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(3) Excluding GIC facilities (i.e. a neighborhood elderly centre (with NOFA of about 303m?) to be provided) from the plot
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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.
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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.
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APPLICATION SITE BOUNDARY
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EXTRACT PLAN PREPARED ON 25.4.2022
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Section 12A Planning Application for Proposed Amendments to the Approved Ngau Tam Mei Outline Zoning Plan
from “CDA” Zone to “R(A)” Zone at Lot 2091 (Part) in D.D.105, Shek Wu Wai, Yuen Long
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Section 12A Planning Application for Proposed Amendments to the Approved Ngau Tam Mei Outline Zoning Plan
from “CDA” Zone to “R(A)” Zone at Lot 2091 (Part) in D.D.105, Shek Wu Wai, Yuen Long
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Section 12A Planning Application for Proposed Amendments to the Approved Ngau Tam Mei Outline Zoning Plan
from “CDA” Zone to “R(A)” Zone at Lot 2091 (Part) in D.D.105, Shek Wu Wai, Yuen Long
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Section 12A Planning Application for Proposed Amendments to the Approved Ngau Tam Mei Outline Zoning Plan
from “CDA” Zone to “R(A)” Zone at Lot 2091 (Part) in D.D.105, Shek Wu Wai, Yuen Long

EXECUTIVE SUMMARY

INTRODUCTION

This rezoning application is submitted to the Town Planning Board (the Board) for rezoning
the “Comprehensive Development Area” (“CDA)”) zone to “Residential (Group A)” (‘R(A)”)
zone on 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
(hereafter referred to as the “Application Site”) under Section 12A (S12A) of the Town
Planning Ordinance (the Ordinance) (CAP. 131).

This rezoning proposal has reviewed the latest opportunities brought about by national
policies, Northern Metropolis Development Strategy (‘NMDS”) and the changing
development direction for San Tin / Lok Ma Chau Development Node (“ST / LMC DN”) in
the New Territories North (“NTN”). This rezoning application lies in the capability of the
Proposed Development in i) contributing to the housing supply in a timely manner, and ii)
playing a complementary role in the long-term planning and development context of San
Tin.

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 in 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 become a development node in conjunction with the LMC Loop and LMC
Boundary Control Point (‘BCP”) developments. In 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

[ 5518 Application No. : YIYL-NTM/6
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Section 12A Planning Application for Proposed Amendments to the Approved Ngau Tam Mei Outline Zoning Plan
from “CDA” Zone to “R(A)” Zone at Lot 2091 (Part) in D.D.105, Shek Wu Wai, Yuen Long

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 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 transformed into 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, San Tin would be developed as San Tin Technopole (i.e. Hong Kong’s Silicon
Valley) and 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. Despite that more residential uses have been
designated around the planned San Tin Station, the development intensity should be
further optimised to increase housing supply to serve the planned I&T and commercial
developments in the NTN.

Early Realization of the Government’s Vision

It should be stressed that the Application Site is in fact not a rural greenfield site pending
the Government’s comprehensive planning of the entire development node. Instead, 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.

Filﬁﬁi@%Application No. : Y/YL-NTM/6
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Section 12A Planning Application for Proposed Amendments to the Approved Ngau Tam Mei Outline Zoning Plan
from “CDA” Zone to “R(A)” Zone at Lot 2091 (Part) in D.D.105, Shek Wu Wai, Yuen Long

The Applicant intends to re-visit the planning and development context of the Application
Site in view of the abovementioned substantial changes in San Tin area. By presenting the
subject development proposal, it is the Applicant’s primary intention to achieve the
following goals:

o With a target completion year in advance of the implementation of ST / LMC DN, the
Proposed Development would become a key driver in catalysing the development
in ST / LMC DN through a scheme that is self-sustained in technical terms based on
a maximum domestic plot ratio of 6.5 with supporting commercial uses and transport
facilities; and

¢ Optimising the development potential of the site which has already been entitled to
residential use for higher intensity development that could help contribute to the
housing supply in a timely manner and being in line with the Government’s long-
term planning proposal in this area under the promulgated spatial planning
framework.

INDICATIVE DEVELOPMENT SCHEDULE

The supporting development proposal would facilitate a comprehensive development in
the proposed “R(A)” zone.

With a development site area of about 12,970m? and a maximum domestic plot ratio of not
more than 6.5 with supporting commercial uses and transport facilities’, the Proposed
Development would consist of 4 residential towers with domestic storeys ranging from 38
to 41 (above ground) subject to a maximum building height of not more than 180mPD (to
main roof). A total of 1,990 residential units would be offered.

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

. To meet the transport need of the future residents, a Covered Transport Lay-by of
about 6,485m?would be provided;

FIlﬁﬁﬁﬁfﬁ%Applicaﬁon No. : Y/IYL-NTM/6
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Section 12A Planning Application for Proposed Amendments to the Approved Ngau Tam Mei Outline Zoning Plan
from “CDA” Zone to “R(A)” Zone at Lot 2091 (Part) in D.D.105, Shek Wu Wai, Yuen Long

. Commercial floor spaces? of about 6,485m?would also be provided to cater to the
daily need of the future community; and

. A Neighbourhood Elderly Centre with a NOFA of about 303m? (floor area to be
exempted from calculations of GFA and PR) is proposed to as a planning gain to
the neighbourhood.

DEVELOPMENT JUSTIFICATION AND PLANNING GAINS

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

The subject rezoning application acts as an immediate response to the planning
and development directions at national, regional and strategic levels;

e The subject rezoning application is a manifestation of seizing the opportunities
brought about by the growing economic interactions with cities in the Greater Bay
Area;

e The subject rezoning proposal is complementary to the redefined regional spatial
development framework revealed in HK2030+ and visualised in the NMDS;

o The Application Site would become an anchor residential site with a view to
enhancing housing supply through optimisation of readily available land resources;

e The proposed development intensity is similar to that of other planned
developments in New Development Areas;

e The Proposed Development to be completed ahead of the full implementation of
ST / LMC DN would complement and act as catalyst (similar to Queen’s Hill
Development) to expedite the development of ST / LMC DN. The Proposed
comprehensive development is also fully self-sustained in technical terms;

e Proposed 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

2 Including ‘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.

Hlﬁ%?\*ﬁ%Applicaﬁon No. : Y/YL-NTM/6
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Section 12A Planning Application for Proposed Amendments to the Approved Ngau Tam Mei Outline Zoning Plan
from “CDA” Zone to “R(A)” Zone at Lot 2091 (Part) in D.D.105, Shek Wu Wai, Yuen Long

provide a Covered Transport Lay-by, commercial and social welfare facilities to
accommodate various needs of the future residents; and

e Secured landholding status allows early realisation of the Proposed
Comprehensive Development.

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

fl lﬁ%ﬁ@%Application No. : Y/YL-NTM/6
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