portion of the Site
(Site A as shown in Plan 4) and residential development should be at
the western portion of it (Site B as shown in Plan 4).

No-podium design should be adopted to prevent negative ventilation
effects at the pedestrian level.

The proposed development should have good visual and design
integration with the footbridge(s), the 38m-wide landscaped NBA
and POS. In particular, attention should be paid to the edge
treatment in areas abutting the concerned NBA and POS as well as
the design of footbridges and the 38-m wide landscaped NBA so
as to achieve an integrated design.

Adopt variation in building height profile within the 2-tier building
height restrictions to enhance visual interest and green design for the
developments.

Since the Site is located at the junction of two major roads namely
Yeung Uk Road and Ma Tau Pa Road and situated near the Tsuen
Wan East Industrial Area, suitable measures for the residential
developments (such as reduced aspect or innovative building design)
would be required to mitigate the traffic and industrial noise impacts.

Ancillary carpark should be provided at basement levels.



S. PLANNING REQUIREMENTSFOR THE SITE

tem

Particulars

Remarks

Major Developm

ent Parameters

OZP Zoning
and Planning
Intention

The Site is zoned “CDA(7)” which is
intended for comprehensive
development/ redevelopment of the area
primarily  for residential cum
commercial uses with the provision of
open space and other supporting
facilities. The “CDA(7)” zoning is to
facilitate appropriate planning control
over the development mix, scale, design
and layout of development, taking
account of various environmental,
traffic, infrastructure, visual impact, air
ventilation and other constraints.

The “CDA(7)” zone is subject to a
maximum GFA of 99,120m?, of which a
GFA of not less than 39,365 m® shall be
for domestic use and a GFA of not less
than 59,755 m? shall be for non-
domestic use. Ancillary car parking
shall be provided in the basement. A
POS of not less than 1,300m? shall be
provided at the commercial portion of
the development (i.e. Site A as shown in
Plan 4). Development within this
zoning is also subject to a maximum
building height of 100mPD (at the
western side)(Site B as shown in Plan
4) and 150mPD (at the eastern
side)(Site A as shown in Plan 4)-erthe
heicl e 4 . building
whicheveris-the-greater. A strip of land
(38 m-wide) aligned with Chung On

Street to the north has been designated
as a NBA on the OZP.

Plan 1




Item Particulars Remarks
Minor relaxation of the GFA / building
height / NBA restrictions may be
considered by the Board on application
under section 16 of the Town Planning
Ordinance.
Proposed Uses | Site A Plan 4
Commercial development with not less
than 1,300m* POS
Site B
Residential development
Site Area About 14,160m” Plans 1 and 2
Subject to verification upon
setting out of site boundary.
Maximum Total GFA : 99,120m” With the minimum domestic
GFA (equivalent to a plot ratio of about 7 | GFA of 39,365m? and assumed
based on the above site area) an average flat size of 50m?, Site
B is capable of producing about
Site A (for commercial development) 788 flats.
Not less than 59,755 m? shall be for
non-domestic use
Site B (for residential development)
Not less than 39,365 m? shall be for
domestic use
Maximum Site A Plans1land 4
Building 150mPD (main roof level)
Height See  the  Urban Design

Site B
100mPD (main roof level)

Considerations as stated below
for details.

Maximum Site
Coverage

Not exceeding those stipulated in the
Building (Planning) Regulations.

Calculated based on the above
site area.
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Particulars

Remarks

Planning Requirements

Urban Design
Considerations

e Provide

The development scheme should take
into account the following urban design
considerations, where appropriate:

sensitive  layout and
disposition of buildings to achieve
better air ventilation and avoid
creating ‘wall effect” and avoid
adverse impact on pedestrian wind
environment.

Adopt no-podium design.

Provision of a 25m-wide wind
corridor in the form of NBA at the
southern part of the Site near Tsuen
Wan Park (Plan 4) to act as air path
to improve the air ventilation at
localized areas inside Tsuen Wan
Park under northerly and easterly
winds. No building structure should
be erected thereon.

Building set back of 5m from Yeung
Uk Road and Ma Tau Pa Road to
enable continuous planning of
trees at regular intervals to
enhance pedestrian environment and
streetscape (Plan 4).

Building set back of 10m along the
north-western site boundary
adjoining The Dynasty (TWTL 394)
to enhance air ventilation and avoid
unpleasant wind environment due to
the narrow gap between the two sites
(Plan 4).

Please also refer to the aspects
on non-building area, open space
provision, visual and air
ventilation as stated below.

The  design, layout and
disposition of the building
blocks should be subject to the
requirements identified in the
Air  Ventilation  Assessment
(AVA) and Visual Impact
Assessment (VIA) for the Site.

Subject to the findings of the
AVA to be conducted by the
prospective developer and the
Board’s approval at the MLP
submission stage, the exact
alignment and width of the wind
corridor may be varied (Plan 4).

In the MLP submission to the
Board, the applicant is required
to demonstrate  that the
development, including the
design of the carpark, can
comply with the Sustainable
Building Design  Guidelines
promulgated in the Practice Note
for Authorized Persons,
Registered Structural Engineers
and Registered Engineers APP-
152 issued by the Building
Authority.
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Particulars

Remarks

e Adopt variation in building height
profile within the 2-tier building
height restrictions to create greater
visual interests.

e Pay special attention to the interface
between the proposed developments,
the footbridge(s), the 38m-wide
NBA as well as the POS (see Non-
building Area, Open Space
Provision, and Pedestrian
Connection as stated below for
details).  There should be good
visual and design integration with
the concerned NBA, footbridge(s)
and POS.

e Carpark should be provided in the
basement.

Non-Building

Area

Provision of a 38m-wide NBA aligned
with Chung On Street as shown on
Plan 4 to facilitate penetration of wind
from the Tsuen Wan waterfront through
Chung On Street to the Tsuen Wan
Town Centre.

The NBA should be landscaped to allow
better integration with the POS at the
adjoining commercial development of
the Site. It should be designed and
integrated in harmony with the POS to
provide interesting space for enjoyment
of the public and focal point for leisure
activities and to facilitate pedestrian
circulation between Ma Tau Pa Road
and Yeung Uk Road. Besides, the
design of the footbridge(s) and the

The NBA restriction will not
apply to underground
developments.

To facilitate the provision of
footbridge connection between
the existing footbridge at the
junction of Yeung Uk Road/Ma
Tau Pa Road and The Dynasty,
minor structure for footbridge
connection on the NBA may be
allowed.

The NBA should be provided;
mahaged-and-maintained by the
developer at their own cost.

_ : . lod
thatUpon completion of the
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Item Particulars Remarks
NBA should be integrated (Please | NBA, it should be managed
also refer to the aspect on pedestrian | and maintained by the owner
connection below). of the commercial portion of the
development should — bhe
The concerned landscaped NBA should | respensible—for—the—future
be indicated in the MLP for the Board’s | managementand-maintenance-of
consideration. the-NBA-at their own cost.
The NBA should be open to the
public free of charge at
reasonable hours.
No part of the 38m-wide
landscaped NBA should be
counted as POS (Please also
refer to the aspect on open space
provision below).
Open Space Provision of not less than 1,300m” at- | The POS should be provided;
Provision grade POS in the commercial portion of | managed-and-maintained-by the
the Site (Site A as shown in Plan 4). developer at their own cost.

It should be designed and integrated in
harmony with the adjoining 38m-wide
landscaped NBA to provide interesting
space for enjoyment of the public and
focal point for leisure activities.

thatUpon completion of the
POS, it should be managed
and maintained by the owner
of the commercial portion of the
development——should——be

responsible  for  the  future
management and maintenance of
the-POS at their own cost.




Item Particulars Remarks
The location of the POS should be | The POS should be open to the
indicated in the MLP for the Board’s | public free of charge at
consideration. reasonable hours.
For the residential development, not less | The POS should be open-air as
than 1m? private local open space | far as possible.
(LOS) per person should be provided
for residents of the Site. No part of the 38m-wide
landscaped NBA should be
counted as POS.
Landscapeand | A Landscape Master Plan (LMP) should | Greenery should be provided at
Tree be prepared and submitted as part of the | various levels and forms,
Preservation MLP submission at planning application | including vertical greening, with
Aspects stage, with the incorporation of the | priority for tree planting at-

following landscaping requirements:

e Create a comprehensive landscape
proposal to soften the building
mass and to integrate the proposed
developments with the POS and
38m-wide landscaped NBA.

e Landscape the 38m-wide NBA to
allow better integration with the
POS at the adjoining commercial
development at the Site.

e  Provide amenity-planting-strip-with
trees—and—shrubs planting at the

5m-setback area continuously at
regular intervals along Yeung Uk
Road and Ma Tau Pa Road as well
as at the 10m-setback area along
the northwestern boundary.
Adequate soil depth should be
reserved for planting, especially

grade.

