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Proposed Comprehensive Residential Development in “Undetermined” Zone at
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Proposed Comprehensive Residential Development in “Undetermined” Zone at
Various Lots in D.D. 103 and D.D. 115, Tung Shing Lei, Nam Sang Wai, Yuen Long
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Proposed Comprehensive Residential Development in “Undetermined” Zone at
Various Lots in D.D. 103 and D.D. 115, Tung Shing Lei, Nam Sang Wai, Yuen Long

EXECUTIVE SUMMARY

This Planning Application is submitted under Section 16 of the Town Planning
Ordinance (Cap. 131) (the “TPO”) in support of the proposed comprehensive
residential development at various lots in D.D. 103 and D.D. 115 in Tung Shing
Lei, Nam Sang Wai, Yuen Long (the “Application Site”). With an area of about
53,584m?, the Application Site falls within part of the Tung Shing Lei
“Undetermined” (“U”) zone on the Approved Nam Sang Wai OZP No. S/YL-
NSW/S.

Despite the Government’s efforts in actively reviewing suitable “Green Belt”,
“G/IC” and “Open Space” sites in the whole territory in meeting with the shortage
of short-to-medium-term land supply, the sites being rezoned are often in limited
scale, and objections from locals are often received in the rezoning process. In view
of this, we are aware that there are areas in Hong Kong that are of considerable size
and high development potential, for instance, the “U” zones, which unfortunately
have been left behind in the Land Supply discussion.

The Application Site was first covered by statutory plan in August 1990, which was
within the “Unspecified Use” area. The Application Site was then designated as
“U” zone since June 1994. The Application Site, as a relatively large piece of flat
land, is a piece of land with high development potential. Nevertheless, the
Application Site has been left idle for more than 30 years with no solid plan for
redevelopment as of today. From site inspection, majority part of the Application
Site is left unused or occupied by squatters and brownfield operations in shattered
structures, where industrial/residential interface issues are frequently observed
causing environmental degradation of the surrounding environment. Despite its
ready availability, over the years the development of the “U” zone, including the
Application Site was left undecided pending the finalisation of West Rail Line
(“WRL”) and Yuen Long Bypass Floodway (“YLBF”) alignments. While the two
major infrastructure projects were completed in 2003 and 2006 respectively, the
Application Site has been retained as “U” subject to future land use review. The
current vacant status of the Application Site is considered a wastage of readily
available land supply locating right next to the Yuen Long New Town.

Locating between the two major residential clusters at Yuen Long New Town and
Kam Tin North, the “U” zone is considered a valuable land resource in forming an
organic new town extension in meeting societal needs for housing land and
providing transitionary connection between Yuen Long New Town and new
residential developments in the Kam Tin North area. Formed with a flat terrain, the
“U” zone is readily available for development. It is also served by comprehensive
road and railway network owing to its adjacency to Yuen Long New Town. Apart
from land use optimisation, developing brownfield sites could help address land use
incompatibilities in the rural New Territories and is important to improving the rural
environment.

Although numerous planning applications within the “U” zone can be found
throughout the years, majority of them are temporary use for car parks and open
storages, while the permanent planning approvals are often piecemeal and unable
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Proposed Comprehensive Residential Development in “Undetermined” Zone at
Various Lots in D.D. 103 and D.D. 115, Tung Shing Lei, Nam Sang Wai, Yuen Long

to realise the development potential of the “U” zone. To ensure comprehensive
development of the “U” zone, the Applicant has prepared an Indicative Layout Plan
(“ILP”) that covers not only the Proposed Scheme at the Application Site, but also
include indicative development proposal for the remaining part of the “U” zone.
Echoing with the Government’s intention for public housing development in the
Chief’s Executive 2019 Policy Address, the major parts of the “U” zone with
fragmented ownership (i.e. constraining implementation of any developments) have
been reserved areas for potential public housing development at location closest to
the Yuen Long New Town and along existing development and established road
networks. Indicative proposal for third-party private lots have also been assumed
on the ILP and ensured their right-of-way preserved and future development
potential will not be deprived. Technical assessments that take into consideration
the ILP for the entire “U” zone have also been conducted to demonstrate the
feasibility of the Proposed Scheme at the Application Site while not pre-empting
the future development potential of the remaining areas of the “U” zone.

