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PROPOSED AMENDMENTS TO
THE APPROVED TAI PO OUTLINE ZONING PLAN No. S/TP/26

1. Introduction

 This paper is to seek Members’ agreement that :

(a) the proposed amendments to the approved Tai Po Outline Zoning Plan (OZP) No.
S/TP/26 (Attachment I) as shown on the OZP No. S/TP/26B (Attachment II) and
its Notes (Attachment III) are suitable for exhibition under section 5 of the Town
Planning Ordinance (the Ordinance); and

(b) the revised Explanatory Statement (ES) of the OZP (Attachment IV) is an
expression of the planning intentions and objectives of the Town Planning Board
(the Board) for the various land use zonings of the OZP, and is suitable for
exhibition together with the OZP and its Notes.

2. Status of the Current OZP

On 8.9.2015, the Chief Executive in Council (CE in C), under section 9(1)(a) of the
Ordinance, approved the draft Tai Po OZP, which was subsequently renumbered as S/TP/26
(Attachment I).  On 14.3.2017, the CE in C referred the approved Tai Po OZP No. S/TP/26
to the Board for amendment under section 12(1)(b)(ii) of the Ordinance.

3. Proposed Amendments to the OZP

3.1 As stated in the Policy Address 2016, housing is still the most important livelihood
issue to be addressed.  The Government has been increasing land supply through a
multi-pronged approach with short, medium and long-term measures to achieve the
target to provide a total of 460,000 housing units in coming ten years.

3.2 To meet the pressing need for housing land supply, a “Government, Institution or
Community” (“G/IC”) site at Yau King Lane/Pok Yin Road in Area 39
(Amendment Item A on Plan 1a) and a “Green Belt” (“GB”) site at Ma Wo Road
(Amendment Item D on Plan 1d) have been identified for residential
developments and rezoning of these sites for residential purposes is required.
Opportunity is also taken to take forward a section 12A application (No. Y/TP/24)
approved by the Rural and New Town Planning Committee (the Committee) of the
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Board on 28.10.2016 by rezoning a “Residential (Group C)” (“R(C)”) site at Yau
King Lane near Tsiu Hang in Area 39 to a “R(C)” sub-zone (Amendment Item B
on Plan 1b), and to revise the building height restriction (BHR) of a “G/IC” site at
On Pong Road in Area 4 from 3 storeys to 8 storeys to facilitate the development of
a proposed clinic building to meet the district needs (Amendment Item C on Plan
1c).

Item A – Proposed Private Housing Development at Pok Yin Road

The Site and Its Surroundings

3.3 The site, with an area of about 3.81 ha, is located at Pok Yin Road/Yau King Lane
in Area 39 (Plans 2a and 3a).  It is currently zoned “G/IC” subject to a maximum
BHR of 47mPD.  The site was originally reserved for tertiary educational institution
and associated uses.  As advised by the Education Bureau, there is no expansion
plan for the Chinese University of Hong Kong and the Hong Kong Education
University to use the site and there is no implementation programme on the site for
education development.  The Education Bureau (EDB) has no objection to
releasing the site to facilitate other development of higher priority.

3.4  The site is a piece of vacant Government land covered with grasses and scattered
trees mainly along its north-western edge. There are existing public drains at the
site and a drainage reserve is required.  Access to the site is via Yau King Lane. The
surrounding area is sub-urban in character mainly comprising low to medium
density residential developments, education facilities, village settlements and tree
groups.  To its immediate north is the sports centre of the Hong Kong Education
University and to its immediate east is a “G/IC” site reserved for facilities of the
Chinese University of Hong Kong.  To the southwest across Yau King Lane is
Cheung Shue Tan Village zoned “Village Type Development” (“V”).  To the
northwest is a “R(C)” site proposed to be rezoned to “R(C)10” (detailed in
Amendment Item B below) and existing low-density residential developments
including Deerhill Bay, Villa Castell and Villa Costa located on hill slope.
Medium-density “Residential (Group B)” residential developments with plot ratio
(PR) ranging between 3.0 and 3.6 are found on the opposite side of Tolo Highway
in Pak Shek Kok.

The Rezoning Proposal

3.5 Having regard to the development intensities of the surrounding developments
(such as Pak Shek Kok developments with PR between 3.0 and 3.6) and the need to
exclude an area of about 1.36 ha occupied by drainage reserve and public road from
the net site area (NSA) for PR calculation, the site is proposed to be rezoned from
“G/IC” to “Residential (Group B)9” subject to a maximum GFA of  88,200m2

(about PR of 3.6 based on NSA), of which a GFA of not exceeding 7,500m2 (about
PR of 0.3) should be provided for retail purpose to serve the  increasing population
in the locality. The requirement will be incorporated into the lease at the land
disposal stage and such intention has been specified in paragraph 9.3.4 of the ES of
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the OZP (Attachment IV).  By adopting a stepped building height concept with
building height gradually descending down from Tai Po Road to the west of Tolo
Highway, a maximum BHR of 50mPD is imposed after taking into account the
low-to-medium density residential character of the neighbourhood.  An indicative
layout of the proposed development and the drainage reserve area are shown on
Drawing 1. It is expected that the site could provide about 1,150 flats.