Tree planting should be
maximized in the development
where practicable, particularly,
at street level.

10




[tem

Particulars

Remarks

above basement or structure.
Optimize greening opportunity
within the developments at grade,
various building levels, roof and
vertical facade.

Introduce high quality streetscape
with tree planting and street
furniture to provide a friendly
pedestrian setting and create a
strong sense of place.

Adopt a minimum coverage of
30% for greening at the Site. The
greening can be at ground level
and rooftop, etc. At least half of
the greening should be provided at
grade or at levels easily accessible
to pedestrians.

Retain  existing trees  where
feasible. A tree survey and tree
preservation proposal should be
prepared in accordance with the
Lands  Administration  Office
Practice Note No. 7/2007 on Tree
Preservation and Tree Removal
Application for Building
Development in Private Projects.

Tree species vulnerable to wind
damage at the NBA should be
avoided.

11




[tem Particulars Remarks
Pedestrian Provision of footbridge(s) connecting | The footbridge(s) should be
Connection the existing footbridge at the junction | provided——managed———-and

of Yeung Uk Road and Ma Tau Pa
Road via the Site to The Dynasty
(TWTL 394) which has already
reserved two footbridge connection
points at its podium.

The footbridge connection should be
open to the public at all times.

Provision  of  direct  barrier-free
pedestrian walkway to link up with the
footbridge/walkway system and the
public footpath along Yeung Uk Road
via the eastern commercial portion.

Enhance the pedestrian networks
between the POS, the 38m-wide NBA,
the developments within the Site and
the adjoining areas.

maintained by the developer at
their ~ own cost. Upon
completion of the
footbridge(s), they should be
managed and maintained by
the owner of the commercial
portion of the development at
their own cost.

The design of the footbridge(s)
should be as slender and
aesthetically pleasing as
possible, with a lightweight
cover so that the proposed
footbridge(s) may blend in better
with the surrounding
environment and minimize the
visual impact on the
surroundings. It should also be
integrated with the design of
the 38m-wide NBA.

The exact requirements for
footbridges concerned have to be
looked into in the Traffic Impact
Assessment  (TIA) to be
conducted by the future
developer (Please also refer to
the aspect on traffic and
transport below).

12




Item Particulars Remarks

Car Parking, The provision of ancillary parking | Provision for commercial and
L oading and spaces and loading/unloading bays for | residential uses should be to the
Unloading the  residential and  commercial | satisfaction of the Transport
Provision developments should be in accordance | Department (TD).

with the requirements under Chapter 8

of the Hong Kong Planning Standards

and Guidelines (HKPSG).

All parking and loading/unloading

facilities should be provided in the

basement and incorporated as part of the

MLP submission at the planning

application stage.
Other Technical Requirements
Traffic and A comprehensive TIA for both Sites A | The TIA should take into
Transport and B should be prepared and submitted | account major proposed/
Aspects as part of the MLP submission at the | committed developments in the

planning application stage to the
satisfaction of TD. It is advisable that
the requirements and methodology of
the TIA are agreed with TD before its
commencement.

Any  road/junction  improvements
proposed in the TIA should be designed
and implemented by the developer to
the satisfaction of TD.

surrounding areas, such as the
developments at the MTR Tsuen
Wan West Station Sites (i.e.
TWS5, TW6 and TW7) and the
new Home Ownership Scheme
(HOS) development at Sha Tsui
Road (Plan 1).

Air Ventilation
Aspect

A gquantitative AVA should be prepared
and submitted as part of the MLP
submission stage and the future
developer is required to demonstrate in
the AVA that there is no worse-off, if
not better, of the pedestrian wind
environment when compared with that
for the PlanD’s AVA  Study
Recommended Option.

The AVA should be conducted
in accordance with the Housing,
Planning and Lands Bureau
Technical Circular No. 1/06 and
Environment, Transport and
Works Bureau Technical
Circular No. 1/06 on Air
Ventilation Assessment taking
into account the relevant
sections on air ventilation in
Chapter 11 of HKPSG and/or

13
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Particulars

Remarks

Reference should be made to the
recommendations of the PlanD’s AVA
Study in the preparation of the
development proposals for Sites A and
B.

relevant technical
issued by the

any other
documents
government.

The proposed layout and
building disposition at the Site
should be carefully designed to
promote air ventilation.  No-
podium  design should be
adopted.

The AVA should take into
account major proposed/
committed developments in the
surrounding areas, such as the
developments at the MTR Tsuen
Wan West Station Sites (i.e.
TWS5, TW6 and TW7) and the
new HOS development at Sha
Tsui Road (Plan 1).

Visual Aspect

A VIA should be prepared and
submitted as part of the MLP
submission at the planning application
stage to demonstrate that the building
height and design of the proposed
development would minimize any
adverse impact on the surrounding areas
and suitable mitigation measures should
be proposed.

The development should be
carefully designed to avoid
creating ‘wall effect’” on the
surrounding areas.

The VIA should be conducted in
accordance with the Town
Planning Board Guidelines on
Submission of VIA for Planning
Applications to the Town
Planning Board.

14
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Particulars

Remarks

Environmental
Aspect

An Environmental Assessment (EA)
should be prepared and submitted as
part of the MLP submission at the
planning application stage to the
satisfaction of the Environmental
Protection Department (EPD).

It is required to address the potential
environmental impacts on  the
development, in particular the noise and
air quality impacts arising from Yeung
Uk Road, Ma Tau Pa Road and the
industrial developments at the Tsuen
Wan East Industrial Area.

Proposed mitigation measures should be
incorporated as part of the MLP
submission to the satisfaction of EPD.

In the design and disposition of
the building blocks, due regard
should be given to protecting
noise sensitive receiver (i.e.
residential  blocks)  through
various measures such as
setback and provision of noise
barriers / other innovative
building design should be
considered.

Drainage and A Drainage and Sewerage Impact
Sewerage Assessment (DSIA) should be prepared
Aspects and submitted as part of the MLP
submission at the planning application
stage to the satisfaction of EPD and the
Drainage Services Department.
6. IMPLEMENTATION PROGRAMME

An implementation programme is required as part of the MLP submission at the
planning application stage to indicate the construction programme of the proposed
development, the 38m-wide landscaped NBA, POS and amenity areas, etc.

7.1

MASTER LAYOUT PLAN SUBMISSION

A MLP should be prepared in accordance with the “Town Planning Board

Guidelines for Submission of Master Layout Plan under Section 4A(2) of

15




7.2

the Town Planning Ordinance” (TPB PG-No. 18A) and submitted to the
Board for approval under the Ordinance.

The MLP should contain all the information as required under the Notes of
the OZP for the “CDA(7)” zone of the Tsuen Wan OZP and demonstrate
clearly that the requirements stated in this PB have been complied with.
The MLP should indicate the following information:

(i)

(i)

(iii)

(iv)

(V)
(vi)
(vii)

(viii)

(ix)

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

the proposed total site area and GFA for various uses, total number
of flats and flat size, where applicable;

the details and extent of commercial, Government, institution or
community (GIC) and recreational facilities, public transport and
parking facilities, and open space to be provided within the area;

the alignment, widths and levels of any roads, walkways and
footbridges proposed to be constructed within the area;

the landscape and urban design proposals within the area;
programmes of development in detail;

an environmental assessment report to examine any possible
environmental problems that may be caused to or by the proposed
development during and after construction and the proposed
mitigation measures to tackle them;

visual impact assessment and air ventilation assessment reports to
examine any visual and air ventilation problems that may be
caused to or by the proposed development and the proposed
mitigation measures to tackle them;

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

16



7.3

7.4

(X) a traffic impact assessment report to examine any possible traffic
problems that may be caused by the proposed development and the
proposed mitigation measures to tackle them; and

(xi) such other information as may be required by the Board.

The MLP should be supported by an explanatory statement which contains
an adequate explanation of the development proposal, including such
information as land tenure, relevant lease conditions, existing conditions of
the Site, the character of the Site in relation to the surrounding areas,
principles of layout design, major development parameters, design
population, and recreational and open space facilities.