Making the most of the unique location, a green corridor running along the east-
west direction is proposed to revitalise the underused space beneath WRL, which
serve for dual function as a pleasant open space/ pedestrian linkage for residents,
visitors and the public, while at the same time serve as one of the proposed
breezeways for the “U” zone. The design of the green corridor is also intended to
link up the built heritages including Pun Uk and Lau Village Houses found in the
“U” zone that will be retained in-situ, and to be integrated to the open space design
for preservation and for public enjoyment.

A sensitive design approach has been adopted for Proposed Scheme at the
Application Site to ensure compatible nature and scale with the surroundings. The
Proposed Scheme will replace the existing brownfield uses by a modern standard
and properly managed private residential neighborhood. The development scale
gradually steps down from west to east to realise a visually harmonious built form
with surrounding developments, while at the same time taken into account the Shek
Kong Airfield height restrictions. Tower blocks are carefully dispositioned to
minimise environmental impacts from railway and road traffic. By accommodating
car parking and internal roads at basement level, vehicle-free and thus pedestrian-
friendly walking environment will be promoted at the Application Site. Respecting
the proximity to the Tung Shing Lei Egretry, low-density residential development
and landscape design focusing on nature preservation and biodiversity enhancement
have designed on the northeastern portion of the Application Site to minimise
disturbance, while at the same time create a carefully designed and managed
environment that create a more enabling environment for the migratory birds. With
the Proposed Scheme at the Application Site in place, a total of 3,565 residential
units will be provided in short term under private initiatives, which can contribute
to approximately 27.6% of the Government’s annual target of private housing unit
supply!. It is anticipated that approval of the Proposed Scheme at the Application
Site will serve as a catalyst to unleash the development potential of the entire “U”
zone. With reference to the ILP prepared by the Applicant, full development of the

! Average annual housing supply target estimated from total housing supply target for the ten-year
period from 2021-22 to 2030-31, as stated in the Long Term Housing Strategy Annual Progress
Report 2020.
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Proposed Comprehensive Residential Development in “Undetermined” Zone at
Various Lots in D.D. 103 and D.D. 115, Tung Shing Lei, Nam Sang Wai, Yuen Long

entire “U” zone is anticipated to provide a total of 15,212 residential units, with a
public-private housing mix of 74:26, in-line with the Government’s prevailing
housing ratio and provide a considerable contribution of residential flats in serving
societal need as an organic extension to the Yuen Long New Town. The Indicative
Development Proposal is intended to put forward a well-balanced residential
neighbourhood. The high dense public housing will engage the south and west of
the “U” zone, protected by the medium to low dense private housing in the middle,
which forms buffer for the eco-lake.

Through early implementation by private initiatives, the Proposed Scheme at the
Application Site will be able to catalyse the comprehensive development of the
Tung Shing Lei “U” zone, and achieve the following planning merits:

e Spearheading the comprehensive development of the Tung Shing Lei “U” zone
without compromising the development potential of the remaining areas;

e Unleashing the long-wasted development potential in meeting imminent
demand for developable land in Hong Kong;

e Providing timely housing supply to contribute to territorial housing shortage in
short-to-medium-term;

e Echoing with the Government’s prevailing policy to utilise brownfield sites for
meeting with development need in society and to eliminate industrial/residential
interface issues;

e Ensuring compatibility with the surrounding context and serve as an organic
transition between Yuen Long New Town and Kam Tin North area;

e Adopting sensitive design to protect ecological assets and minimise
environmental impacts;

¢ Embracing unique historical assets in the vicinity;

e Revitalising the underutilised space beneath the WRL viaduct to a green
corridor that serves as an open space for public enjoyment and breezeway for
the “U” zone;

e Resulting in no adverse traffic, drainage and sewerage, water supply,
environmental, air ventilation, ecological, geotechnical and visual impacts; and

e Setting a desirable precedent for optimisation of valuable land resources
without compromising the preservation of ecological assets and long-term
planning intention.

This long-wasted land is considered a valuable land resources for meeting societal
need for housing and as an organic extension of the Yuen Long New Town. By
taken into account of various factors including land use compatibility, connectivity,
infrastructure, environmental, visual and ecological considerations, this
Application could adequately be meeting with the imminent housing land supply
shortfall while creating a liveable neighbourhood which takes into account the
needs of people and nature. We sincerely seek the favourable consideration from
the Town Planning Board (the “TPB”) to give its support to this Section 16
Planning Application.
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