Appendix I of
MPC Paper No. Y/TW/18A

Form No. S12A
S12A 58

APPLICATION FOR
AMENDMENT OF PLAN UNDER SECTION 12A OF
THE TOWN PLANNING ORDINANCE
(CAP.131)

R (m ARE KB ICEI31E )
F12A R E X 2 5] B A 5 5

Applicant who would like to publish the notice of application in local newspapers to meet one of the Town
Planning Board’s requirements of taking reasonable steps to obtain consent of or give notification to the current
land owner, please refer to the following link regarding publishing the notice in the designated newspapers:
https://www.info.gov.hk/tpb/en/plan_application/apply.html

FHEA N AIEKE A 3 251 8 B G i A DAEREUBR AR #1122 B @ SR T L3t A AR B ECGRATERTT
THEFAFBRENEP —HEEIER  FREUTHL AR EEENRETZSEM

https://www.info.gov.hk/tpb/tc/plan application/apply.html

el F 028 218, ey

HQ’E&@JPJ’T’{? B TR R S IE R TE R AR

ERERYE A - y

This document is received on 21 FE'B idi:]

The Town Flor-ing Board will formally acknowledge

the dot» ¢ of the application only upon receipt
General Note and Annotatmn for the Form of .ted information and documents.

“Current land owner” means any person whose name is registered in the Land Registry as that of an owner
of the land to which the a%)hcatlon relates, as at 6 weeks before the ap :Elcatl()n is made

TIRAT :I:iﬁz%?ﬁ)h ferEfRtl HEARI/N 28 - AT T MBS R s 5 55 e F-HY
TR A

& Please attach documentary proof EEAE[TEEHE (&

™ Please insert number where appropriate 55 1{F i & i 5 sEER 4R 5%

Please fill “NA” for inapplicable item F5{£-FEFHAYIE HIEE " REM

Please use separate sheets if the space provided is insufficient ZIFTFEEEHIZZRIARE @ FH R EHiREH
Please insert a "v | at the appropriate box FE{EEEAY AN LINE Tv | 58




Form No. SI2A FEHEE SI12A 9%

Application No.
For Official Use Only FH 5 4
o 7)) SR UL Date Received
eEH HH

1. The completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board (the Board),
15/F, North Point Government Offices, 333 Java Road, North Pomt Hong Kong.
B EE N R 22 Y HR B A8 R HAt S R R ER RS () @%5/%1[3% AHEE 333 SRILABIFEF 15 R
HZEG(ME "ZEg ) EU -

2. Please read the “Guidance Notes” carefully before you fill in this form. The document can be downloaded from the Board’s
website at http://www.info.gov.hk/tpb/. It can also be obtained from the Secretariat of the Board at 15/F, North Point
Government Offices, 333 Java Road, North Point, Hong Kong (Tel: 2231 4810 or 2231 4835), and the Planning Enquiry
Counters of the Planning Department (Hotline: 2231 5000) (17/F, North Point Government Offices, 333 Java Road, North
Point Hong Kong and 14/F, Sha Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New Territories).

o5 e B (FRGE AR ) BV R B GR > ARG I RS - A UF A (E R B GV HE F# (M
httD J/www.info.gov.hk/tpb/) » AR (17 BErfidsE (F &1L FERE 333 SR ABUR S 15 f — HEE © 2231 4810
B 2231 4835) AR EIZHI R E B AR (FER 1 2231 5000) (FAILAEREE 333 SEILABUN &= 17 RS F/0H
ERFERS 1 SR PHEBUGGF 14 )R -

3. This form can be downloaded from the Board's website, and obtained from the Secretariat of the Board and the Planning
Enquiry Counters of the Planning Department. The form should be typed or completed in block letters. The processing of the
application may be refused if the required information or the required copies are incomplete.