A copy of MLP, if approved by the Board, shall be deposited in the Land
Registry and shall be made available for free public inspection in
accordance with section 4A(3) of the Town Planning Ordinance.

8. ATTACHMENTS

Plan 1
Plan 2
Plan 3
Plan 4

L ocation Plan

Site Plan

Site Photo

Development Concept for the TWTL 393

PLANNING DEPARTMENT
JANUARY FEBRUARY 2014
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Appendix IT

MPC Paper No. 1/14
For Consideration by
the Metro Planning Committee on 17.1.2014

DRAFT PLANNING BRIEF
FOR THE “COMPREHENSIVE DEVELOPMENT AREA(7)” SITE
AT TSUEN WAN TOWN LOT 393, TSUEN WAN



1.

2.

MPC Paper No. 1/14
For Consideration by the
Metro Planning Committee

on 17.1.2014

Draft Planning Brief for the “Comprehensive Development Area (7)” Site

at Tsuen Wan Town Lot (TWTL) 393, Tsuen Wan

Purpose

This paper is to seek:

®

®)

Members® views on the draft planning brief (PB) for the proposed comprehensive
development at TWTIL 393 zoned “Comprehensive Development Arxea(7)"
(*CDA(7)") on the approved Tsuen Wan Outline Zoning Plan No. S/TW/31 (the
OZP), and

the Metro Planning Committee’s (the Committee) agreement that the draft PB at
Appendix I is suitable for consultation with the Tsuen Wan District Council (TWDC).

The Site and Its Surroundings

2.1

22

23

The Site (TWTL 393), with a site area of about 14,160m?, is located to the west of the
junction of Yeung Uk Road and Ma Tau Pa Road, Tsuen Wan (Plans 1 and 2 in
Appendix I). It is located within an area which is mainly mixed with residential and
commercial developments as well as some Govermment, Institution or Community
(GIC) and open space uses. To the immediate southwest of the Site are Tsven Wan
Park and a “Govemment, Institution or Community” (“G/IC") site which is proposed
for development of a community hall by the Tsuen Wan District Office. To the further
southwest near the Tsuen Wan waterfront are comprehensive commercial and
residential developments at the Mass Transit Railway (MTR) West Rail Tsuen Wan
West Station Sites; i.e. Tsuen Wan 5, Tsuen Wan 6 and Tsuen Wan 7.

To the south across Ma Tau Pa Road is a “CDA(1)” site which is intended for
comprehensive commercial development The site is currently occupied by a factory
building. Further beyond are the industrial developments within the Tsuen, Wan East
Industrial Area.

To the southeast across Ma Tau Pa Road are three service apartments at Yeung Uk
Road (i.e. Chelsea Court, H Cube and Indi Home). To the northeast across Yeung Uk
Road is a large cluster of residential developments at the Tsuen Wan Town Centre.
To the immediate northwest is a comprehensive residential development, The
Dynasty, and further to its northwest is Nina Tower which comprises office and hotel
developments.

Planning Intention and Development Restrictions

3.1

The “CDA(7)” zone is intended for comprehensive development/redevelopment of
the area primarily for residential cum commercial uses with the provision of open



4.

3.2

-2 .

space and other supporting facilities. The zoning is to facilitate appropriate
planning control over the development mix, scale, design and layout of development,
taking account of various environmental, traffic, infrastructure, visual impact, air
ventilation and other constraints.

The “CDA(7)” zone is subject to a maximum GFA of 99,120m?, of which a GFA of
not less than 39,365 m? shall be for domestic use and a GFA of not less than
59,755 m” shall be for non-domestic use. Ancillary car parking shall be provided in
the basement. A public open space (POS) of not less than 1,300m? shall be provided
at the commercial portion of the development (i.e. Site A as shown in Plan 4 in
Appendix I). Development within this zoning is also subject to a maximum building
height of 100mPD st the western side of the Site (Site B as shown in Plan 4 in
Appendix I) and 150mPD at the eastemn side of the Site (Site A as shown in Plan 4
in Appendix I). A strip of land (38m-wide) aligned with Chung On Street to the
north has been desigoated as a NBA. on the OZP.

Land Aspect

The Site is a piece of Government land, which has been formed. It is currently used as a
temporary fee-paying public carpark under Short Term Tenancy (STT) No. 1462. A three
months’ notice is required to terminate the concerned STT.

Bac

5.1

5.2
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ound

The Site was originally zoned “Commercial” (“C*) and subject to a maximum plot
ratio of 9.5 on the Tsuen Wan OZP No. S/TW/19. In response to public aspiration for

lower development intensity in the waterfront areas of Tsuen Wan, the Planning

Department (PlanD) commissioned a consultancy study on air ventilation assessment
for the Site (PlanD’s AVA Study) in 2008, The Study recommended reducing the
development intensity of the Site to a plot ratio of 7.6 with a maximum building height
of about 180mPD and designation of 3 non-building areas (NBA) to enhance air
movement.

In 2010, the Community Building, Planning and Development Committee of the Tsuen
Wan District Council (TWDC) commissioned another AVA consultancy study for the
area which recommended that the proposed development at the Site be re-configured to
maximize the building separations between the proposed buildings, ¢.g. by removing
one tower and relocating the remaining tower to either the northwest or southwest of
the Site. Having noted the TWDC’s concem, the Site was rezoned from *C” to
“Undetermined” (“U”) under the draft Tsuen Wan OZP No. S/TW/29 on 24.2.2012
pending review of its land use and development parameters.

A comprehensive review of the proposed land uses and development parameters of the
Site and the surrounding area had been undertaken by the PlanD. The Site was
recommended to be rezoned to “CDA” for comprehensive residential cum commercial
development subject to an overall plot ratio restriction of 7.556 (a total GFA of
106,993m?; of which, 30,586m? for domestic use and 76,407m? for non-domestic use),
a 2-tier building height restriction of 100mPD and 130mPD, and designation of a
20m-wide NBA aligned with Chung On Street (Land Use Review Recommended
Option).



54

5.5

5.6

On 26.3.2013, the TWDC was consulted on the Land Use Review Recommended
Option. While the TWDC in. general did not object to the proposed “CDA” approach
comprising commercial and residential elements, some members had grave concem on
the air ventilation impact of the future development and suggested the development of
a single tall slim building block at a lower plot ratio. The TWDC also requested the
provision of not less than 13,000 f* (about 1,208 m?) POS within the Site.

Taking into account the views of the TWDC, the development restrictions of the Site
had been further revised'. On 3.5.2013, the amended development option together
with the views of the relevant departments and the TWDC were submitted to the
Town Planning Board (the Board) for consideration. After deliberation, the Board
agreed to the amended development option and incorporated the amendments to
rezone the Site from “U” to “CDA(7)” with the stipulation of building height and
gross floor area (GFA) restrictions, the designation of a NBA as well as the Pprovision
of a POS at the Site. On 16.5.2013, the draft Tsuen Wan OZP No. S/TW/30,
incorporating the relevant zoning amendments, was exhibited under section 7 of the
Ordinance. On 18.10.2013, after giving consideration to the 24 representations
received, the Board decided not to uphold the representations.

On 7.1.2014, the Chief Executive in Council, under section 9(1)(a) of the Ordinance,
approved the draft Tsuen Wan OZP. On 17.1.2014, the approved Tsuen Wan OZP
No. S/TW/31 was notified in the Gazette under section 9(5) of the Ordinance.

Draft PB

6.1

6.2

6.3

6.4

A draft PB for the Site has been prepared at Appendix I to guide the development on
the Site. The PB sets out the intended uses, development parameters, and the
planning and desigp. requirements to facilitate the preparation of a Master Layout
Plan (MLP) submission by the future applicant to the Board,

As it is intended to develop the Site for residential cum commercial purposes with the
provision of POS and other supporting facilities in a comprehensive manner, general
development concepts for the Site have been formulated and illustrated in paragraph
4 and Plan 4 of Appendix I respectively.