Air Ventilation Aspect

3.6 According to the Air Ventilation Assessment (Expert Evaluation (AVA(EE))
commissioned by the Planning Department (PlanD) (Appendix Ia),
east-north-east, east and east-south-east winds are identified as the annual
prevailing winds while south, south-south-west and south-west winds are identified
as the summer prevailing winds. With the provision of a 15m wide non-building
area (NBA) running from northeast to southwest along the drainage reserve and the
public road as well as a 10m-17m wide drainage reserve running from northwest to
southeast along the eastern boundary of the site, it is anticipated that the future
development with a maximum BHR of 50mPD would not create significant air
ventilation impact on the overall wind environment around the site except for slight
potential impact in the immediate downstream at the Hong Kong Education
University’s Sports Centre under east and east-south-east winds.    It is
recommended in the AVA(EE) that if the design measures (i.e. the NBA and
drainage reserve) cannot be provided, further quantitative assessments should be
conducted to demonstrate that the performance of any future development be no
worse off than the scenario with these measures.  To take forward the
recommendations of the AVA(EE) report, the requirements of the design measures
and quantitative air ventilation assessment, where necessary, will be incorporated
into the future land lease.  Such requirements have been included in paragraph 9.3.4
of the ES of the OZP (Attachment IV).

Visual Appraisal

3.7 PlanD has conducted a Visual Appraisal (VA) to assess the possible visual impact
of the proposed development on the surrounding areas.  As shown in the
photomontages prepared by PlanD (Figures 1 to 6 in Appendix III), the proposed
development, based on the indicative layout with building heights ranging from 12
to 13 storeys, would not induce substantial visual impact on the surroundings and is
considered visually compatible with the surroundings.

Traffic Aspect

3.8 According to the Transport Department (TD)’s traffic impact assessment (TIA),
with assumption that the site is fully occupied before 2024, the junction assessment
covering the design years 2026 and 2031 reveals that all assessed junctions
including Tolo Highway/Chong San Road, Chong San Road/Fo Chun Road, Pok
Yin Road/Fo Chun Road/Fo Shing Road, Yau King Lane/Pok Yin Road/Cheung
Shue Tan Road, Tai Po Road-Tai Po Kau/Lookout Link and Chong San Road/Fo
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Yin Road will be operating with acceptable performance.  The road link capacity
assessment shows that it would not experience any significant adverse traffic
impact with the proposed development being in place due to the minimal amount of
increase of traffic volume.  Regarding the public transport facilities, as the green
mini-bus (GMB) service between Pak Shek Kok (Providence Bay) and Sha Tin
Central has nearly saturated (occupancy approximately 84%) during the current
morning peak, TD will consider providing  additional GMB route(s) during both
morning and evening peaks period to accommodate the future demand generated by
the site.  An Executive Summary of the TIA report is in Appendix IIa.

Environmental and Infrastructure Aspects

3.9 Concerned Government departments have no objection to/no adverse comment on
the rezoning proposal from environmental, drainage and sewerage perspectives.
The Environmental Protection Department (EPD) also advises that adequate air
buffer distance from Tolo Highway, Po Yin Road and Yau King Lane should be
provided to avoid adverse vehicular emissions.  The requirement on provision of air
buffer distance and relevant technical assessments including Noise Impact
Assessment (NIA), Sewerage Impact Assessment (SIA) and Drainage Impact
Assessment (DIA), etc. would be incorporated into the lease at the land disposal
stage. Such requirement has been included in paragraph 9.3.4 of the ES of the OZP
(Attachment IV).

Item B – Proposed Private Housing Development at Yau King Lane near Tsiu Hang in
Area 39

The Site and Its Surroundings

3.10 The site, with an area of about 3.64ha comprising private land and Government
land, is located to the west of the Hong Kong Education University’s sports centre
and to the southeast of a residential development namely Deerhill Bay.   It is
currently zoned “R(C)” subject to a maximum PR of 0.6 and maximum BHR of 4
storeys.

The Rezoning Proposal

3.11 Pursuant to the Committee’s agreement to the s.12A rezoning application No.
Y/TP/24 on 28.10.2016, it is proposed to rezone the site from “R(C)” to “R(C)10”
subject to a maximum PR of 1.2 and the maximum BH of 55mPD for the northern
portion and 65mPD for the southern portion. About 60% of the site is Government
land and the remaining is privately owned land, of which about 74% is under the
same ownership. According to the submitted Master Layout Plan of the indicative
scheme as shown on Drawing 2a, the site is divided into two portions (i.e. the
northern portion (Site A) of about 1.42 ha and the southern portion (Site B) of about
2.22 ha). Site A would accommodate four residential towers ranging from 12 to 14
storeys to provide 289 flats, whilst Site B would accommodate five residential
towers ranging from 9 to 13 storeys to provide 506 flats. The paper and minutes of
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the s.12A planning application will be deposited at the Secretariat for Members’
reference.