PLFAE P AEZ S EAVGE Pl N [ 2 Bt E&%E?‘J%E’J%Eiﬂ R A S ?EE& RERAZRRMTETT (S AR
PEHEETRAS - ﬁD%Eﬁ B S EER SO PRI A A T 4 » 25 G o e R A 3% -

1. Name of Applicant EHgE A #: 4 /2%

(OMr. g4 10O Mrs. KA /O Miss /NH /O Ms. 2+ /4 Company 23] / O Organisation {41 )

Scarborough Development Limited

2. Name of Authorised Agent (if applicable) ERFHEARE A # L /28 (MWEH)

(OMr. g4 10 Mrs. A 1 TOMiss /NH /O Ms. 2+ 1 4 Company /45| / O Organisation f44# )

Ove Arup & Partners Hong Kong Ltd. BUHERA TRERARM

3. Application Site E &% i, BE

(@ Whether the application directly | Yes & VI
relates to any specific site?
HEE S E AR R R 2 No #& [] (Please proceed to Part 6 ZE445HE S 6 H97)

(b)  Full address/ location/ demarcation | Lot Nos. 164 RP, 175 and 232 RP in D.D. 354, and

diSIIr_iCtbl ‘;”d lot - number  (if | Adjoining Government Land in Yau Kom Tau, Tsuen Wan
applicable

G RAiipI U N ga kST =R 3 4
SRS (AR

(c) Site Area HEF5IhELEIFE 6,419 sq.m 55K M About &

2 Parts 1, 2 and 3 &£ 152 B 3 %5
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Form No. SI2A FEHEES S12A 98

(d) Area of Government land
included (if any) 485 Ay SRR 4
FREOEMER AR () | Spm IR Aot
(e) Currentuse(s) HIFHRR Vacant
(If there are any Government, institution or community facilities, please illustrate on plan
and specify the use and gross floor area)
COEEAEYN ~ PG EmaRin - SETEE A EBUR » WEERH AR R G EfR)
4. “Current Land Owner” of Application Site BB 5 # By T IRT L #BEHF A |

The applicant EHE5 A —

]

v

is the sole “current land owner’*& (please proceed to Part 6 and attach documentary proof of ownership).

MY DT LA A " GRS 6 By o MRISERERSRSL) -

is one of the “current land owners™* & (please attach documentary proof of ownership).

EHG—% THIT LA A "¢ GERIISEREEIASIMT) -

is not a “current land owner”*.

WAR BT A A

The application site is entirely on Government land (please proceed to Part 6).
FREEHIBE E AL BUM L3 | (GRS 6 Bioy) -

Statement on Owner's Consent/Notification

gLt A A E R/ A T A A B B

(@)

According to the record(s) of the Land Registry as at ...... 09/01/2023 . (DD/IMMIYYYY), this
application involves a total of ........4......... “current land owner(s) »*,
s L s s ... 2023, - (R B o, 9. HEEEs S tE
oo 2. & T EREA A e

(b)

The applicant EHz5 A —

M has obtained consent(s) of ..... 1 ......... “current land owner(s)”*.

EHE 1. & THAT A A HEE

Details of consent of “current land owner(s)”* obtained (5 " IR{T HHiEA A | "EIENEEE

Date of consent
Lot number/address of premises as shown in the record of the | obtained

No. of ‘Current
Land Owner(s)’

T 4T - Land Registry where consent(s) has/have been obtained (DD/IMMIYYYY)
5% T;*éﬁz E FRAE 3 MR S5 TS B B A MBS SR6S B At ik HUSE =AY HH
; (H/B/4E)
1 Lot Nos. 164 RP and 175 in D.D 354 12/01/2023

(Please use separate sheets if the space of any box above is insufficient. 41 FFI{EAA FFEAVZLEARE @ S5 A EEREA)

3 Parts 3 (Cont’d) 4 and 5, 553 (B)-FE 4 BESH
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Form No. SI12A FEHRE¥E S12A 5%

[] has notified ............... “current land owner(s)”*

BB oo £ THRiT A A ¢

Details of the “current land owner(s)” * notified ELfEiE%1 /T A A | "AYSEAEER]

0. of ‘Current ; g Date of notification
Lot number/address of premises as shown in the record of the 2

L Owner(s) Land Registry where notification(s) has/have been given given
IO e MRS RGBT, I | o H e