The main requirements for the “CDA(7)” site are highlighted below:

Development Parameters

Development within the Site is subject to a maximum GFA of 99,120m? (equivalent
to an overall plot ratio of 7), of which a GFA. of not less than 39,365 m? shali be for
domestic use and a GFA of not less than 59,755 m? shall be for non-domestic use.
Assuming an average flat size of 50m?, it is estimated that the Site would provide
some 788 units,

! Taking into account the views of the TWDC, the following changes had been made to the development restrictions
of the Site: (1) reduction of the overall plot ratio from 7.556 to 7; (2) widening the NBA from 20m to 38m; and 3)
provision of a POS of not less than 1,300m” in the commercial portion of the development,



6.5

6.6

6.7

6.8

6.9

6.10

6.11

- 4 -

The Site is also subject to a 2-tier building height restriction of 100mPD/150mPD
(maximum building height of 100mPD at the westem side of the Site (Site B as
shown in Plan 4 in Appendix I) and 150mPD at the eastern side of the Site (Site A
as shown in Plan 4 in Appendix I)). A strip of land (38m-wide) aligned with Chung
On Street to the north has been designated as a NBA on the OZP. Besides, not less
than 1,300m> POS should be provided at the commercial portion of the development
(i-e. Site A as shown in Plan 4 in Appendix I).

Urban Design and NBA Requirements

In addition to the 2-tier building height restriction, a number of urban design
considerations should be adopted for the future development on the Site. These
include adoption of varjation in building height profile within the 2-tier building
height restriction, and no-podium design, provision of sensitive layout and disposition
of buildings to achieve better air ventilation and avoid creating ‘wall effect’ and
avoid adverse impact on pedestrian wind environment,

A 38m-wide landscaped NBA aligned with Chung On Street should be provided to
facilitate penetration of wind from the Tsuen Wan waterfront through Chung On
Street to the Tsuen Wan Town Centre. It should not be counted as POS and should be
provided by the developer and managed and maintained by the owner of the
commercial portion of the development at their own cost, and open to the public free
of charge at reasonable hours.

A 25m-wide wind corridor in the form of NBA. at the southern part of the Site (Plan
4 in Appendix ) near Tsuen Wan Park should be provided fo act as air path to
improve the air ventilation at localized areas inside Tsuen Wan Park under northerly
and easterly winds. No building structure should be erected thereon. However,
subject to the findings of the Air Ventilation Assessment (AVA) to be conducted by
the prospective developer (also refer to paragraph 6.10 below) and the Board's
approval at the MLP submission stage, the exact alignment and width of the wind
corridor may be varied.

Also, building(s) of the firture development should set back 5m from Yeung Uk Road
and Ma Tau Pa Road to enhance pedestrian environment and streetscape, and a set
back of 10m along the north-western site boundary adjoining The Dynasty (TWTL
394) should be provided to enhance air ventilation.

In addition, a Visual Impact Assessment and an AVA should be included in the MLP
submission to ensure better visual permeability and air ventilation,

Open Space and Lendscape Requirements (Plan 4 in Appendix I)

An at-grade POS of not less than 1,300m* should be provided in the commetcial
portion of the Site (Site A as shown in Plan 4 in Appendix X). The POS should be
provided by the developer and managed and maintained by the owner of the
commercial portion of the development at their own cost, and open to the public free
of charge at reasonable hours. Private open space of 1m? per person should be
provided for residents of the proposed residential development at the Site. The
greening ratio at a minimum of 30% should be adopted for the Site. At least half of
the greening should be provided at grade or at levels easily accessible to pedestrians.



6.12

6.13

6.14

6.15

6.16

6.17

6.18

A Landscape Master Plan with the incorporation of various landscaping requirements
should be included in the MLP submission. The future developer should pay special
attention to the interface between the proposed developments and the 38m-wide NBA
as well as the POS.

Pedestrian Connection and Transport Requiremepts (Plan 4 in Appendix I)

Footbridge(s) (to be open to the public at all times) connecting the existing footbridge
at the junction of Yeung Uk Road and Ma Tau Pa Road via the Site to The Dynasty
(TWTL 394) should be provided, managed and maintained by the future developer at
their own cost. The exact requirements for footbridges concerned have to be looked
into in the Traffic Impact Assessment (TIA) to be conducted by the future developer
(also refer to paragraph 6.15 below).

Direct barrier-free pedestrian walkway to link up with the footbridge/walkway system
and the public footpath along Yeung Uk Road via Site A should also be provided,

A comprehensive TIA shall be conducted by the applicant to the satisfaction of the
Commissioner for Transport (C for T). The requirements and methodology of the
TIA should be agreed with C for T before its commencement. Any road/junction
improvements proposed in the TIA should be designed and implemented by the
developer to the satisfaction of C for T. The TIA should be included in the MLP
submission.

The provision of ancillary car parking spaces and loading/unloading bays for the
proposed development should be provided in accordance with the Hong Kong
Planning Standards and Guidelines, and to the satisfaction of the C for T, All
parking and loading/unloading facilities should be provided in the basement and
incorporated as part of the MLP.

Environmental, Drainage and Sewerage Requirements

An Environmental Assessment should be prepared and submitted as part of the MLP
submission to the satisfaction of the Director of Environmental Protection (DEP). It is
required to address the potential environmental impacts on the development, in
particular the noise and air quality impacts arising from Yeung Uk Roed, Ma Tau Pa
Road and the industrial developments at the Tsuen Wan East Industrial Area.
Proposed mitigation measures should be incorporated as part of the MLP submission
to the satisfaction of DEP.

A Dreinage and Sewerage Impact Assessment should be prepared and submitted as
part of the MLP submission to the satisfaction of DEP and the Director of Drainage
Services.

Consultation

7.1

The following Government departments have been consulted and their comments
have been incorporated into the above paragraphs and the draft PB, where
appropriate: '



(8) District Lands Officer/Tsuen Wan and Kwai Tsing, Lands Department;

(b) Commissioner for Transport;

(c) Chief Building Surveyor/New Territories West, Buildings Department;

(d) Chief Architect/Central Management Division 2, Architectural Services
Department;

(¢) Chief Town Planner/Urban Design and Landscape, Planning Department;

(®  Project Manager (New Territories North and West), New Territories North and
West Development Office, Civil Engineering and Development Department;

(g) Director of Environmental Protection;

(h) District Officer/Tsuen Wan, Home Affairs Department;

(i) Director of Social Welfare;

() Director of Health; and

(k) Director of Leisure and Cultural Services.

7.2 The following Government departments have no comment on the draft PR:

(8 Director of Housing;

(b) Commissioner of Police (District Operations Officer, Tsuen Wan);

(¢)  Chief Engineer/Development (2), Water Supplies Department;

(d) Chief Highways Engineer/New Territories West, Highways Department;

(¢) Govemment Property Administrator;

(®  Chief Engineer/Mainland South, Drainage Services Department;

(8) Postmaster General;

(b) Director of Agriculture, Fisheries and Conservation;

(i) Director of Fire Services;

() Head of Geotechnical Engineering Office, Civil Engineering Development
Department;

(k) Director of Food and Environmental Hygiene;

(D Director of Electrical and Mechanical Services; and

(m) Secretary for Education.

Way Forward

Subject to the Committee’s agreement, PlanD will consult the TWDC on the draft PB. The
views collected together with the revised PB incorporating the relevant comments, where
appropriate, will be submitted to the Committee for further consideration and endorsement.

Advice Sought

Members are invited to consider the draft PB at Appendix I, and agree that the draft PB is
suitable for consultation with the TWDC,



10. Attachment

Appendix I Draft PB for the “CDA(7)" site at TWTL 393
Plan1 Location Plan
- Plan2 SitePlan
- Plan3 Site Photo
- Plan4 Development Concept Plan
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Appendix |11
Extract of the Minutes of 504th M eeting of

the M etro Planning Committee held on 17.1.2014

Agendaltem 6

[Open Meeting (Presentation and Question Sessions only)]

Draft Planning Brief for the “Comprehensive Development Area (7)” Site at Tsuen Wan Town
Lot 393, Tsuen Wan

(MPC Paper No.1/14)

Presentation and Question Sessions

71. With the aid of a powerpoint presentation, Mr K.T. Ng, STP/TWK,
presented the the draft planning brief for the “Comprehensive Development Area (7)”
(“CDA(7)”) site at Tsuen Wan Town Lot (TWTL) 393 as detailed in the Paper :

Background
(3) the subject site, with a site area of about 14,160m?, was located to

the west of the junction of Yeung Uk Road and Ma Tau Pa Road,
Tsuen Wan;

