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Application No.

- = Y/YL-NSW/9
HIE S5
Location/address Lots 1910 RP (Part) and 1743 S.C RP (Part) in D.D. 107 and Adjoining Government
A= A Land, West of Castle Peak Road — Tam Mi, Yuen Long

TCEAF LIRS - HEEMFA L EL5E 107 YJHEREE 1910 SRERE57) K EE 1743
5 C 73 R B (B0 ) AR s B 130
Sitareau About 24 81,550 sq. m FF52K (Includes Government land of about ELFEHELJRF £
AR A £] 15,714 sq. m FI53K)
Plan . . .
] Approved Nam Sang Wai Outline Zoning Plan No. S/YL-NSW/8
A AR DO R AUIZ A K g S S/YL-NSW/8
izﬁ(z)%ng “Industrial (Group D)”, “Open Storage” and area shown as ‘Road’
T (T2, ~ TERIEWy, KB TERE ) BYHTT

Proposed To rezone the application site from “Industrial (Group D)”, “Open Storage” and area
Amendment(s) shown as ‘Road’ to “Residential (Group E)”
BIET (Group ®)

RS Tl (728 ), O ~ TEERICW ) s R EoROy TAER ) At
Ty TEE (KIS A

Gross floor area sq. m Plot ratio
and/or plot ratio TR HEFALEH
= H )
%1@“%@;&/ Domestic About £ Not more than “RZ% 4
T £H 115,942 2.50
I;lso{r%-}c%)mestlc Commercial use | About #\] | Commercial use Not%n;r%/\than
Pl TR 6,0000 | Il Fifi: o130
Covered Covered Not more than
transport lay-by | About £ | transport lay-by I
E%?@}E{%E 3,000 f%iﬁ%i 0070
A A '
No. of block Domestic 6
A FH
Non-domestic 20)
FEEH
Cf/rgpogite 54
GZERR®R




Bu_ilding Domestic - m 7K
}slf(:;gegéN o-of e Not more than 22 103.5 mPD SK(F/KFEEA )
%%W%EE/ Not more than “RZ > 279 Storey(s) /=
Exclude 7%
Basement 1/
Non-domestic Relocated Soy Sauce Factory Portion
FEEH HEREEE
Not more than ~NZj2 8 m >
Clubhouse #xf
Not more than “RZ%JjA 18.5 mPD SK(F /KPR [)
Not more than 2> 2 Storey(s) =
Exclude %
Basement  #/%
Compo§ite - m >R
Syt Not more than R~ZHA 115 mPD SK(F/KPEEAE )
Not more than ~Z5H2 29 Storey(s) =
Exclude 7%
Basement  1))%
Sit@)coverage Domestic {3 Not more than 25> 33.33 %
L aaE Non-domestic FE{F Not more than R~ZH> 100 %
%‘}g’ggm About #J 3,115 Flats {EF2ir
Open space Private A A Not less than “R/DA 8,099 sq. m 2K
R Public /N 4x - sq. m 2K
No. of parking Total no. of vehicle spaces {£ZEA1 S % 398
spaces and loading
/ unloading spaces Private Car Parking Spaces .52 % - i1 370
BEALR FE%E Motorcycle Parking Spaces FiEAZEZEAT 28
BENIELs Total no. of vehicle loading/unloading bays/lay-bys
B B R !
Taxi Spaces HY+-Z-A1 4
Light Goods Vehicle Spaces #4717 =211y
Medium Goods Vehicle Spaces F1%I 7 Z= 241y 310
Heavy Goods Vehicle Spaces EERITTZEZEA1
Small Coach Lay-by /N ZE AT 15
Covered Transport Lay-by 753528 #8{2 E4A 1

(M Calculation based on the residential portion of the development site area of 46,501m? DL& EHI LAV EE IR HEIFH 46,501 “F 7K iHE