CERIN & B R DS T it R N AV F A ARG A - SFB0T

[] published notices in local newspapers® on (DD/MM/YYYY)
iy (B/H /) TS B S gk NG P — Gl A

[[] posted notice in a prominent position on or near applic¥jon site/premises® on
(DD/MM/YYYY)

iy (B/B M EER B Bk Bl AT R AL A B (i B L 1 3% R g i o

[] sent notice to relevant owners’ corporation(s)/owners’ committeds)/mutual aid committee(s)/management

office(s) or rural committee® on (DD/
iy (B/H/E)EE A F R EILEE
HEMSEEE Y

Others HAr

[] others (please specify)
Htr (FFE9H)

T ZAG/ DT RGSEER -

Note: May insert more than one "¢ | .
Information should be provided on the basis of each and every lot (if applicable) and premises (if any) in respect 0 the
application.

&t Tf%ﬁ"-@?ﬂ%?ﬁﬂ kv,
i Aﬁ?&t$ﬁﬁ&ﬁ’§:~ﬁ& ({ﬁﬁ%) Bepf PR () SrRlRELER

4 Parts 5 (Cont’d) S5 (B




Form No. SI2A FEHEES S12A 98

6. Plan Proposed to be Amended %% &5 & =T #Y B Al

(@ Name and number of the ] ]
related statutory plan(s) Approved Tsuen Wan Outline Zoning Plan No. S/TW/35

AREEE BRI 408 K Sk

(b) Land use zone(s) involved (if

applicable) "Green Belt" and "Government, Institution or Community"
W Fe B 3t P R R (30 7
)

7. Proposed Amendments #EiEEZE]

(@) Propose to rezone the application site to the following zone(s)/use(s)
(May insert more than one " ¢/ | ) (Please illustrate the details on plan)
SR FH SR B AR A LB E T YA / R
(AEZR—EITANLE T v 5%) GEEE RIBTREEE)

[ ] Comprehensive Development Area [ ] [] Commercial [ ] pEE [ ]

ETAE A3 =]
ok [ ] [] Village Type Development [ ]

V Residential (Group [ JA/NMB/JC/LID/LJE)[9] arkr=CEsERE [ ]
FT (OWE/ MZE/ ORE/ T8/ 538 [9] [(JIndustrial [ ] T2 [ ]
(] Agriculture[ ] EZ [ ] [] OpenStorage[ ] TR [ 1]
[ ] Industrial (GroupD)[ ] T2 (T#)[ ] [] OpenSpace [ ] {KEEAH [ ]
] Government, Institution or Community [ ] [] GreenBelt[ ] &kfEHA [ ]
BUN ~ it ] [ ] Coastal Protection Area [ ]
[] Recreation[ ] B4 [ ] BEIREE [ ]
(] Country Park [ ] #F%FE [ ] [] Site of Special Scientific Interest [ ]
[] Conservation Area[ ] GEEE [ ] HFPRRP2EERES [ ]
] Other Specified Uses ([_]Business/[_JIndustrial Estate/[ ]Mixed Use/[_]Rural Use/[_]Petrol Filling Station/
[“]Others (please specify. NI
Hrfs ez (s / LT 3EE / LPRERZE / LIARBAZ / LIk /
(] HAth (GBEEHA - NI
[ ] Road i [] Others (please specify. )
HAh (FBEEHH - )

Please insert subzone in [ ] as appropriate.

SN PSR » A -

Parts 6 and 7 56 B8 745
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Form No. SI2A  FoHZSE S12A B

(b) Propose to amend the Notes of the Plan(s) ZEsS{E:TRIAIAY ()
] Covering Notes (ELf#) HiHHE
M Notes of the zone applicable to the Site 3 FH i EF 555 BE - 5 Bt 2550y (ERRE)
Details of the proposed amendment(s) to the Notes of the Plan, where appropriate, are as follows:
(Please use separate sheets if the space below is insufficient)
ERESTEARY (GERE) Avsels - WM -
GO TFIZERA R » S HRE)
Please refer to the Supporting Planning Statement for details.