(b) the subject site was originally zoned “Commercial” (“C”) and
subject to a maximum plot ratio of 9.5 on the Tsuen Wan OZP No.
S/TW/19. Since 2008, PlanD had consulted the Tsuen Wan
District Council (TWDC) a few times on the development
parameters of the proposed development at the subject site. The
zoning of the site and the development parameters of the proposed
development had been amended in response to the comments of the
TWDC;

(c) considering the strategic location of the subject site and TWDC’s

comments on air ventilation, development intensity and open space



(d)

provision, PlanD had proposed to rezone the site to “CDA(7)”.
Restrictions on building height, gross floor area and the requirement
for a non-building area (NBA) were also stipulated in the Notes of
the OZP;

on 16.5.2013, the draft Tsuen Wan Outline Zoning Plan (OZP) No.
S/TWI/30, incorporating the relevant zoning amendments, was
exhibited under section 7 of the Town Planning Ordinance (the
Ordinance). On 7.1.2014, the Chief Executive in Council, under
section 9(1)(a) of the Ordinance, approved the draft Tsuen Wan
OZP. On 17.1.2014, the approved Tsuen Wan OZP No. S/TW/31
was notified in the Gazette under section 9(5) of the Ordinance;

The Proposed Devel opment

(€)

()

the “CDA(7)” zone was intended for comprehensive
development/redevelopment of the area primarily for
residential-cum-commercial uses with the provision of a public

open space and other supporting facilities;

it was proposed that the eastern portion of the site was to be used
for commercial development to help screen the adverse impacts of
traffic noise and traffic emissions and to address the
industrial/residential interface issue. The western portion of the

site was to be used for residential development;

Development Parameters

(9)

development within the site was subject to a maximum GFA of
99,120m? (equivalent to an overall plot ratio of 7), of which a GFA
of not less than 39,365m? should be for domestic use and a GFA of
not less than 59,755m? should be for non-domestic use. Assuming
an average flat size of 50m? it was estimated that the site would

provide some 788 units;



(h)

the site was subject to a 2-tier building height restriction.
Developments at the eastern and western portions of the site were
subject to a maximum building height of 150mPD and 100mPD

respectively;

Urban Design and NBA Reguirements

(i)

@)

(k)

0]

(m)

a number of urban design considerations should be adopted for the
proposed development on the site. These included variation in the
building height profile, a no-podium design and the provision of
sensitive layout and disposition of buildings to achieve better air

ventilation and avoid creating ‘wall effect’;

a 38m-wide landscaped NBA in between the two portions of the site
and aligned with Chung On Street should be provided to facilitate
wind penetration. It should not be counted as a public open space
and should be provided by the developer and managed and
maintained by the owner of the commercial portion of the
development at their own cost. It should be open to the public free

of charge at reasonable hours;

a 25m-wide wind corridor in the form of NBA at the southern part
of the site near Tsuen Wan Park should be provided. No building
structure should be erected thereon. However, subject to the
findings of the Air Ventilation Assessment (AVA) to be conducted
by the prospective developer and the Board’s approval at the MLP
submission stage, the exact alignment and width of the wind

corridor might be varied;
a setback of 5m from Yeung Uk Road and Ma Tau Pa Road and a
setback of 10m along the north-western site boundary adjoining The

Dynasty (TWTL 394) should be provided to enhance air ventilation;

a Visual Impact Assessment and an AVA should be included in the



MLP submission to ensure better visual permeability and air

ventilation;

Open Space and Landscape Reguirements

(n)

(0)

(9]

an at-grade public open space of not less than 1,300m? should be
provided in the commercial portion of the site. The public open
space should be provided by the developer and managed and
maintained by the owner of the commercial portion of the
development at their own cost, and open to the public free of charge

at reasonable hours;

private open space of 1m? per person should be provided for the
residents of the proposed residential development. A greening
ratio at a minimum of 30% should be adopted for the site. At least
half of the greening should be provided at grade or at levels easily
accessible to pedestrians;

a Landscape Master Plan incorporating various landscaping
requirements should be included in the MLP submission. The
future developer should pay special attention to the interface
between the proposed developments and the 38m-wide NBA as

well as the public open space;

Pedestrian Connection and Transport Requirements

(@)

footbridge(s) connecting the existing footbridge at the junction of
Yeung Uk Road and Ma Tau Pa Road via the subject site to The
Dynasty (TWTL 394) should be provided, managed and maintained
by the future developer at their own cost. The footbridge(s) should
be open to the public at all times. A direct barrier-free pedestrian
walkway which would link up with the footbridge/walkway system
and the public footpath along Yeung Uk Road via the commercial

portion of the site should also be provided;



() all parking and loading/unloading facilities should be provided in
the basement in accordance with the Hong Kong Planning
Standards and Guidelines and to the satisfaction of the
Commissioner for Transport (C for T). A comprehensive traffic
impact assessment should also be submitted by the applicant to the

satisfaction of the C for T; and

Other Technical Assessment Requirements

(s) the applicant was also required to submit an environmental

assessment and a drainage and sewerage impact assessment; and

Way Forward
(t) subject to the Committee’s agreement, PlanD would consult the

TWDC on the draft planning brief. The views collected together
with the revised planning brief incorporating the relevant comments,
where appropriate, would be submitted to the Committee for further

consideration and endorsement.

72. In response to a question from a Member, Mr Wilson Chan, DPO/HK,
said that the requirement on the provision of a public open space was incorporated
into the draft planning brief in response to the comments of TWDC. TWDC was
concerned that the proposed public open space would attract homeless people if it was
open to the public 24 hours a day. Therefore, it suggested that the proposed public
open space should only be open at reasonable hours.

73. In response to a question from a Member, Mr Wilson Chan said that the
AVA study conducted in 2008 recommended that an air path at the southern part of
the site be provided to improve air ventilation. Therefore, the requirement of a
25m-wide wind corridor in the form of a NBA at the southern part of the site was
incorporated into the draft planning brief. The developer would be required to
submit an AVA for the consideration of the Committee during the MLP submission
stage. Subject to the findings of the AVA, the exact alignment and width of the

wind corridor could be varied.



74. In response to a question from a Member, Mr Wilson Chan said that the
subject site was originally zoned “C” for hotel development. However, in response
to the comments of TWDC, it was rezoned to “Undetermined” pending a review of its
land use and development parameters. After further assessments and taking into
account the comments of TWDC, it was rezoned to “CDA(7)” primarily for
residential-cum-commercial uses. He further said that the ratio between residential
development and commercial development was determined based on the composite
formula stipulated in the Building (Planning) Regulations and having regard to the

maximum domestic and non-domestic plot ratios applicable to Tsuen Wan in general.

Deliberation Session

75. After deliberation, the Committee decided to agree that the draft planning

brief was suitable for consultation with TWDC. The views collected together with
the revised Planning Brief incorporating the relevant comments, where appropriate,

would be submitted to the Committee for further consideration and endorsement.

[The Chairman thanked Mr Wilson Chan, DPO/TWK, and Mr K.T. Ng, STP/TWK,
for their attendance to answer Members’ enquiries. They left the meeting at this

point.]



Appendix IV

VIl 576 S ¢ % ] E Y 303 BEROAE Tk 2L s (7) | IO A

1
E%kﬁ’%%%%ﬁ¢ﬁ R AT/ 2 W Y 39
“%&ﬁ%”)ﬁ Sk W&ﬁﬁ% R I
IS I*‘%E :
(1) 2 e JF(“ HEIR
() BT PRI = WS 5 T
(3) BRI = PR it 4 °

3 ity (078
e VR

) WiE R

2. AR P BST RIET W 393 BYRS RO 1 SR WA E] AR -

3. TRESARLE MR 2 8% WU R 2 55 Uéﬁ%l%‘ﬁﬁﬁ(“*ﬁ PR
HHEE A 393 BUEL VAR Ué&%f"ﬁ VR 2 B S E AT
ﬂ%W%wﬁﬁ%ﬂi@bjﬁ ﬁﬁ%fhEﬁmf@E%ﬁ%*%&ﬁ
R HIEI S A R AT PO A T PR e
Eﬂjf FRfsL s |%$Fb§§1;z‘r’ﬁ=m | SpE L TR H“g‘ﬁ; 393 BYFE F'J SR L(ISF S
FERIPURGL > PPl R TS SRR erp ua%: gt
LR -1l ﬂﬁﬁﬁ%‘zﬁﬁ“@m % 7 kiﬁé'{ﬁ'm%ﬁ* » PRI SR )
A —X@W%ﬁwwWWwM#;J@iﬁﬁﬂﬁ’ﬁ@ﬂﬁﬂﬁmm