Technical Considerations

3.12 The applicant for the rezoning has undertaken relevant technical assessments
including TIA, DIA, SIA, AVA by Computational Fluid Dynamics, Visual Impact
Assessment, Landscape Assessment, Environmental Assessment and Geotechnical
Planning Review Report (GPRR), which demonstrated that the proposed
development would not result in any insurmountable impacts on drainage, air
ventilation, visual and environment on the surrounding areas.  According to the
indicative scheme (Drawing 2b) submitted at the rezoning application stage,
adequate NBAs, building separations and setback (including an NBA of 26m wide
aligned in the east-west direction within the northern portion, a building separation
of 60m wide aligned in the southeast-northwest direction between the northern and
southern portions, a building separation of 15m aligned in the southeast-northwest
direction within the southern portion, a 14m setback from the site boundary near
Deerhill Bay, and maintaining an open area at the northern-most  portion of the site)
should be provided for air ventilation purpose.  If the design measures cannot be
provided, further quantitative assessments should be conducted to demonstrate that
the performance of any future development be no worse off than the scenario with
these measures.  To take forward these air ventilation measures, the requirement of
their provision will be incorporated into the land lease at the land exchange stage.
Such requirements have been included in paragraph 9.4.4 of the ES of the OZP
(Attachment IV).

3.13 The site is in the vicinity of Tai Po Kau Nature Reserve and natural streams are
found within the site. Members of the Committee had raised concern on the
ecological impacts of the proposed development at the time of considering the
rezoning application.  To ensure that the future development would not cause
adverse impacts on the surrounding areas, the requirement on relevant technical
assessments, where appropriate, would be incorporated into the land lease at the
land exchange stage.    Such requirements have been included in paragraph 9.4.4 of
the ES of the OZP.

Item C – Revision of Building Height Restriction for a “G/IC” site at On Pong Road

The Site and Its Surroundings

3.14  The site, with an area of about 0.45ha, is a piece of vacant Government land
bounded by On Po Road to the north and Nam Wan Road to the east.  It is currently
zoned “G/IC” subject to a maximum BH of three storeys.   The site is surrounded by
a mix of high-rise residential developments and various GIC uses. A multi-storey
(11-storey) carpark, being part of Tai Po Centre, is adjoining the site to the west. To
the south and further west are high-density high-rise residential developments,
namely Tai Po Centre and Tai Po Plaza, with BH from 72mPD to 107mPD. To the
north across a cycle track and On Po Road are Tai Yuen Estate and Carmel Park U
Secondary School with building height of 6 storeys. To the east across Nam Wan
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Road is Sun Hing Garden whilst to the northeast and southeast are a single-storey
sewage pumping station and the 17-storey Tai Po Police Station (Plans 1c and 2c).

The Building Height Relaxation Proposal

3.15 According to the Food and Health Bureau (FHB), the site is reserved for the
development of a proposed clinic building to be operated by the Hospital Authority
and other primary care services to be provided by the Department of Health, with a
view to providing primary care services to meet the district needs. Having regard to
the project scope of the proposed clinic building and the building height of the
surrounding developments, it is proposed to relax the BHR of the site from three to
eight storeys to optimize the use of the site and to meet the accommodation
requirements without causing adverse air ventilation and visual impacts.

Air Ventilation Aspect

3.16 According to the AVA(EE) commissioned by the PlanD (Appendix Ia),
east-north-east, east and east-south-east winds are identified as the annual
prevailing winds while east, east-south-east, south-east and south-south-west winds
are identified as the summer prevailing winds.   It is concluded that the increase in
building height from three storeys to eight storeys would not impose any major
ventilation problem on the overall wind environment.

Visual Appraisal

3.17 PlanD has conducted a VA to assess the possible visual impact of the proposed
development on the surrounding areas.  Based on the indicative scheme and
photomontages prepared by PlanD as shown on Figures 12 to 15 in Appendix III,
the proposed 8-storey development, based on the preliminary layout prepared by
Architectural Services Department, is considered not visually incompatible with
the surroundings.

Environmental and Infrastructure Aspects

3.18 Concerned Government departments have no objection to/no adverse comment on
the rezoning proposal from environmental, drainage and sewerage perspectives.
Like all Government projects, the Department of Health/relevant project proponent
would be required to submit a Preliminary Environment Review (PER) in
accordance with ETWB TCW No. 13/2003 to address any environmental
implications of the project.

Item D – Proposed Private Residential Development at Ma Wo Road

The Site and Its Surroundings



7

3.19 The site, with an area of about 2.28 ha, is a piece of Government land located on a
slope to the north of Ma Wo Road  near Classical Gardens I in Area 6 (Plans 2d and
3d).  The site is largely vacant and covered with scattered tree groups.  According to
the Lands Department (LandsD), 6 Government Land Licences (GLL) for
cultivation/ temporary structures, 3 graves, 5 urns and over 10 domestic structures
would be affected. There are also some temporary structures not covered by any
form of permits. Site clearance is required prior to land disposal.  Access to the site
is proposed to be via the roundabout at Ma Wo Road.

3.20 The site is located at the urban fringe of Tai Po near Tai Po Market Station.  The
surrounding areas are mainly urban in character with medium-rise medium-density
residential developments including Classical Gardens I, Classical Gardens II,
Dynasty View, Grand Dynasty View and The Balmoral (Plans 1d and 2d).  On the
OZP, they are zoned “R(B)” and its sub-areas, with PR ranging between 1.8 and 3.3
and BH ranging between 8 and 13 storeys.