M Proposed Notes of Schedule of Uses of the zone attached
JEREr ( R ) HUBER(ZET

8. Details of Proposed Amendment (if any) BB EETZHEE (HH)

Particulars of development are included in the Appendix.

bk S5 75— {181 g 5% Fre AV AT

K

[ ] No specific development proposal is included in this application.

ERP RIS B EAfe E RS Tl -

9. Justifications

The applicant is invited to provide justifications in support of the application.

PR 5E B A A\ TR R SR Fh S SR H R ER VIR R - A R H A -

Use separate sheets if necessary.

Please refer to the Supporting Planning Statement for details.

Parts 7 (Cont’d), 8 and 9 %5 7 (4) - %5 8 B4 9 &4y




Form No. S12A S12A §

......................................................................................................................................

e

Part 9 (Cont’d 9




Form No. S12A FHEEE S12A 98

10. Declaration % HF

I hereby declare that the particulars given in this application are correct and true to the best of my knowledge and belief.
BOGEEEH - RABLERPFHIRRNER - BAEAFTHEAE @ HEEEER -

I hereby grant a permlssmn to the Board to copy all the materials submitted in this application and/or to upload such materials
to the Board’s wi rowsing and downloading by the public free-of-charge at the Board’s discretion.

FANBAERTE B GTERA A BRI B R/ LI EZE R G AR R AT -

Signature (1 Applicant EF5% A /M Authorised Agent JEFZHEEE A
e
................... G i v .
Yeung Wing Shan, Theresa Director
.............. S e | Posnwn(lfapphcable)

et (GGELMERSEES Wz AR )

Professional Qualification(s) [7] Member 8 /| ¥ Fellow of TETE

BT ¥ HKIP BS88Fae / [ HKIA BBEEmeg /
[] HKIS F#HIEEREE / [ HKIE %%I&Eﬂﬁm@ /

] HKILA & EEmE e T
[] RPP SEFEEEHHIET

Others HAtlr ... MRTPI ...........................

e "' OveArup&PartnersHongKongLtd,  \& 5
[ Company 445 / [] Organisation Name and Chop (if applicable) &0 &= (A1EE )
Date H A
300172023 (DDMM/YYYY E/B/4)
Remark {£zE

The materials submitted in this application and the Board’s decision on the application would be disclosed to the public. Such
materials would also be uploaded to the Board’s website for browsing and free downloading by the public where the Board
considers appropriate.

ZEE G AR HF AR HHEENZE R GHPFEREAAE - EZRGRXHEEERLT - AMER
ALY EREZ S @A AT R TR Tk -

Warning #24&
Any person who knowingly or wilfully makes any statement or furnish any information in connection with this application,
which is false in any material particular, shall be liable to an offence under the Crimes Ordinance.

EMAERAREGERER T SRR R HEEEE EEE R EGEE - BI@mER (FIEETEHER)D

Statement on Personal Data {[E A &FHYEEHA

1. The personal data submitted to the Board in this application will be used by the Secretary of the Board and Government
departments for the following purposes:
ZEgHEFPETWERIEA TR ERGETE B GINE RBUTERT » DUREE (AR EeRe) BRI R AR
HZB GHEHES HREMFLIT AR -

(a) the processing of this application which includes making available the name of the applicant for public inspection
when making available this application for public inspection; and
BREER S - AEAMERFHEARER - FRATHRFEANERRARER Mk

(b) facilitating communication between the applicant and the Secretary of the Board/Government departments.

T EEE AR R G E M EUREF T Z A TR -

2. The personal data provided by the applicant in this application may also be disclosed to other persons for the purposes
mentioned in paragraph 1 above.

