
Broad Development Parameters of the Indicative
Development Proposal in Respect of Application No. Y/YL-NTM/7

关 乎 申 请 编 号 Y/YL-NTM/7 而 只 作 指 示 用 途 的 拟 议 发 展 计 划 的 概 括 发 展 规 范

Application No.
申请编号

Y/YL-NTM/7

Location/address
位置／地址

Lot 2091 (Part) in D.D. 105, Shek Wu Wai, Yuen Long
元朗石湖围丈量约份第 105 约地段第 2091 号(部分)

Site area
地盘面积

About 约 90,853 sq. m 平方米

Plan
图则 Approved Ngau Tam Mei Outline Zoning Plan No. S/YL-NTM/12

牛潭尾分区计划大纲核准图编号 S/YL-NTM/12

Zoning
地带  “Comprehensive Development Area”

「综合发展区」 

Applied use/ 
development
申请用途/发展

To rezone the application site from “Comprehensive Development Area” to 
“Comprehensive Development Area (1)”

把申请地点由「综合发展区」地带改划为「综合发展区(1)」地带

sq. m
平方米

Plot ratio (1)

地积比率

Domestic  
住用

About 约 510,445 Not more than 不多於 6.5

Gross floor area 
and/or plot ratio
总楼面面积及／
或地积比率

Non-domestic(2) (3)

非住用
About 约 39,265 Not more than 不多於 0.5

Domestic
住用  -

Non-domestic
非住用

-

No. of block
幢数

Composite
综合用途

24(4)

Building height/No. Domestic - m 米
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- mPD 米(主水平基准上)住用

- Storey(s) 层

- m 米

- mPD 米(主水平基准上)

Non-domestic
非住用

- Storey(s) 层

- m 米

Not more than 不多於 180 mPD 米(主水平基准上)

of storeys
建筑物高度／
层数

Composite
综合用途

Not more than 不多於 47 Storey(s) 层
Exclude 不包括
      Basement 地库

 Refuge floor 防火层

Podium 平台 – within 15m above ground 
地下起计 15 米或以下 About 约  100%

Podium 平台 – beyond 15m above 
ground 地下起计 15 米以上 About 约 60%

Site coverage
上盖面积

Residential Tower 住宅楼宇 About 约 33.33%
No. of units
单位数目

12,575 Flats 住宅单位

Private 私人 Not less than 不少於 32,695 sq. m 平方米Open space
休憩用地

Public 公众 - sq. m 平方米

No. of parking 
spaces and loading 
/ unloading spaces
停车位及上落客货

车位数目

Total no. of vehicle parking spaces 停车位总数 2,636

      1,710
87
839

Private Car Parking Spaces 私家车车位 
Motorcycle Parking Spaces 电单车车位

Bicycle Parking Spaces    单车泊车位

Total no. of vehicle loading/unloading bays/lay-bys
上落客货车位／停车处总数

57

Light Goods Vehicle Spaces 轻型货车车位

Medium Goods Vehicle Spaces 中型货车车位

Heavy Goods Vehicle Spaces 重型货车车位

57(5)

(1) Based on development site area of 78,530m2 excluding area which will be served as roads and reserved school site. 以
78,530 平方米发展地盘面积计算(不包括拟作公共道路及预留作学校的的土地)

(2) 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), 
‘Place of Entertainment’ and ‘Place of Recreation, Sports or Culture’ uses 
包括商业用途的总楼面面积作商店及服务行业、食肆、学校(幼儿园/幼稚园/语言学校/电脑学校/商科学校/补习
学校/工业学院/开办兴趣班或休闲课程的其他类型学校)、娱乐场所及康体文娱场所

(3) Excluding GIC facilities (i.e. a neighborhood elderly centre (with NOFA of about 303m2/GFA of about 667m2), a child 
care centre (with NOFA of about 530m2/GFA of about 1,166m2), and a 1250-places residential care home for the elderly 

- 2 -



cum 30-places day care unit (with NOFA of about 3,122 m2/GFA of about 6,868m2) to be provided) from the plot ratio 
and GFA calculation. The GFAs stated are based on a conversion factor from NOFA to GFA of 2.2 
地积比率及总楼面面积不包括社会福利设施(即社区老人中心(净作业楼面面积约 303 平方米/总楼面面积 667 平
方米)、幼儿中心(净作业楼面面积约 530 平方米/总楼面面积 1,166 平方米)及安老院(1250 个名额)连日间护理
中心(30 个名额) (净作业楼面面积约 3,122 平方米/总楼面面积 6,868 平方米)。上述总楼面面积根据转换率净作
业楼面面积至总楼面面积为 2.2 作计算

(4) Including all 24 residential towers above non-domestic podium 包括所有 24 幢坐落於非住用平台上的住宅楼宇
(5) Including light goods vehicle, medium goods vehicle and heavy goods vehicle loading/unloading spaces 