SRR RS 3 9 WG P SRR B A
BEE ‘%‘Eﬂjff&ﬁfﬁ#ﬁ*%l&aﬁi R BT EAFIRE o PP S S SR 0 3 iR

“'EEEN*T LAY X@fﬁ'ﬁﬁ#ﬁ%ﬂ“% EIE‘EJ S 5 ReE 1R PR TR
JFIJ%’E‘%:% ﬁjfﬂﬂim FEESREEEI | RRRETE 5 L)e7) SH1 38 f RAROZ R
SRER BT 2 W SR AR - R P e e 1 R
SPEBSAR 7 b PR R SO BT 3093 BRLE T R SR A
W ST R -

4. R DOSEEIRS o EE R SRR IV 25 %Eﬁ;ﬁ]fﬁﬁggmé]ﬁjﬁér 4
S NI w‘“ ﬁlﬁmﬁﬁ}%ﬁfﬁﬁ?w%ﬂ%&m E% ) #rib‘"?
a~@ﬁk%ﬁﬁ%m ;/Rwﬁiww’ubqﬁ S it
ﬁ IEE F’j* G m;ﬁﬁﬁf?‘ﬁﬁ 38 <f REIUZ ER S0 [T g B A S EE B [
l**’/ @ﬁﬂ 1 T RS AP R A e BR B s Xﬁgu{;rj&

= *ﬁ TS 38 o REROZ R SR B ﬁlfl/‘ I f%@ﬁ:@%ﬁﬁwnﬁiﬁi =9

Pk T 8 [RRVITER | IR R ”E’Baﬂﬁéﬁ%@ﬂ#ﬂ E"’JBI’T’E’;WEIEI"*“ HEH
Lo B CHRMPRIREE==TE) 51 8 FIEJ’JFJJL P BB P G
ijif@%?ﬁ‘ﬁ?ﬁqﬁj [ﬂ UL R bﬁﬂj?;{ U RN R ¥ A Fg%%i“

MR s ™ i LR R S B



5 E;i lg'lﬁj[ﬂll“%{/[ﬁ\ :
(1) P R R R (E) LRI 398 PR~ LR 7
sl e 2 e e (2

(2) Friter 393 YRR Ak 5 B () %ﬁ“gamﬂiﬂ Bl R
EEAIAB (98 SR A P S
1%@5@@%@[73/@}3??[HI%FIJﬁIﬁTJﬁ(’rﬁ[Fﬂ(qjﬁli%qffﬂ [FL' i)
e/ Sl [w*ﬁi%ﬁ’?l%'wzﬂ AT 0 o IR T 393
%Fgfé’?‘/ﬂia’iﬁ«p C D EJEFP FJ%E LS

F"'E*?ﬁ“"
@ VAL L PR R g |
Lo R EREE RRGL > 2 e AU R R
F?*" [’ﬁ::%rﬂ

4) -pE ’*FTEETF% 25 A AP o (72 Bk OS] B f I T ﬂFﬁl[ﬂ 393 ByFE R
ﬁl%{ﬁg&},l—.{ A\",I”—k—kﬁj&/%‘j} .

(5) “FIETPvAH U*“ﬁﬁﬁ'—]‘é’i%‘ﬁ‘r?ﬂ#ﬁ %’%E{Uf; bR AR R AR
VgL Ry o OSLE ) A P T A Rl (A
AIIE | ey (R T s I

(6) Pui% A =Py B Fﬁl O T P I o ] N

1TEJFJ'J {“F/% ARG 38 O R R S %“Eﬁ T SR
B k] mﬁﬁﬁj il féz?f[ﬂ BT fiipwlg[%ﬁ[ggggﬁgjr%q vl
EL o

0. ]3% [ﬁ[@f%&g 7 3;1';‘[E (&2 %1 EJJ F R [i%[ﬂll“%& iR2ES ] E;iUEJJ F FI [ﬂl’_‘%]—”jﬂ}
s

1. UEJJF ,i[FIIJ“EEEIj}‘FIL[" I*“Whﬁj[m*]ﬁ[bﬁ [Fblnﬁtjl},[ﬂmggﬁu@%%F
FILJ?E#E IJ;'WJ‘”F%’?E[ M iwr?fif,%ﬂ @ﬁ@n *E"Tﬁv‘[ cler,I;I IR ik
P [T VAR T i 398 BUR ;f%«’ag#lﬁﬁ%m'@ﬂa S SR Y
Rl Tm"“%k’g'* N *ﬁﬁﬁ Jﬁ*ﬁ[[f SR RN -

8. Fﬁ[ﬂ@fﬁﬁ PR BN MRV AR 2= ST A R
FPUIpERIRRE R IRL PSR E FUT'E# FaRUR R et - 7 W PR3 T2 oAbl
%ﬂ%%?ﬁ#ﬂ fragi T o PR S R T «ﬁﬁpﬂw IR R
PVER

9. PSR YU A B A RUAERL - (] 393 IR B
/Fu El%ﬁﬁ_—& HF[JIEI tre ~ —\;[ﬁﬁj,—f _,H—J-L[I;__,Iy—$ F{FJTL‘E : '—f'fF['ﬁl+j[‘Ji‘



I T RS e
THATEAR I 7 N (E e el
mF[ Jl:IFI / EL'IF E%%*%

10. [ipsE i - & I*JFU“ lﬁﬁl‘f%'"ﬁ PRI SR F%EJ
ﬂJE-[EE%o

1 Wéﬁiﬁ%me%%ﬁﬁ@ﬁﬁﬁgﬁgkiﬁ,ﬁmyiﬁg3%
PIRSURCRIE T S i

12, [Rip@BE AT B T PE YT rﬂmFIF T 5 0= AR
LR R S R Y IHFJ J AR H M uapf'*%‘;' A (S
U PRI 393 SRR R ETHORTH 7 N ST RS e
PP R U0 30 BVt e sk ey o Prby LR P 3P % AR SRR TH]
EET °

13. AP 7 U A 3931*%F§5EJ5§%<|’F9§=FIEU L Ellﬂfﬁl?%'*
R ST T SN " AR "ﬁl SRS = ’FE'F%J%H"“

B R [0 &wif*ﬁgﬁm IR~ Ao ﬁﬁ
{1 R 2 AR AU ] P U Y I TR B
153K 2 B RSO [

14, Th& FBEEIRA UﬂF%ﬂ?¥ﬁﬁ%ﬂﬁEQWfﬁwﬁkaﬁﬁ%
ot miiﬁﬁ“&lﬂﬁﬁﬁﬂ PRI E | | = R AR R RE ST
ﬁaﬁﬁﬂﬂﬁ q%“ﬂ%iﬁﬁﬁ*r%y“ﬁ%ﬁ@fﬁﬁmﬂﬁ%%
= b «ﬁﬁ*ﬁﬁip[ rjﬁiﬂﬁl»ﬂi e R R ELEUE T FFQF[EG = A= ﬁgm
TEEREfST [ )T Fﬁ%ﬁ FA ﬁﬁ“ﬁﬂﬁﬁhﬁﬁlﬁ SR AR R
ASIETIR VAR T2 E%fi_ﬁiﬁ'yﬁ B ZWﬁmjﬁq@flj%%E
A& @E§1F$E%§i$¥ 393 BRI F TP k"ﬁ% FIf);Jﬂéﬁaﬁﬁﬁ THL

L‘{Jul‘?lﬁj F 2 E ﬁ*ﬁiﬁl%’?lﬁiﬁlﬁﬂﬁﬁ[ﬁg jﬂm THE A *\ﬁﬁ‘.i ET N
ﬁvﬁi]zﬁann o

15. 4z U;JJF T [UER A F SRR RO pl- R AL
T 2 PR E S e 5 2 ARV IEERS]S > = AT 0 (2 o ©
ﬁﬁﬁ J;F@Eﬁjﬁﬁ;;‘ F TRE > By J%ﬁgliﬂ ﬁﬂﬁk@ \@F[JI';;?J\EJQ}:’\#& IR © [
?ﬁ%%wwwfk%ﬁabﬁﬁmmﬁk%ﬁwﬁ%bﬁvEMW@’%V?
LSS PR T