@ Including commercial GFA for ‘Shop and Services’, ‘Eating Place’, ‘School’(nursery/kindergarten/language, computer, commercial or

tutorial schools/technical institutes/other types of schools providing interests and hobby related courses for subjects such as arts and ballet
etc.), ‘Place of Entertainment’ and ‘Place of Recreation, Sports or Culture’ uses .35 78I 2R A SRS E E A ERGIE RIS &
Bt SR (ah) LIl 4 HERE/ 15 5 SR PRI PR AR A 3] i) Tl 258/ ZR R C B S T 734 BB B R PR TR A B A
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Including a clubhouse block and the relocated soy sauce factory portion 3% 1 [#{F<=Fi% i A K BB B &8 5

Including 5 residential towers above non-domestic podium G$F 5 [#EASENIE(F S FREEEET

Excluding the transfer plates N FELEFYFEHLE

Including light goods vehicle, medium goods vehicle and heavy goods vehicle loading/unloading spaces EFERFRI 7 7E ~ il 7 F%
ERTTEN R DTEAL
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The information is provided for easy reference of the general public. Under no circumstances will the Town Planning Board accept any

liabilities for the use of the information nor any inaccuracies or discrepancies of the information provided. In case of doubt, reference

should always be made to the submission of the applicant.

Submitted Plans, Drawings and Documents FE3ZHYEN] ~ 2&] 4

Chinese English

H3z L

Plans and Drawings B 2 2& &
Master layout plan(s)/Layout plan(s) 4N & EIERIhfEik1t O
Block plan(s) BEFEAIE K O O
Floor plan(s) =1 & L]
Sectional plan(s) 7k iLA] O
Elevation(s) 17L& O |
Photomontage(s) showing the proposed development ‘A1 & fEAYEREHE S O
Master landscape plan(s)/Landscape plan(s) [E3E1% 1T &/ miE 11 E O
Others (please specify) HAtr (i&EHH) ] ]
Reports g
Planning Statement / Justifications FXI[4040 / ¥ O
Environmental assessment (noise, air and/or water pollutions) FfEETE(L (1 ~ 25 [l
S KA 54, )
Traffic impact assessment (on vehicles) ¥t Z=HAYAS s 200 Tk [l
Traffic impact assessment (on pedestrians) Ht{7T ARYAS 8200 TEAS ] ]
Visual impact assessment Lt 520 1 O
Landscape design proposal [F&#& 1% i1 i1%145 O
Tree Survey FiAEE O
Geotechnical impact assessment 1 78201 (h O O
Drainage impact assessment /K520 7¥E{d U
Sewerage impact assessment Hf5 20 P [
Risk Assessment X[ 1A O O
Others (please specify) HAr (iE3HH) O
Ecological Impact Assessment “f 25 s M 14H
Water Supply Impact Assessment /K= M 1E4E
Air Ventilation Assessment 25577 e M 14
Note: May insert more thanone " ¢/ | . J¥ : B[FEZIR—NHBRNIIE TV | 5

Note: The information in the Gist of Application above is provided by the applicant for easy reference of the general public. Under no

e

circumstances will the Town Planning Board accept any liabilities for the use of the information nor any inaccuracies or discrepancies of
the information provided. In case of doubt, reference should always be made to the submission of the applicant.
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Section 12A Planning Application for Proposed Amendments to the Nam Sang Wai Outline Zoning Plan
from “I(D)”, “OS” and ‘Road’ Zones to “R(E)” Zone at Lots 1910 RP (Part) and 1743 S.C RP (Part)
in D.D.107 and Adjoining Government Land, West of Castle Peak Road - Tam Mi, Yuen Long

EXECUTIVE SUMMARY T S Aocion o —
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This page is extracted from applicant’s submitted documents.

INTRODUCTION

This rezoning application is submitted to the Town Planning Board (the TPB) for rezoning
the “Industrial (Group D)” (“I(D)”), “Open Storage” (“OS”) and ‘Road’ zones to a
“Residential (Group E)” (‘R(E)”) zone on the Approved Nam Sang Wai Outline Zoning Plan
No. S/YL-NSW/8, in support of a comprehensive development at Lots 1910 RP (Part) and
1743 S.C RP (Part) in D.D.107 and adjoining Government Land, West of Castle Peak
Road — Tam Mi, Yuen Long (hereafter referred to as the “Application Site”) under Section
12A (S12A) of the Town Planning Ordinance (the Ordinance) (CAP. 131).