包括轻型货车、中型货车及重型货车的上落客货车位

* 有关资料是为方便市民大众参考而提供。对於所载资料在使用上的问题及文义上的歧异，城市规划委员会概不负责。若有任何

疑问，应查阅申请人提交的文件。

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 提交的图则、绘图及文件

Chinese
中文

English
英文

Plans and Drawings 图则及绘图 
Master layout plan(s)/Layout plan(s) 总纲发展蓝图／布局设计图  ☐ ☑
Block plan(s) 楼宇位置图  ☐ ☐
Floor plan(s) 楼宇平面图  ☐ ☑
Sectional plan(s) 截视图  ☐ ☑
Elevation(s) 立视图  ☐ ☐
Photomontage(s) showing the proposed development 显示拟议发展的合成照片  ☐ ☑
Master landscape plan(s)/Landscape plan(s) 园境设计总图／园境设计图  ☐ ☑
Others (please specify) 其他（请注明） ☐ ☐

Reports 报告书 
Planning Statement / Justifications 规划纲领 / 理据 ☐ ☑
Environmental assessment (noise, air and/or water pollutions) 环境评估（噪音、空
气及／或水的污染）

☐ ☐

Traffic impact assessment (on vehicles) 就车辆的交通影响评估 ☐ ☐
Traffic impact assessment (on pedestrians) 就行人的交通影响评估 ☐ ☐
Visual impact assessment 视觉影响评估 ☐ ☐
Landscape impact assessment 景观影响评估 ☐ ☑
Tree Survey and Preservation Proposal 树木调查及保护报告 ☐ ☑
Geotechnical impact assessment 土力影响评估 ☐ ☐
Drainage impact assessment 排水影响评估 ☐ ☐
Sewerage impact assessment 排污影响评估 ☐ ☐
Risk Assessment 风险评估 ☐ ☐
Others (please specify) 其他（请注明） ☐ ☐
Note: May insert more than one「✔」. 注：可在多於一个方格内加上「✔」号

Note: The information in the Gist of Application above is provided by the applicant 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.

注： 上述申请摘要的资料是由申请人提供以方便市民大众参考。对於所载资料在使用上的问题及文义上的歧异，城市规划委员会概

不负责。若有任何疑问，应查阅申请人提交的文件。
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 Section 12A Planning Application for Proposed Amendments to the Approved Ngau Tam Mei Outline Zoning Plan  
 Wu Wai, Yuen Long 

 

 
Llewelyn-Davies Hong Kong Ltd                       ES 1 April 2022 

EXECUTIVE SUMMARY 

 

INTRODUCTION 
 

This rezoning application is submitted to the Town Planning Board (the Board) for rezoning 

a new sub- the 

Approved Ngau Tam Mei Outline Zoning Plan No. S/YL-NTM/12 in support of a 

Comprehensive Development at Lot 2091 (Part) in D.D. 105, Shek Wu Wai, Yuen Long 

Planning Ordinance (the Ordinance) (CAP. 131). 

 

This rezoning proposal has reviewed the latest opportunities brought about by national 

policies,  and the changing 

the This rezoning application lies in the capability of the 

Proposed Development in i) contributing to the housing supply by optimising the 

development potential of the Application Site, and ii) capitalising on the adjacent Phase 1 

development and together playing a complementary role in the long-term planning of ST / 

LMC DN. 

 
PLANNING CONTEXT 
 
Changing National and Strategic Planning Context in the Territory 
 

The development blueprint of the Northern New Territories, where the Application Site is 

located within, has witnessed significant and continuous changes in recent years. 

 

As early as 2014, the positioning and land use planning for the NTN had been drawn up 

in the Preliminary Feasibility Study on Developing the NTN (the Study). Since the 

publication of the Study, the Application Site and its adjoining areas have formed part of 

the ST / LMC DN (formerly known as Lok Ma Chau Potential Development Areas) which 

is planned to be a development node in conjunction with the LMC Loop and LMC Boundary 

2017, the Broad Land Use Concept Plan for NTN 

was published. A number of commercial sites were planned in the area around the planned 

San Tin Station including the Application Site whereas the residential uses are generally 

located at the periphery.  

 

Subsequently, the spatial development pattern in Hong Kong has changed. Promulgated 

by the State Council in February 2019, the Outline Development Plan for the Guangdong-

Hong Kong-Macao Greater Bay Area (GBA) clearly states the need to develop GBA and 

cklchan2
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 Section 12A Planning Application for Proposed Amendments to the Approved Ngau Tam Mei Outline Zoning Plan  
D.D.105, Shek Wu Wai, Yuen Long 

 

 
Llewelyn-Davies Hong Kong Ltd                       ES 2 April 2022 

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

alia, into an international centre for Innovation & Technology (I&T). 

 

Based on this national planning context, the implementation of ST / LMC DN has been 

actively carried forward. In May 2021, an updated Initial Land Use Plan for ST / LMC DN 

was published where more residential sites have been proposed in the core area of ST/ 

LMC DN to replace the originally planned commercial uses around the planned San Tin 

Station. This clearly shows a shift in the land use framework of ST / LMC DN where the 

northern portion closer to the LMC Loop will be more technologically focused and the core 

area around the planned San Tin Station including the Application Site will be more 

residential-oriented. 