R EA ARLE SR B e TR AR - R MM AR - DIfE AR 1 B e IRR

3. Anapplicant has a right of access and correction with respect to his/her personal data as provided under the Personal Data
(Privacy) Ordinance (Cap. 486). Request for personal data access and correction should be addressed to the Secretary
of the Board at 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong.
1R (TELAFORIGRARB) D1 ) (35 486 BOMUALE » Hisl A HE i K 38 TE L (A 20K - ﬁDﬁK%‘Fﬁ&EIE{Ikﬁﬂ 2
fEmZE B GEREAMZR - otk HEaIrAESE 333 SHLAEBUN&E 154 -

8 Part 10 2= 10 35y




Form No. SI2A FEHEE SI12A 9%
Appendix [ff§f

APPLICATION FOR AMENDMENT OF PLAN UNDER
SECTION 12A OF THE TOWN PLANNING ORDINANCE (CAP. 131)

PRI AR BIPRET(SE 131 T3 12A FRIEXCHMERT BRI %

Development Proposal (only for indicative purpose)

sty ateatEl (UEERHZE)

1. Development Proposal &R EstE]
WM Proposed Gross floor area (GFA) st 4E i Hif ana o Hop G _ ..... wosq.m. 5K ) About 4
v/ Proposed plot ratio #tssifEL% om0 oy G g e o ““”s‘.Z.mi'é‘. o iy o) [v] About &
M Proposed site coverage #itsE FEmE 0 ... 333 Gomegt) {157 gna above) . . . % [ ] About &Y
M Proposed number of blocks EEfEE 00000 S e,
N Proposed number of storeys of each block ... Bk Zamazr L storeys
SRR RS g O include E56 . storeys of basements [ il[&
Mexclude "R E1#E 1 _storeys of basements & itz
Block 2 Notmre than 50 g 1 ire o garden an 1 stooy of o house)
[/ Proposed building height of each block & ‘k?‘%‘tm‘r;h“‘.g?..“f"j".n.;l . m >k [ ] About &y
SIS R T Block 2 and & Nt mare ren 180 MPD SK(F: /K T26% 1) [ About
] Domestic part {3/ #45
GFA YA il . Notmore than 25,676 . 1, 53¢ [] About %
number of units BEfrE H . About613 . .
average unit size BEA7 SEHEHEIFR LA189(GFA) sq.m. 52k M About %Y
estimated number of residents {332 # 5 LATIe
GFA ZEHEmH mifs
M Non-domestic part FE{E R4y ...Notless than 3021.5  sqm.sE73k W About 4
[] hotel JALE sg.m3EJ2k [ About &
(please specify the number of rooms
SEFBHERIBE cooveoeeeeeoeeeeeeeeee e, )
[] office HNZE sg.m3EJ2k [ About &
[] shopand services/eating place . sg.m.3E 2k [ About &
PG R AR TR R
Government, institution or community facilities (please specify the use(s) and concerned land
BURF ~ HefE e & R area(s)/GFA(s))
(55 5 HH FH 228 B o B 3. T e /4 R T T 75
.. 100-place Residential Care Home for the Elderly (RCHE) cum
.. 30-place Day Care Units (DCUs) within the RCHE, and Centre fo
.. Home Care Services (HCS) for Frail Elderly Persons/
Total GFA: Not less than 3021.5 sqg.m.
[1 other(s)EA, (please specify the wuse(s) and concerned land
area(s)/GFA(s))
(AT BH PR S 7 Rl P St T TR Aok 4 AR TR TSR
[V Open space {AEE (please specify land area(s)) (;5:FHHMEITE)
¥4 private open space A A fREE FHE 816 sq.m.~ 752Kk V) Not less than “R/Djs
] public open space \ILfREERHL 0 sq.m.~Z 753K [] Not less than “R/DjiA

Appendix [ffgF
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Form No. SI2A FEHEE SI12A 9%
Appendix [ff§f

V| Transport-related facilities Bl iE#4 RE Y=L
V] parking spaces {ZEAr (please specify type(s) and number(s))
(AL K B H)