PLANNING CONTEXT

Changing National and Strategic Planning Context in the Territory

Promulgated by the State Council in February 2019, the Outline Development Plan for the
Guangdong-Hong Kong-Macao Greater Bay Area (GBA) clearly states that the need to
develop GBA and foster closer co-operation between the Mainland, Hong Kong and Macao.
The National 14th Five-Year Plan promulgated in March 2021 also expressly supports
Hong Kong to enhance its competitive advantages and better integrate into the overall
development of the country. In particular, it supports the positioning of Hong Kong’s
development, inter alia, into an international centre for Innovation & Technology (I&T).

Based on the above context, the Northern Metropolis Development Strategy (NMDS) is
formulated by the Hong Kong Special Administrative Region (HKSAR) Government in
October 2021 on the basis of the Hong Kong 2030+. The Northern Metropolis will be an
International 1&T hub, with unique metropolitan landscape marked with “Urban-Rural
Integration and Co-existence of Development and Conservation” and will be comparable
to the Harbour Metropolis in the south signifying its position as an International Financial
Centre. The currently suburban characteristics of Northern New Territories will be
drastically transformed into an urban context in the future.

Under the re-structured spatial framework, the Northern Metropolis will become a future
economic engine and important employment hub serving Hong Kong and Shenzhen. To
complement the long-term sustainable growth of the Metropolis, a balanced and diversified
land-use pattern is fundamental. With the focal economic and innovation development
taking place in the San Tin Technopole, a more rationalised land use planning in Hong
Kong would inevitably bring more residential uses in the inner New Territories to serve the
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commercial developments to be concentrated along the frontier area in New Territories
North. As such, supporting residential developments to accommodate the increasing
employment population are very much required.

Changing Development Circumstances in Yuen Long

The planning of Yuen Long has been continuously evolving over time. In recent years, the
Yuen Long New Town has been extended northwards and eastwards towards the areas
near Castle Peak Road formulating a logical extension area. According to the Northern
Link (NOL) Project Profile published in June 2021, the planned Au Tau Station will be
implemented about 600m away to the southeast of the Application Site, which gives rise
to the opportunity of releasing the development potential of valuable land resources at
locations close to future stations of the NOL.

Changing Considerations for Wetland Buffer Area for Increasing Housing Supply

Located at the fringe of the Wetland Buffer Area (WBA), the Application Site is very far
away (at least 3km) from Deep Bay. It has been a paved area for container storage and
food factory uses with very low to low ecological value. In fact, the southern portion of the
site, which is owned by the Applicant, is currently used as an open storage yard and was
previously approved by TPB to be rezoned to “Commercial” (“C”) for hotel use, whereas
the northern portion of the site is currently occupied by a soy sauce factory which has long
been planned for upgrading / modernization, and will ultimately be relocated from the
existing site to make way for housing development.

In view of the opportunities as given rise by the Northern Metropolis which aims to achieve
“Urban-Rural Integration and Co-existence of Development and Conservation”, the Chief
Executive mentioned in her 2021 Policy Address that “the development of wetlands and
wetland buffer areas will be dealt with under the Northern Metropolis Development
Strategy”. In a recent written reply to a question raised in the Legislative Council in 2021,
the Secretary for Development also expressed that “in view of the ever changing planning
circumstances and social needs, the Government will review the Planning Guidelines
relating to the WBA on the premise of balancing the needs for conservation and increase
of housing land supply.” It clearly shows the Government’s intention to further optimise
the development potential of land resources in WBA with a view to enhancing housing

supply.
g fl 'ﬁ%ﬁ@%Applicaﬁon No. : Y/YL-NSW/9
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1 https://www.info.gov.hk/gia/general/202103/24/P2021032300585.htm
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Advocating Re-industrialisation Provides Opportunities for a More Compatible
Development Context