16. B9 = W %F;@“E,%WEJJ FATEE [pIVIER A o e iﬁﬁmmﬁ'ﬂ%ﬁﬂ
R AR e Fl = (7 SR ORL 3 e 5 | 3= AR ey B S
e ) TS g P TR A e
UL F‘E[[ﬁﬁ?wb?ﬁf&gﬁ'fﬁfﬁﬁ A s J%HTE Fi%*ﬁﬁ‘ T PSSP
S I&*ﬁ'ﬁ‘*ﬁ?ﬁ*@&l'ﬁﬁ °

17. ﬁF‘T:y L %F A 5 UﬂF FIJ[HH‘%%E% pﬁ(ﬁvl%ﬁl SIS kz\#ﬁﬁm&iﬁ,ﬁﬁ%
SR o AR AR #lﬁ[ﬁg’?‘/ﬂﬁﬁ% THE AL TR O I*B?FI“' T
Fp?%ﬁ“i%%ﬁ’é@@ﬁ‘rﬁ&{iﬁ TE] AR PR R ’Z#@aﬁrpfr
ﬁ&*éﬁ’ﬁ PR E‘lJﬁ‘u”irar%EJ TR vﬁ SRR riFd%VFE'ﬁ,F[
A0 > (P FS W VT 21 1 AR S S I A RE > 2 S S
SUEDEES N IR IJ;'ﬁ 9 BTGk P T e F*ﬁﬁ“ﬁrﬁ‘?ﬁ#ﬁ kit
G PIRE A R [ RLATIRS T R S R AR AR 4T A g

18. [RpERE 1RS> PIoRT %5”393%E95§ﬁ3i&rﬁli?ﬁiff PRI S
%ﬁ?\%l&ﬂ*ﬁ%fﬂ@ﬁﬁ%@ [F o P9t > Pagen > B PFRVIRES L IR 8
(2587 R SR VDR o O B T T A SO R CR R e
Il By 8 v H%F}FJ’FE'%%’@E%F{UPJ}E‘ °

19. PHEREH R Bl kﬂﬁﬁwﬁi%iﬁlﬁmﬁ T oD E Y
IR PO TR (19 P g BT AL
ERY = 0 f&_mmfﬁﬂ B EE'%M = “«ﬁlﬁx% DE: EJ?WIEJ o
HIPARBST] o8 w7 ?wdmli‘ﬁu 2R [f] F e ERTHIRER J%ﬂ?ﬁ_?'ﬁlz’é”ﬂ
E“gﬁr’@ R Ff'*'ﬁi” I?Jt b *ﬁﬁﬁ“ %llﬁl“ %Tf&l’*’jl’?ﬂ’ I'J;'P'fﬁﬁﬂ?ﬁt[%i%’i

%“‘FF’F F%J%'ﬂ‘ PSP TR A A “ﬂﬁﬁr ’?gz’ﬁﬁ “F‘f%ﬁ RS
I ﬂﬁﬁ SREFETHIET Qﬂmﬁ?ﬁ*ﬁdlﬁ“j *ﬁmj'ti/[llfl = RIS
5 ‘*ﬁﬁﬁum y bE[wi**%f’dHlf‘F‘”’?E R R BRI S
— AR —n JEE“‘E’E%‘FF? : ﬁ‘lﬁIfégﬁjﬁﬁﬁ], T B

20. UF—J‘F R R CREPRIRYEERYEN]) 57 8 FEph (b W IR
) £F~°7JF[J£§J£ (o ob T rRLl ) (20 T A e R ) o o
a2 PP 40 AR R (U D (1 4555 8
(B[P 40 4y [ELPA 70 Ay of gt o8 R ff o oy
FIRTIROSE > (PR VRS M (BRR 27) > [FIOHE RS 150 = 15 000
T AR OB S P - T - PR S S (P R
VSR B B ) 393 SRS SLRCIE O K 1) i g
HA R R BRI T IR T B E TR A



LR AT R - B R Y 8

@;ﬁ##ﬂﬁ1%@a3%5fﬁ$Fﬁ@aahFW%mﬂu*ﬁ%%ww@
[J A JELE&:%’SFU%LE l&’ﬁﬁﬁ'%]’dﬁj U*“Fﬁ%ﬁkﬁ

*ﬂﬁ?ﬁ?ﬁ“ o BEGRAPIEIT 2 5 T BV VAL (EREE F”jﬁflﬁ‘iaﬁxﬁﬁﬁ
4%@%@,ﬂfﬂﬁmfbﬁ%ﬁb¢ W~EW‘ﬁk1ﬁwﬁ%%ﬁﬁ
[ﬂ FL“‘FE“ 393 YR SR R E TPy ¢ *Tﬁﬂﬁr@ ‘ﬁlTEFU TR ﬁ@ﬁ% (i S
BB ORGP A s E‘lrf”ﬂ% A RRIR *”*:
I BRI R PR R B

22. [RESHREIRT > YRR AR - REIPTP R R T R B A
Sl (T It AR DT R e 3 ML %) D] > [N
rﬁﬁzﬁﬁ sf\H ?L;Jnr»[ %F AU Bl e Py CEAIR T ] ?[P,JIJT&EJZFA AL B E gu}ﬂjﬁj
PRI VBT TR IR -

23. ‘?“J%ﬂ ’E&:%Tﬁlﬁkﬂﬂ Hi 393 YR AIE U—K“F{ﬂﬁfﬁ %tﬂ #[%Emgﬁl

Lo FHIIRL = > ARV IR - 2 ﬁ‘#ﬁfrﬁl’p& R o |*51>%f%§ﬂ LR

ﬁﬁﬁﬁiﬁ‘} IR 2 BRL - (S [V E b B R O -
Sl R FJYEJFF FE > 1) o [V 7 303 SRS B IF Rt

24, RS LRI P L R PR S [
I SR - ﬁﬁw RN A F i B TREEOEFE - HIe
F,#ID;?I O mﬁﬁﬁm' * [ m‘fF[' E iy S %@bgjlﬁﬁqu TRPIHR -

25. %%Uﬂlgﬁh @ %Elﬁéﬁh[li”r‘%:ﬁF F[J?ﬁ{#

—m

26. = I B PR ORAN -

27. PSR PR TR AR EERES L i 2
S R B B P S P
jﬁi— VP ﬂjpmﬁ - %F Il E”Fﬁriﬁﬂfuiﬁ BT
i F'Eh N kiﬁﬁ APV ‘ﬁl@ﬁ (R RL AR

28. [USRGFEIRT B WA F R kﬂﬁgﬁ%ﬁ% AEaiEs]
FPAFRHFO BRGS0 20 1393 YRS L R < Py ST LR e e
E% AL -

29. :;fmﬁ%iﬂﬁ I e F%J%%fnﬁ‘



N
&
4\ &
Y,
45
o, &
i
’ \ The Dynasty
3
f‘ ¢l
s T
piciitd
Cfice
BB TR 10HBA
10m SET BACK FOR
AIR VENTILATION
l‘c:in_A:-—\
% ey S,
@ s ",
A ¥
Bty
R P2 Pk E“&%‘ﬁ
w EMLEIOET & Chelsea Court
RARYE Y e
o Fr ve\ B e
LANDSCAPED s
NON-BUILDING e 3 Piiss
AREA a0 Y

BB
DRAFT PLANNING BRIEF

PoTe) Teniis
" Court
prE

Gfice:
ANBEIREO10KEBA

10m SET BACK FOR
AIR VENTILATION

€55

R
Childsen Cycling Area

The Dynasty

Ty,

Y,
el
G

.
%

%

HIEAAR S
T
LANDSCAPED

NON-BUILDING ¥
AREA o

Fdy
Padium

did
Chelsea Court

BRRIZET AU B A IEITS
PROPOSED REVISED DRAFT PLANNING BRIEF

FREEMN20145F28 190 521 - TR R
ARIBE#ESR 6-SE-200/258 A 7-SW-16C/21A

EXTRACT PLAN PREPARED ON 19.2.2014
BASED ON SURVEY SHEETS No.
6-SE-20D/25B AND 7-SW-16C/21A

MBI AR TR AR IEET
PROPOSED REVISION TO

R EE
PLANNING
DEPARTMENT

DRAFT PLANNING BRIEF

BEEE iifpas
REFERENCE No. ANNEX

M/TW/13/27 I




EBSEEEEAH
TSUEN WAN :
MULTI-STOREY ;
{CARPARK BUILDING | Q/,, 5

EREN LR

(€9
Tsuen Wan §
{2ayside)

a8
OUPIER

ERTIBEIBIOIR | s
TSUEN WAN :
TOWN LOT No. 393

| ERAEBLE
; Tases Wan 7

e
b g ] ’ ‘ / A
PROPOSED SHORT TERM ' o ; v 94 3 /- uman
TENANCY FOR . i WDR‘KS : CONTAINER
FEE-PAYING CARPARK
AT KWAIYUE STREET
KWAI CHUNG