The Rezoning Proposal

3.21 As announced in the Policy Address 2014, the Government considers that except
for the north of Hong Kong Island and Kowloon Peninsula, which are more densely
populated, it is feasible to generally increase the maximum domestic PR currently
permitted for the other “density zones” in the territory by around 20% as
appropriate.  Taking into account the medium density residential character of the
neighbourhood with maximum PR of 3.3 and the said policy, it is proposed to
rezone the site from “GB” to “R(B)10” subject to a maximum GFA of 72,640m2

(which is equivalent to a PR of 4.0 based on a net site area of about 1.82ha). It is
expected that the site could provide about 1,210 flats.

3.22 According to an indicative layout for the proposed residential development
prepared by PlanD as shown on Drawing 3, the proposed development would be
about 13 storeys in height, which is consistent with the general BH of other
developments in the vicinity.  Since the site is situated on a sloping ground at levels
between 46mPD and 90mPD, to allow design flexibility and provide more certainty
on BH control, the site would be subject to a maximum BHR of 110mPD (which is
equivalent to about 13 storeys in height) and a stepped building height profile
descending from the northern part to the southern part of the site to commensurate
with the surroundings should be formulated.

Air Ventilation Aspect

3.23 According to the AVA(EE) report  at Appendix Ib, the annual wind of the site
mainly comes from the east and southeast while the summer wind mainly comes
from the east, southeast, south and southwest. When prevailing wind comes from
the east, southeast, south and southwest, the development at the site is likely to
create some wake areas on the leeward side. However, there are no sensitive
receivers on the surrounding areas, which are mostly “GB”. On the whole, the
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proposed development will have no significant air ventilation impacts on the
surrounding areas.

Visual Appraisal

3.24 Based on the indicative scheme, PlanD has conducted a VA to assess the possible
visual impact of the proposed development on the surrounding areas.  As shown in
the photomontages prepared by PlanD (Figures 7 to 11 in Appendix III), whilst
the proposed development entails visual obstruction to some surrounding buildings,
it is only visible from a few view points in the vicinity and the effect on public
views is minimal.  The minor adverse visual impact associated with the
development is considered acceptable given the imminent housing supply for the
greater good.

Landscape Aspect

3.25 According to the tree survey conducted by the LandsD, there are 384 trees within
the site.  The site is dominated by fruit trees such as Dimocarpus longan (龍眼),
Clausena lansium (黃皮) and Artocarpus heterophyllus (菠蘿蜜). Some native
trees, such as Macaranga tanarius var. tomentosa (血桐), Ficus hispida (對葉榕)
and Alangium Chinense (八角楓), could also be found.  There are no Old and
Valuable Trees (OVT) and an Aquilaria sinensis土沉香 at the northeastern fringe,
which is protected under the Protection of Endangered Species of Animals and
Plants Ordinance (Cap.586), should be preserved. According to the landscape
assessment by PlanD at Appendix IV, majority of the existing trees within the site
would be affected.  The landscape character will be changed from rural fringe
character to urban residential landscape.  A minimum of 30% green coverage
should be provided in accordance with PNAP APP-152.  Relevant tree preservation
clause, including the provision of a tree buffer planting area along the northern and
eastern boundary of the site, will be incorporated in the land lease and the
respective developer(s) will be required to carry out appropriate greening measures
and tree preservation/compensation proposals in accordance with the established
guidelines1 so as to minimize landscape impact.  CTP/UD&L, PlanD has no
adverse comment on the proposed rezoning from landscape perspective.

Traffic Aspect

3.26 According to the TD’s TIA conducted in 2016, the proposed development would
not impose insurmountable traffic impact to the nearby road network. The junction
assessment covering the design years 2021, 2026 and 2031 reveals that all assessed
junctions including Nam Wan Road/Shan Tong Road, Tat Wan Road/Ma Wo Road,
Tat Wan Road/Nam Wan Road, Tat Wan Road/Fung Wan Road, Tat Wan
Road/Slip Roads to/from Tolo Highway and Ma Wo Road/access road to Ma Wo
Village will be operating with ample reserve capacities and the road link capacity

1  Lands Department Practice Note (No. 7/2007) : Tree Preservation and Tree Removal Application for Building
Development in Private Projects.
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assessment shows no adverse traffic impact on the road links even if the proposed
development is in place. Regarding the public transport facilities, spare capacity is
available for the existing GMB route between Ma Wo and East Rail Tai Po Market
Station for the evening peak period while marginal spare capacity is available for
the morning peak period. To avoid any adverse impact on the current public
transport facilities, it is proposed to enhance the existing or to provide additional
public transport services, such as GMB and franchised bus, to address the extra
trips to be generated. Road improvement works are required at the roundabout of
Ma Wo Road in order to make it suitable for the manoeuvre of 12.8m length buses.
An Executive Summary of TIA report is at Appendix IIb.