144 (inc. 3 nos. accessible car parking spaces and 15 nos. visitor

Private Car Parking Spaces FAZZHEE A1 Learparkingspaces |
Motorcycle Parking Spaces & 28 BB (1] N SO UP R
Light Goods Vehicle Parking Spaces EREIEEEHERAL ooiiriiiiii i e e e
Medium Goods Vehicle Parking Spaces FHa G E T EI T ooviriiiii i e e
Heavy Goods Vehicle Parking Spaces BERUEEEJABIIL  oovviinrtiire ittt e et e e
Others (Please Specify) E:A (55%1HH) .2 Light bus parking spaces . ... ... ...
V] loading/unloading spaces |42 &5 & fir (please specify type(s) and number(s))
(GHEFHHES 8 H)
Taxi Spaces By HIflL
Coach Spaces JRAEEE E Al
Light Goods Vehicle Spaces BREIEEEEHL(L ittt
Medium Goods Vehicle Spaces HHFEIEFETEIMII  ceiiiii e et
Heavy Goods Vehicle Spaces EERIEH E {1 e,
Others (Please Specify) HAth (E5%1/HE) . 1. Shared L/UL space for private light busand . .
ambulance / other vehicles of the development
"1 pick-up / drop-off space for residential shuttie bus
(please specify type(s) and number(s))
[] other transport-related facilities A )
HMEEBARIATEENME e

Use(s) of different floors (if applicable) 4% & fy FH#R (2058 )

[Block number] [Floor(s)] [Proposed use(s)]
[A2%4] EE (e 2]
1,2,3 B/F Ancillary car park
........ 1.2 ... ...GFF:25F  Flats (including lobby, club house and E&M on GIF and sky garden on 11/F)
.......... 2. ... .28 . Clubhouse Landscape Deck and Swimming Pool ... ..
3 G/F 2/F Residential Care Home for the Elderly cum Day Care Units, Centre for Home Care Services for Frail Elderly Persons, and ancillary uses, E&M
.............................. Pl {incluyding residential lobby and security and mangement office on GIF) L L s
3 LBFL Club house, podium garden . .. ...,
3 4/F - 26/F Flats

Proposed use(s) of uncovered area (if any) §&K 5 (A AVEES iR

Any vehicular access to the site? F-75H B BT HIAR?

Yes ‘& [] There is an existing access. (please indicate the street name, where appropriate)
AH—REAER - (FratilER 4B (AEH))
M There is a proposed access.  (please illustrate on plan and specify the width)
A—RBEEEHRS - GEERAEDR > IR HIFE)

No #& []

For Development involving columbarium use, please complete the table in the Annex to this Appendix.

WERRH RBRZEFTHAR - SHEZ R R e =S -

10 Appendix (Cont’d) ffgt (&)

02 (inclduina R nos accescible car narkina enaces and 15 nos visitor car parkina spaces)


leo.huang
Highlight

leo.huang
Highlight


Form No. SI2A %55 S12A 8E
Appendix [

2. Impacts of Development Proposal

RETRETHNEE

If necessary, please use separate sheets to indicate the proposed measures to minimise possible adverse impacts or give
justiﬁcations/reasons for not providing such measures

WFEENGE » 555 HEEIA TR R/ D ol se B RS2SRV - BRI PRI /M -
Yes & [1 Please provide details F5HE{Ht \,ﬁéfi
Does the development
proposa] 00201 572 <
alteration of existing
e I B
BERESESFBIRTAL | | eoeeeeeree oo e e s
EHRAREYNNE? | No & i
Yes & @ (Please indicate on site plan the boundary of concerned land/pond(s), and particulars of stream
diversion, the extent of filling of land/pond(s) and/or excavation of land)
(5% A2 R B R e, SR AR DURRT I - 508 - 3+ R/ S8 -+ A 4ES K /eg,
)
N Diversion of stream ST i
Does the development [ Filling of pond I
proposal involve the Area of filling HEEHEEFE ...l sq.m 27724 OAbout 44
operation on the right? Depth of filling R ... mf OAbout £
R ESHEG -
HEy A2 [] Filling of land £+
Area of filling S+ TEfE .....ccevennal. sq.m 773 OAbout £
Depth of filling HEEEEE ...ovvviviiiiiennes m 3 OAbout &
V| Excavation of land $% -
Area of excavation 12 ... 4500 sq.m 773K MAbout £
Depth of excavation #5458 ......... 0. m 3§ PAbout £
No 75 []
On environment ¥¥31E Yes @& [ No g A
On traffic ¥[37iF Yes & [] No A (A
On water supply %7K Yes @& [ ] No A& A
On drainage ¥[HE7K Yes @ [ No Fgr A
On slopes #fbh7 Yes 7 [ ] No A A
Affected by slopes &7l 5248 Yes @& [ ] No A A
Landscape Impact #5507 S 248 Yes & [ | No Fr (A
Tree Felling  iR{&ASIA Yes & [] No & M
Visual Impact ##% 1545 52428 Yes @& [] No A A
Others (Please Specify) At (55%1HH) Yes @ [] No A (A
No adverse impact on sewerage, ecology
Would the development | 314 7ir ventiiation
proposal cause any
ad\:erse mp aC;S? .« | Please state measure(s) to minimise the impact(s). For tree felling, please state the number, diameter
ﬁf? @g E o BgaE at breast height and species of the affected trees (if possible)
R