SESUEIC
CARGO HANBLING AREA

SEWAGE SCREENING PLANT —.
.,

vy - : xr i %
| o =
/\
popmn s, pasns | ol vl »
¢ e 2
2 H
EXTRACT PLAN PREPARED ON 5.2.2014 LOCATION PLAN :
BASED ON OUTLINE ZONING PLANS No,
SITWI31 APPROVED ON 7.1.2014 AND BEERE Pt
S/KC/26 EXHIBITED ON 20.4.2012 REFERENCE No. ANNEX
SCALE 1:12 000 HBIR : M/TW/13/27 I




	1 STS-KMC352-14022112290.pdf
	2.1 393_Rev D PB_MPC (2nd)
	2.2 Appendix I_393 Rev D PB
	The Site
	Surrounding Land Uses
	PLANNING DEPARTMENT
	JANUARY FEBRUARY 2014

	3 STS-KMC352-14022112310
	4 STS-KMC352-14022112340
	5.1 Appendix II_393 MPC Paper (1st)
	5.2 Appendix III_MPC (17-1-2014) Minutes
	71. With the aid of a powerpoint presentation, Mr K.T. Ng, STP/TWK, presented the the draft planning brief for the “Comprehensive Development Area (7)” (“CDA(7)”) site at Tsuen Wan Town Lot (TWTL) 393 as detailed in the Paper :
	(a) the subject site, with a site area of about 14,160m2, was located to the west of the junction of Yeung Uk Road and Ma Tau Pa Road, Tsuen Wan;
	(b) the subject site was originally zoned “Commercial” (“C”) and subject to a maximum plot ratio of 9.5 on the Tsuen Wan OZP No. S/TW/19.  Since 2008, PlanD had consulted the Tsuen Wan District Council (TWDC) a few times on the development parameters of the proposed development at the subject site.  The zoning of the site and the development parameters of the proposed development had been amended in response to the comments of the TWDC;
	(c) considering the strategic location of the subject site and TWDC’s comments on air ventilation, development intensity and open space provision, PlanD had proposed to rezone the site to “CDA(7)”.  Restrictions on building height, gross floor area and the requirement for a non-building area (NBA) were also stipulated in the Notes of the OZP;
	(d) on 16.5.2013, the draft Tsuen Wan Outline Zoning Plan (OZP) No. S/TW/30, incorporating the relevant zoning amendments, was exhibited under section 7 of the Town Planning Ordinance (the Ordinance).  On 7.1.2014, the Chief Executive in Council, under section 9(1)(a) of the Ordinance, approved the draft Tsuen Wan OZP.  On 17.1.2014, the approved Tsuen Wan OZP No. S/TW/31 was notified in the Gazette under section 9(5) of the Ordinance;
	(e) the “CDA(7)” zone was intended for comprehensive development/redevelopment of the area primarily for residential-cum-commercial uses with the provision of a public open space and other supporting facilities;
	(f) it was proposed that the eastern portion of the site was to be used for commercial development to help screen the adverse impacts of traffic noise and traffic emissions and to address the industrial/residential interface issue.  The western portion of the site was to be used for residential development;
	(g) development within the site was subject to a maximum GFA of 99,120m2 (equivalent to an overall plot ratio of 7), of which a GFA of not less than 39,365m2 should be for domestic use and a GFA of not less than 59,755m2 should be for non-domestic use.  Assuming an average flat size of 50m2, it was estimated that the site would provide some 788 units;
	(h) the site was subject to a 2-tier building height restriction.  Developments at the eastern and western portions of the site were subject to a maximum building height of 150mPD and 100mPD respectively;
	(i) a number of urban design considerations should be adopted for the proposed development on the site.  These included variation in the building height profile, a no-podium design and the provision of sensitive layout and disposition of buildings to achieve better air ventilation and avoid creating ‘wall effect’;
	(j) a 38m-wide landscaped NBA in between the two portions of the site and aligned with Chung On Street should be provided to facilitate wind penetration.  It should not be counted as a public open space and should be provided by the developer and managed and maintained by the owner of the commercial portion of the development at their own cost.  It should be open to the public free of charge at reasonable hours;
	(k) a 25m-wide wind corridor in the form of NBA at the southern part of the site near Tsuen Wan Park should be provided.  No building structure should be erected thereon.  However, subject to the findings of the Air Ventilation Assessment (AVA) to be conducted by the prospective developer and the Board’s approval at the MLP submission stage, the exact alignment and width of the wind corridor might be varied;
	(l) a setback of 5m from Yeung Uk Road and Ma Tau Pa Road and a setback of 10m along the north-western site boundary adjoining The Dynasty (TWTL 394) should be provided to enhance air ventilation;
	(m) a Visual Impact Assessment and an AVA should be included in the MLP submission to ensure better visual permeability and air ventilation;
	(n) an at-grade public open space of not less than 1,300m2 should be provided in the commercial portion of the site.  The public open space should be provided by the developer and managed and maintained by the owner of the commercial portion of the development at their own cost, and open to the public free of charge at reasonable hours; 
	(o) private open space of 1m2 per person should be provided for the residents of the proposed residential development.  A greening ratio at a minimum of 30% should be adopted for the site.  At least half of the greening should be provided at grade or at levels easily accessible to pedestrians;
	(p) a Landscape Master Plan incorporating various landscaping requirements should be included in the MLP submission.  The future developer should pay special attention to the interface between the proposed developments and the 38m-wide NBA as well as the public open space;
	(q) footbridge(s) connecting the existing footbridge at the junction of Yeung Uk Road and Ma Tau Pa Road via the subject site to The Dynasty (TWTL 394) should be provided, managed and maintained by the future developer at their own cost.  The footbridge(s) should be open to the public at all times.  A direct barrier-free pedestrian walkway which would link up with the footbridge/walkway system and the public footpath along Yeung Uk Road via the commercial portion of the site should also be provided;
	(r) all parking and loading/unloading facilities should be provided in the basement in accordance with the Hong Kong Planning Standards and Guidelines and to the satisfaction of the Commissioner for Transport (C for T).  A comprehensive traffic impact assessment should also be submitted by the applicant to the satisfaction of the C for T; and
	(s) the applicant was also required to submit an environmental assessment and a drainage and sewerage impact assessment; and
	(t) subject to the Committee’s agreement, PlanD would consult the TWDC on the draft planning brief.  The views collected together with the revised planning brief incorporating the relevant comments, where appropriate, would be submitted to the Committee for further consideration and endorsement.

	72. In response to a question from a Member, Mr Wilson Chan, DPO/HK, said that the requirement on the provision of a public open space was incorporated into the draft planning brief in response to the comments of TWDC.  TWDC was concerned that the proposed public open space would attract homeless people if it was open to the public 24 hours a day.  Therefore, it suggested that the proposed public open space should only be open at reasonable hours.
	73. In response to a question from a Member, Mr Wilson Chan said that the AVA study conducted in 2008 recommended that an air path at the southern part of the site be provided to improve air ventilation.  Therefore, the requirement of a 25m-wide wind corridor in the form of a NBA at the southern part of the site was incorporated into the draft planning brief.  The developer would be required to submit an AVA for the consideration of the Committee during the MLP submission stage.  Subject to the findings of the AVA, the exact alignment and width of the wind corridor could be varied.
	74. In response to a question from a Member, Mr Wilson Chan said that the subject site was originally zoned “C” for hotel development.  However, in response to the comments of TWDC, it was rezoned to “Undetermined” pending a review of its land use and development parameters.  After further assessments and taking into account the comments of TWDC, it was rezoned to “CDA(7)” primarily for residential-cum-commercial uses.  He further said that the ratio between residential development and commercial development was determined based on the composite formula stipulated in the Building (Planning) Regulations and having regard to the maximum domestic and non-domestic plot ratios applicable to Tsuen Wan in general.
	75. After deliberation, the Committee decided to agree that the draft planning brief was suitable for consultation with TWDC.  The views collected together with the revised Planning Brief incorporating the relevant comments, where appropriate, would be submitted to the Committee for further consideration and endorsement.
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