 

Following the above, the NMDS was formulated by the Government in October 2021 on 

the basis of the Hong Kong 2030+. Strategically, the spatial development patterns in the 

NTN will be more urbanised with the Northern Metropolis to be developed into an 

international I&T hub. More specifically, in the area where the Application Site is situated, 

would become a major employment hub. 

 

To complement the long-term sustainable growth of the Metropolis, a balanced and 

diversified land-use pattern is fundamental.  The development intensity of development 

site should also be further optimised appropriately to increase housing supply to serve the 

planned I&T and commercial developments in the NTN. 

 
Optimising the Potential of a Developable Residential Site 
 

It should be stressed that the Application Site is in fact not a greenfield site pending the 

Application Site is a development site already approved by the Board on 23.5.2014 under 

planning application (No. A/YL-NTM/178-2) with a maximum domestic plot ratio of 0.4 for 

residential use. The Applicant had also executed the land exchange with payment of full 

premium in April 2019 based on the aforementioned planning approval (known as Lot 2091 

in D.D 105). An access road (as approved under the previous application and the executed 

land grant) has been commenced and is currently under construction. The Application Site 

is therefore ready for the residential development proposed under the said application. 
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According to the updated Initial Land Use Plan published in May 2021, the Application Site 

is situated in the core area of the ST / LMC DN of the San Tin Technopole. While the 

Enterprise and Technology Park (E&T) uses are proposed to be concentrated in the 

northern portion near Chau Tau, the Application Site and its surrounding land-uses around 

the planned San Tin Station is planned to be more residential-oriented. According to the 

planned development framework published by the Government, the residential sites are 

subject to a maximum plot ratio up to 7.  

 

A major portion of the Application Site is planned for Residential use while a minor portion 

is reserved for Government and Open Space uses proposal. With 

the proximity to the planned San Tin Station and the implementation of the NOL in full 

speed, it gives rise to the opportunity of unleashing the development potential of the 

Application Site. The Applicant formulated the subject development proposal, with the 

intention to rationalise the planned land-uses under the Initial Land Use Plan of ST / LMC 

DN in consideration of its close proximity to the planned San Tin Station.  

 

THE PROPOSED DEVELOPMENT 

 

With a development site area of about 78,530m2 and a maximum total plot ratio of not 

more than 7, the Proposed Development consists of 24 residential towers with domestic 

storeys ranging from 36 to 46 (above ground) subject to a maximum building height of not 

more than 180mPD (to main roof). A total of 12,575 residential units would be provided.  

 

The Proposed Development will be implemented in tandem with the implementation of the 

planned San Tin Station and the ST / LMC DN. I

with a domestic plot ratio of 6.5 and a maximum building height of not more than 180mPD 

to the immediate northwest of the Application Site will be implemented based on a self-

sustained approach in advance of the planned San Tin Station and the ST / LMC DN by 

Year 2027.  

 

To create a balanced community, the following supporting facilities would be provided:- 

 

 Commercial floor spaces1 with a maximum non-domestic plot ratio of 0.5 would be 

provided to cater to the daily needs of the future community;  

                                                 
1 
  commercial or tutorial schools / technical institutes / other types of schools providing interests and hobby
   

cklchan2
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A Neighbourhood Elderly Centre with a NOFA of about 303m2 (GFA of about 667m2)2, 

a Child Care Centre with a NOFA of about 530m2 (GFA of about 1,166m2)2 and a 

Residential Care Home for the Elderly cum Day Care Unit with a NOFA of about 

3,122m2 (GFA of about 6,868m2)2 (floor area to be disregarded from calculations of 

GFA and PR) are proposed to serve the need of elderly and child care services that 

may be generated by the Proposed Development, and to promote ageing-in-place and 

create an inclusive community; and 

 

 An area of about 6,200m2 in the Application Site is reserved for school use to cater for 

the potential demand of educational facility of the future population in the area. 

 

DEVELOPMENT JUSTIFICATION AND PLANNING GAINS 
 

The subject planning application is fully supported by the following justifications and 

planning merits: 
 

 The subject rezoning application is in line with the national, regional and strategic 

planning directions; 
 

 The subject rezoning application is a manifestation of seizing the opportunities brought 

about by the growing economic interactions amongst cities in the Greater Bay Area; 
 

 The subject rezoning proposal is complementary to the re-defined regional spatial 

development framework promulgated in HK2030+ and visualised in the NMDS. It 

would also complement the long-term sustainable growth of the Northern Metropolis; 
 

 The proposed development intensity is compatible with the planned developments in 

ST / LMC DN and other planned developments in New Development Areas; 
 

 The subject rezoning proposal is carefully formulated with design and planning merits.  

The Proposed Development would not only provide a stepped building height profile 

for visual interests / building separation for air ventilation, it would also provide 

commercial and social welfare facilities and a reserved school site to meet various 

needs of the locality ; and 
 

 The Proposed Development would not impede the implementation of ST / LMC DN 

and is sustainable from various technical aspects. 
 

Based on the above justifications and merits, the Board is cordially invited to consider this 

rezoning application favourably. 

                                                 
2 Based on a conversion factor from NOFA to GFA of 2.2. 
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