Environmental and Infrastructure Aspects

3.27 Concerned Government departments have no objection to/no adverse comment on
the rezoning proposal from environmental, drainage and sewerage perspectives.
EMSD advises that there is a high pressure underground town gas transmission
pipeline (running along Tolo Highway) in the vicinity of the site. A quantitative risk
assessment (QRA) would be required from the project proponent to assess the
potential risks associated with the gas installation. EPD also advises that adequate
buffer distance from Tolo Highway is required to avoid adverse vehicular
emissions.  The requirement on provision of adequate buffer distance and relevant
technical assessments (including NIA, SIA, DIA, QRA and NTHS, etc), if
considered necessary, would be incorporated into the lease at the land disposal
stage.  Such requirement has been included in paragraph 9.3.5 of the ES of the OZP
(Attachment IV).

4. Provision of Open Space and GIC Facilities

4.1 Taking into account the proposed developments under Items A, B and D, the
population of the planning area is estimated to be increased by about 11,700 in total.
Based on the HKPSG requirements and the planned population for the area, the
district and local open space and a range of GIC facilities, except for primary
classrooms and hospitals beds, in the area are generally adequate to meet the need
of the planned population.  The provision of open space and major community
facilities in the planning area is detailed at Appendix V.

4.2 There is a surplus of planned district and local open space of 15.89 ha and 32.51 ha
respectively.  As for the provision of school facilities, there is a need to cater for the
demand for education facilities arising from the projected population. Based on the
PlanD’s estimate, there is a shortfall of 50 primary school classrooms and a surplus
of 111 secondary school classrooms. EDB will keep reviewing the latest
projections and monitoring closely the supply and demand of schools places in the
Tai Po District. PlanD will continue to liaise with the Education Bureau on the
feasibility to utilize those surplus secondary school sites for primary school purpose.
For the shortfall of 121 hospital beds, the provision can be met in a regional context.
The proposed relaxation of building height restriction at the “G/IC” site at On Pong
Road would accommodate more facilities providing primary care services to serve



10

district needs. Relevant departments will take into account factors such as
population intake, provision and utilization of existing facilities and Government
policy and resources in determining the priorities of the facilities to be
implemented.

5.  Proposed Amendments to Matters shown on the Plan (Attachment II)

The proposed amendments as shown on the draft Amendment Plan No. S/TP/26B at
Attachment II are as follows:

Amendment Item A (about 3.81ha)

(a) Rezoning of a site at Pok Yin Road near Tsiu Hang from “G/IC” to “R(B)9” and
revising the building height restriction from 47mPD to 50mPD.

Amendment Item B (about 3.64ha)

(b) Rezoning of a site at Yau King Lane near Tsiu Hang from “R(C)” to “R(C)10” and
stipulation of building height restrictions of 55mPD at the northern portion and
65mPD at the southern portion.

Amendment Item C (about 0.45ha)

(c) Revising the building height restriction for a site zoned “G/IC” at On Pong Road
from 3 storeys to 8 storeys.

Amendment Item D (about 2.28ha)

(d) Rezoning of a site at Ma Wo Road near Classical Gardens I from “GB” to “R(B)10”
and stipulation of building height restriction of 110mPD.

6. Proposed Amendments to the Notes of the OZP (Attachment III)

6.1 Amendments to the Notes of the OZP are proposed as follows :

(a) Incorporation of a new set of Notes for “R(B)9” sub-area;

(b) Revision to the Remarks for “R(B)” zone to incorporate development
restrictions for “R(B)10” sub-area, and to include a minor relaxation clause
on non-building area restriction to the Remarks of the “R(B)” zone to allow
planning application to relax the non-building area restrictions for “R(B)”
sub-areas; and

(c) Revision to the Remarks for “R(C)” zone to incorporate development
restrictions for “R(C)10” sub-area.
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6.2 With a view to support art development, the Town Planning Board agreed on
16.6.2017 to add ‘Art Studio (excluding those involving direct provision of services
or goods)’ as a Column 1 use in Schedule II of the “Other Specified Use” annotated
“Business” (“OU(B)”) zone. As ‘Art Studio’ is currently subsumed under the
‘Place of Recreation, Sports or Culture’, corresponding amendment will also be
made to replace ‘Place of Recreation, Sports or Culture” under Column 2 in the
same schedule by ‘Place of Recreation, Sports or Culture (not elsewhere
specified)’.

6.3   The proposed amendments to the Notes of the OZP (with additions in bold and
italics and deletions in crossed out) is at Attachment III for Members’
consideration.

7. Revision to the Explanatory Statement of the OZP

The ES of the OZP has been revised to take into account the proposed amendments as
mentioned in the above paragraphs.  Opportunity has also been taken to update the general
information for the various land use zones to reflect the latest status and planning
circumstances of the OZP.  Copy of the revised ES (with additions in bold and italics and
deletions in crossed out) is at Attachment IV for Members’ consideration.

8. Plan Number

Upon exhibition for public inspection, the Plan will be renumbered as S/TP/27.

9.      Consultation

Departmental Consultation

9.1 The rezoning proposals have been circulated to relevant departments for comment.
No objection or adverse comments have been received and their comments (if any)
have been incorporated into the proposed amendments to the OZP as appropriate.