The Government has been advocating re-industrialisation (also known as Industry 4.0)
which aims to revitalise and modernise traditional industries since the initiative was first
released in the 2016 Policy Address. Within the Application Site, there is an existing factory
which is one of the renowned traditional sauce factories in Hong Kong. For years, it has
helped promote the brand of “Made in Hong Kong” which is an internationally recognised
brand and generally perceived as a guarantee of quality of products. With the relocation
and redevelopment of new factory, it could potentially embrace more innovative
technologies and high-value-added manufacturing process (such as smart production,
data analysis and Internet of Things) with the aim to increasing its manufacturing efficiency
while minimizing environmental nuisances to the surrounding. This would also be in line
with the Government’s policy as well as the trend of promoting HK as an I1&T and advanced
manufacturing hub in the latest national context.

With the preliminary consensus being reached through the on-going active coordination
with the operator of the existing soy sauce factory within the Application Site, the Applicant
proposes to optimise the spatial planning of the Application Site by relocating the factory
to the southern portion of the site which is already a disturbed open storage brownfield site
abutting to the San Tin Highway and is further away from the Deep Bay. The new soy
sauce factory to be provided on the southern portion of the site will be a modernised factory
with an environmental-friendly production mode, which suggests a great improvement to
the local environment and hence renders an opportunity for the Applicant to re-visit the
development potential for the remaining portion of the Application Site for residential
development and for the Government to re-visit the development potential for the planned
public housing site to the east of the Application Site.

INDICATIVE DEVELOPMENT SCHEDULE

The Proposed Development could be divided into 3 portions, namely the Residential
Portion, the Relocated Soy Sauce Factory Portion and the Reserved School Site. For the
Residential Portion, the development site area is about 46,501m?, with a total plot ratio of
about 2.7. The Proposed Development consists of 11 residential towers with a building
height ranging from 14 to 29 storeys (i.e. 58mPD to 115mPD) above a carpark / E&M
basement, offering a total of 3,115 residential units.

Hlﬁ%i@%Applicaﬁon No. : Y/YL-NSW/9
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The Relocated Soy Sauce Factory Portion of about 27,459m?, located at the southern part
of the Application Site, would provide a total non-domestic GFA for Relocated Soy Sauce
Factory as 13,700m? for the future operation of a new, modernized soy sauce factory.

To cater for the potential educational needs of the area’s future population, a primary
school site of about 6,200m? has been reserved within the Application Site. The Reserved
School Site will be formed by the Applicant and handed over to the Government upon site
formation as necessatry.

DEVELOPMENT JUSTIFICATION AND PLANNING GAINS

The Proposed Development is fully supported by the following justifications and planning
merits:

The subject rezoning application is complementary to the strategic planning
framework;

e The subject rezoning application can harness the enhanced infrastructural capacity
brought by the planned NOL and unleash the development potential of the Application
Site;

e The subject rezoning application is in line with the Government’s recent endeavours
in enhancing housing land supply;

e The Proposed Development can serve as an anchor housing development to alleviate
the acute housing shortage;

e The development intensity of the Proposed Development is compatible with the
changing land use planning context in the vicinity;

e The subject rezoning application is in line with the recent call for releasing
development potential in WBA;

e The subject rezoning application respects the planning requirements under TPB-PG
No. 12C;

H'ﬁ%?\’?ﬁ%Applicaﬁon No. : Y/YL-NSW/9
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e The subject rezoning application echoes with the Government’s policy directive of
promoting re-industrialization (as known as Industry 4.0) and will great improvement
to the existing environment through comprehensive residential development and
relocation of the existing soy sauce factory within the Application Site;

e The Proposed Development is carefully formulated with planning gains and design
merits such as stepped building height profile;

e Largely secured land holding status with consensus with soy sauce factory owner on
the rezoning scheme can warrant timely implementation of the Proposed
Development; and

e Comprehensive technical assessments have been conducted for this rezoning
application which has proven to be technically feasible from landscape, visual, traffic,
environmental, engineering, ecological and air ventilation aspects.

Based on the above justifications and merits, the TPB is cordially invited to consider this
rezoning application favourably.

fl Iﬁ%ﬁ'}%j Application No. : Y/YL-NSW/9
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