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liabilities for the use of the information nor any inaccuracies or discrepancies of the information provided. In case of doubt, reference
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circumstances will the Town Planning Board accept any liabilities for the use of the information nor any inaccuracies or discrepancies of
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Section 12A Planning Application for Proposed Amendments to the Nam Sang Wai Outline Zoning Plan
from “OU(CDWRA)” Zone to “OU(CDWRA)1” Zone at Various Lots in D.D.107 and
Adjoining Government Land, West of Castle Peak Road - Tam Mi, Yuen Long

EXECUTIVE SUMMARY FIHisp Application No. YLNSW
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INTRODUCTION

This rezoning application is submitted to the Town Planning Board (the TPB) for rezoning
the “Other Specified Uses” annotated “Comprehensive Development to include Wetland
Restoration Area” (“OU(CDWRA)”) zone to a new sub-zone “OU(CDWRA)1” on the
Approved Nam Sang Wai Outline Zoning Plan No. S/YL-NSW/8, and amending the Notes
of “OU(CDWRA)”, in support of a Comprehensive Development at various lots 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 (I1&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 I&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

Llewelyn-Davies Hong Kong Ltd ES1 February 2022
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Section 12A Planning Application for Proposed Amendments to the Nam Sang Wai Outline Zoning Plan
from “OU(CDWRA)” Zone to “OU(CDWRA)1” Zone at Various Lots in D.D.107 and
Adjoining Government Land, West of Castle Peak Road - Tam Mi, Yuen Long

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
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 800m 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 in fact very
far away (at least 3km) from Deep Bay. Also, majority of the Application Site is currently
dominated by wasteland and is of low to very low ecological value. Despite that the
Application Site has obtained several planning approvals (of which the last approval in
2017 was for a proposed outlet mall), there has been a continuous surge in demand for
housing supply and the previously proposed outlet mall use is no longer relevant.

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.

F[Iﬁ‘?ﬁfﬂ%Application No. : Y/YL-NSW/8
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1 https://www.info.gov.hk/gia/general/202103/24/P2021032300585.htm
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Section 12A Planning Application for Proposed Amendments to the Nam Sang Wai Outline Zoning Plan
from “OU(CDWRA)” Zone to “OU(CDWRA)1” Zone at Various Lots in D.D.107 and
Adjoining Government Land, West of Castle Peak Road - Tam Mi, Yuen Long

INDICATIVE DEVELOPMENT SCHEME

Taking into account that the Northern New Territories including the Application Site and its
surrounding has undergone and will undergo tremendous changes in terms of planning
and development context, the Applicant intends to seize this unique opportunity to unleash
the development potential of the Application Site for a medium-density residential use,
which could complement the changing spatial development framework of the area.

In support of the subject rezoning request, an indicative development proposal has been
prepared. The subject rezoning request would facilitate a comprehensive development in
the proposed “OU(CDWRA)1” zone. The Proposed Development would be compatible
with the surrounding context in terms of land use, scale and development intensity.

Based on a site area of about 116,231m? and a total plot ratio of not more than 2.25, the
Proposed Development consists of 25 residential towers ranging from 10 to 29 storeys (i.e.
44mPD to 115mPD) over 1-storey of basement, offering a total of 6,825 residential units.
3 nos. of Government, Institution or Community (G/IC) blocks in the north-eastern portion
of the Application Site are proposed to serve the future residents and the surrounding
neighbourhood. Despite the fact that the Application Site is largely left vacant and is
currently dominated by wasteland, the Applicant proposes to create a wetland area of
about 2.8 hectares at the north-western portion of the Application Site to serve as wetland
enhancement measures as well as to upgrade the ecological value of the Application Site.

DEVELOPMENT JUSTIFICATION AND PLANNING GAINS

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

e 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 rezoning proposal 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

Llewelyn-Davies Hong Kong Ltd ES3 February 2022
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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 intention of the existing
“‘OU(CDWRA)” zone and the requirements under TPB-PG No. 12C;

e The subject rezoning application is carefully formulated with planning gains and
design merits;

e Largely secured land holding status can warrant timely implementation of the
Proposed Development; and

e There is no insurmountable problem due to the Proposed Development from
technical aspects.

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

Fl Iﬁ%;’@%Applicaﬁon No. : Y/YL-NSW/8
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