District Officer’s Comments

9.2 District Officer/Tai Po has the following comments :

(a) For Item A, the rezoning of a site at Pok Yin Road in Area 39 to “R(B)9”, the
villagers of Cheung Shue Tan may have concerns over the obstruction of
sightline by the proposed residential development. The development on the
southeast side may obstruct the feng shui line from the Tsz Tong of Cheung
Shue Tan. Also, the villagers might have concerns about the increase traffic
flow in future. It is also expected that there would be opposing views from the
residents of nearby residential development, namely Deerhill Bay on
environmental nuisance and traffic issue.

(b) For Item C, the relaxation of the building height restriction to 8 storeys at On
Pong Road in Area 4, the Tai Po District Council (TPDC) has long been
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urging for early implementation of the proposed clinic building in Tai Po and
the location of such use is a matter of concern. Furthermore, TPDC has been
very concerned about the progress of the proposed clinic building in the
district. As such, PlanD or the relevant departments are highly advised to
conduct a formal consultation with TPDC, representatives of the nearby
residential developments, DC members of the constituencies concerned, and
relevant stakeholders on the proposal, before implementation.

(c) For Item D, the rezoning of a site at Ma Wo Road to “R(B)10”, the residents
of Classical Gardens and Dynasty View may have a few opposing views even
though the site is not adjacent to their residence. The residents nearby may
have concerns about transportation problems and the reduction of “GB” zone.

Consultation with District Council, Rural Committee and Local Residents

9.3 On 10.5.2017, the Environment, Housing and Works Committee (EHWC) of the
TPDC was consulted on the proposed OZP amendments.  In general, EHCW does
not support the amendment Items A and D whilst it has no strong views on Items B
and C.  Notwithstanding that, the Chairman of EHWC requested PlanD to further
consult the Tai Po Rural Committee (TPRC), local residents and the concerned
district council members before submitting the proposed amendments to the Board.
Subsequently, TPRC was consulted on 23.5.2017, and two local consultations
arranged by the concerned TPDC members were held on 26.5.2017 and 31.5.2017
respectively.  All parties consulted raised strong objection to Items A and D on
rezoning of sites for residential purpose.  As for Item C on relaxation of building
height of a “G/IC” site, views collected were diverse.  The relevant extracts of the
draft notes of the meeting of EHWC and TPRC are at Appendix VI and VII
respectively.  Letters from LegCo/TPDC members, Ma Wo Development Alliance
(MWDA關注大埔馬窩土地用途大聯盟) and the locals are at Appendix VIII.

9.4 The general views of EHWC, TPRC, MWDA and the locals mainly on traffic
concerns and inadequate provision of community facilities and the responses of
Government departments are summarized in the following table:

General Views Government’s Responses

(a) The Government should have a
comprehensive transport
planning for Tai Po before
proposing zoning amendments
for residential use.

In the planning and land development, the
Government will ascertain the relevant
sites’ development feasibility, and take
into account the road infrastructure and
other supporting facilities of the area.
According to the assessments by relevant
departments, the proposed developments
will not cause negative traffic and
infrastructural impacts on nearby areas.

(b) Consideration should be given to
expand public transport
interchanges at Tai Po Market

TD advises that service enhancement
through a combination of GMB and public
bus services would suffice to cater for the
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General Views Government’s Responses

Station and Tai Po Centre. demand generated without the need to
explore new routes or to expand the PTIs
at Tai Po Market Station and Tai Po
Centre.

(c) The Government should provide
a railway station at Pak Shek
Kok

TD advises that the request to provide an
additional railway station at Pak Shek Kok
involves a territory-wide catchment
review on rail mode transportation and is
beyond the scope of the present TIA.

(d) Suggested to provide a direct
road link to Tolo Highway
(northbound) from Tat Wan
Road.

According to TD, vehicles can rely on
existing routings via Kwong Fuk
Roundabout or Tai Po Tai Wo Road to
access Tolo Highway Northbound.

(e) Tai Po is lack of parking
facilities.  The increase in
population arising from the
proposed developments will
further aggravate the problem of
insufficient parking facilities in
the area.   The Government
should provide adequate parking
spaces to meet public demand.

The comment has been conveyed to TD
for consideration.   TD considers that
suitable amount of parking spaces
complying with the HKPSG would be
provided to meet public demand without
overloading the road infrastructure.

(f) Tai Po is lack of community
facilities, such as library and
integrated family service centre.
The Hong Kong Planning
Standards and Guidelines
(HKPSG) is outdated and cannot
meet the public aspirations.

Various policy bureaux and departments
will formulate and review the planning
standards and guidelines as appropriate,
taking into account established policies
and relevant development requirements.

In reviewing whether those sites would be
suitable for housing development, PlanD
and relevant departments will make
reference to the relevant standards for
provision of facilities as stipulated under
the HKPSG, to assess the community
facilities and open space of the district
concerned, so as to ensure sufficient
facilities to be provided in meeting the
demand of increased population.

9.5 Detailed comments on the individual amendment items and Government’s responses
are at Appendix IX.  In gist, there are objections to the Amendment Item A  mainly
on the grounds of adverse traffic, visual (wall effect), air ventilation, ecological and
feng shui impacts and some villagers request the Government to expand the “V” zone
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of the Cheung Shu Tan village.  For Amendment Item B, the Cheung Shu Tan
villagers also have concerns on the feng shui impacts.  As for Amendment Item C on
the proposed relaxation of building height restriction from 3 storeys to 8 storeys of
the “GIC” site at On Pong Road, some support the proposed amendment whilst the
others suggest to develop the site for a multi-purpose GIC complex, amongst others
with library, social welfare facilities, car parking purposes, and raise concerns on the
adverse traffic, visual and environmental impacts on the surrounding areas.  The
general public views on Amendment Item D on the proposed “R(B)10” zone are
mainly on felling of trees, clearance of vegetation, clearance of domestic structures
within the site, insufficient transport infrastructure and car parking spaces for the
area, causing adverse traffic, visual, landscape and environmental impacts on the
surroundings.

Public Consultation

9.6 If the proposed amendments are agreed by the Committee, the draft OZP (to be
renumbered to S/TP/27 upon exhibition) and its Notes will be suitable for exhibition
under section 5 of the Ordinance.   Members of the public can submit representations
on the OZP to the Board during the two-month statutory public inspection period.
The TPDC and the TPRC will be further consulted on the proposed amendments
during the plan exhibition period.

10. Decision Sought

Members are invited to:

(a) agree that the proposed amendments to the approved Tai Po OZP No. S/TP/26 and its
Notes and that the Tai Po OZP No. S/TP/26B (to be renumbered to S/TP/27 upon
exhibition) at Attachment II and its Notes at Attachment III are suitable for
exhibition under section 5 of the Ordinance; and

(b) adopt the revised ES at Attachment IV for the draft Tai Po OZP No. S/TP/26B as an
expression of the planning intentions and objectives of the Board for the various land
use zonings on the Plan and agree that the revised ES is suitable for publication
together with the OZP.

11. Attachments

Attachment I Approved Tai Po OZP No. S/TP/26 (reduced version)
Attachment II Draft Tai Po OZP No. S/TP/26B
Attachment III Notes of the draft Tai Po OZP No. S/TP/26B
Attachment IV Explanatory Statement of the draft Tai Po OZP No. S/TP/26B

Plans 1a to 1d Site Plans of Amendment Items A to D
Plans 2a to 2d Aerial Photos of Amendment Items A to D
Plans 3a to 3d Site Photos of Amendment Items A to D
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Drawing 1 Indicative layout for residential development at Pok Yin Road for
Amendment Item A

Drawing 2a Indicative layout for residential development at Yau King Lane near
Tsiu Hang for Amendment Item B

Drawing 2b Design layout showing provision of mitigation measures recommended
by AVA for Amendment Item B

Drawing 3 Indicative layout for residential development at Ma Wo Road for
Amendment Item D

Appendix Ia Final Report of Air Ventilation Assessment (Expert Evaluation) for
Amendment Items A and C

Appendix Ib Final Report of Air Ventilation Assessment (Expert Evaluation) for
Amendment Item D

Appendix IIa Executive Summary of Traffic Impact Assessment for Amendment
Item A

Appendix IIb Executive Summary of Traffic Impact Assessment for Amendment
Item D

Appendix III Visual Appraisal Report provided by PlanD on Amendment Items A, C
and D

Appendix IV Landscape assessment provided by PlanD on Amendment Item D
Appendix V Provision of open space and major G/IC facilities in the Tai Po OZP
Appendix VI Draft Notes of EHWC Meeting held on 10.5.2017
Appendix VII Notes of TPRC Meeting held on 23.5.2017
Appendix VIII Letters from LegCo/TPDC Members and the locals
Appendix IX Summary of the EHWC/TPRC/local views on individual proposed

amendment items and Government responses

PLANNING DEPARTMENT
JULY 2017



I
A

T
T

A
C

H
M

E
N

T



































































































































































































































































































































































































































e

†

†

†

†

†

†

†
†

†

†

†

† ††
†

†
†††

†

†

†

†

†

†

†
†

†

†

†
††

†
†

†

†

†

†

†

† †

†

†

†

†

† †

†

†

h

2

2

4
4

4

R

R

V

V

V

V

V

f f

f

l

l

l

l

s

„

6.2

69.5

5.6

7.1

8.5
3.4

81.4

23.8

58.6

8.2

31.5

24.9

6.7

40.5

6.2

64.7

13.5

63.3

10.1

68.9

26.9

63.1

10.9

40.2

28.6

6.9

82.3

9.4

19.5

7.9

82.0

5.9

19.5

6.6

12.2

5.8

5.9

40.5

7.9

8.4

15.3

79.9

16.5

7.4

78.6

44.2

99.8

60.2

6.5

房水抽

中工施

台
看

台
看

ssergorp ni skroW

d
n

at
S

院靜霞龍

01

02

0
3

0
1

04

0
5

05

0
0

1

05
1

05

05

3464

36
64

^

^

<

<

<

<

<

<

<

<

+

+

心
中

動
運

學
大

育
教

港
香

e
rt

n
e

C 
st

r
o

p
S 

g
n

o
K 

g
n

o
H

 f
o 

yti
s
r

e
vi

n
U 

n
oit

a
c

u
d

E 
e

h
T

地墓

里
景

優

路
研

博

路灘
樹

樟

路
西

迴
環

路
城

科

路進科

路
大

樟

路
公

港
露

吐

）
綫

鐵
東

（
鐵

港

D
A

O
R 

N
U

H
C 

O
F

E
N

A
L 

G

NI

K 
U

A
Y

D
A

O
R 

G
NI

H
S 

O
F

D
A

O
R I

A
T 

G
N

U
E

H
C

ENAL GNIK UAY

D
A

O
R 

NI
Y 

K
O

P

T
S

E
W 

TI
U

C
RI

C S
UPMAC

YA
W

H
GI

H 
OL

OT

U
A

K 
O

P 
I

A
T 

- 
D

A
O

R 

O
P 
I

A
T

¼Ì¾

CHEUNG SHUE TAN

VP 5

VP 4 VP 1

¦
R

Å
S
´

T
O

L
O
 H
IG

H
W

A
Y

VP 2

VP 3

•Óªµ¡D¤

®üÆp¡D¤

Providence Bay
¤Ñ½á

Providence Peak

Providence Bay
The Grace

A
B

Figure 1 : Photomontage View Points - Item A & B

LEGEND

BOUNDARY FOR IDENTIFICATION PURPOSE ONLY

PROPOSED AMENDMENT ITEM

VP 1 VIEWING POINT OF PHOTOMONTAGE

METRES 0 200100 100 METRES

SCALE  1 : 5 000



¬°HP5BW½s¸¹7-N

¥»ºKn¹Ï©ó2013¦~1¤ë1¤éÀÀ

Figure 2 : Viewpoint 1 - Photomontage viewing from Pok Yin Road
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Figure 3 : Viewpoint 2 - Photomontage viewing from Chong San Road
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Existing Condition without Proposed Development

Photomontage with Proposed Development

Figure 4 : Viewpoint 3 - Photomontage viewing from Cheung Shue Tan
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Figure 5 : Viewpoint 4 - Photomontage viewing from The Education University of Hong Kong Sports Centre
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Photomontage with Proposed Development

Figure 6 : Viewpoint 5 - Photomontage viewing from Chong San Road
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Figure 7 : Photomontage View Points - Item D
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Existing Condition without Proposed Development

Photomontage with Proposed Development

Figure 8 : Viewpoint 6 - Photomontage viewing from Footpath leading to Viewing Platform
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Existing Condition without Proposed Development

Photomontage with Proposed Development

Figure 9 : Viewpoint 7 - Photomontage viewing from Ma Wo Road
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Existing Condition without Proposed Development

Photomontage with Proposed Development

¶µ ITEM D

Figure 10 : Viewpoint 8 - Photomontage viewing from Ma Wo Road
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Existing Condition without Proposed Development

Photomontage with Proposed Development
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Figure 11 : Viewpoint 9 - Photomontage viewing from Tat Wan Road
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Figure 12 : Photomontage View Points - Item C
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Photomontage with Proposed Development of 8 Storeys
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Figure 13 : Viewpoint 10 - Photomontage viewing from Sitting-out Area at Tai Yuen Estate
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Figure 14 : Viewpoint 11 - Photomontage viewing from Nam Wan Road
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Figure 15 : Viewpoint 12 - Photomontage viewing from Nam Wan Road
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PLANNING
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REFERENCE No. ¹ PLAN

1c

CENTRAL TOWN SQUARE
TAI PO 

SECONDARY SCHOOL
CARMEL PAK U 

SITE PLAN - ITEM C

¥±¹Ï-

PROPOSED AMENDMENTS TO THE APPROVED TAI PO OUTLINE ZONING PLAN No. S/TP/26

¤j¤
TAI YUEN ESTATE

1

Existing PR : 5.16

102.8mPD

No. of Storeys : 36

Existing BH

Non-dom : 0.54

Domestic : 1.94

Existing PR : 2.48

80.7mPD

No. of Storeys : 28

Existing BH

Existing PR : 1.04

22.75mPD

No. of Storeys : 6

Existing BH

46.375mPD

No. of Storeys : 11

Existing BH

Non-dom : 0.18

Domestic : 5.04

Existing PR : 5.22

101.1mPD

No. of Storeys : 33

Existing BH

Non-dom : 1.44

Domestic : 4.22

Existing PR : 5.66

75.9mPD

No. of Storeys : 25

Existing BH

Non-dom : 1.22

Domestic : 4.83

Existing PR : 6.05

106.6mPD

No. of Storeys : 33

Existing BH

Podium : 2 Storeys

Domestic : 20 Storeys

72.4mPD

No. of Storeys : 22

Non-dom : 1.45

Domestic : 4.24

Existing PR : 5.69

89.6mPD

No. of Storeys : 28

Existing BH

69.3mPD

No. of Storeys : 17

Existing BH

Non-dom : 1.57

Domestic : 3.84

Existing PR : 5.41

72.4-104.8mPD

No. of Storeys : 22-34

Existing BH

Existing PR : 1.1

22.65mPD

No. of Storeys : 6

Existing BH

No. of Storeys : 1

Existing BH

G/IC

M/TP/16/42B

BASED ON SURVEY SHEETS No. 7-NW-4D, 5C, 9B & 10A

EXTRACT PLAN PREPARED ON 9.6.2017
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