oA ot DA SRR B I © A0 R AR
18 R Snfa(fis =)

AR At OH SRS BRI E - R R R E

643 trees will be felled. 720 nos. of compensatory trees are proposed.

Appendix (Cont’d) Ffi$f (48)




Form No. SI2A FH4%E5 SI12A i
Annex to Appendix [{f#EA9HT{E

r Developments involving Columbarium Use, please also complete the following:

Ezﬁ&ﬁ?ﬁ%ﬁﬁﬁ}ﬁﬁ A MEZ DU R

Total number of single n

B ARy

Number of single niches (sold aQd occupied)

EAmIBE EBMEH)

Number of single niches (sold but uhpccupied)

BEAmBE EBERSEMH)

Number of single niches (residual for sa

BARUEE (FE)

Total number of double niches

L IN AIEL

Number of double niches (sold and fully occupied)
AR E EELEE5H)

Number of double niches (sold and partially occupied)
EARUBE CELETEH)

Number of double niches (sold but unoccupied)

B E EBERIEMH)

Number of double niches (residual for sale)

e AmBE (FE)

Total no. of niches other than single or double niches (please specify typ

FREE AR A i Py EL A (i 488 (FEFIHHERD

Number. of niches (sold and fully occupied)

R E (CELEMER)

Number of niches (sold and partially occupied)
A E (EEIHEA)

Number of niches (sold but unoccupied)

A #E (EEERIGEA)

Number of niches (residual for sale)

mAHE (FE)

Proposed operating hours {5 = i 1% ] \

N

@ Ash interment capacity in relation to a columbarium means —

%E&K?Eﬁﬁﬁﬁ““ B IREN SRS
the maximum number of containers of ashes that may be interred in each niche in the columbarium;

AT P o 2R & A RN i = B E

the maximum number of sets of ashes that may be interred other than in niches in any area in the columbarium; and
TERZ BIKZ B AL ERR AR » SRS T E RS DIk Bk

the total number of sets of ashes that may be interred in the columbarium,

TEZ A REEBRA » SRS TLRE VK -

12 Annex to Appendix daplip




Gist of Application EFEERESE

(Please provide details in both English and Chinese as far as possible. This part will be circulated to relevant
consultees, uploaded to the Town Planning Board’s Website for browsing and free downloading by the public and
available at the Planning Enquiry Counters of the Planning Department for general information. )

(GHaE B ASL S R A S - IEE B a2k TR AL - EEEREZ RS E AR e ERE
E R B EE R AR 2B - )

Application No. (For Official Use Only) (5577JHE %5 )
EH S AT

Location/address
R ik Lot Nos. 164 RP, 175 and 232 RP in D.D. 354, and Adjoining

Government Land in Yau Kom Tau, Tsuen Wan

ST TES L E R BB 3 54 M ER BE 1 645RERER . BB 17590 S BB 2325k

EREZAIMEEBT -3
(includes Government land of £ 5 B iF -3t 485 sq. m £ 5>k &4 About 4Y)

P1
a;U Approved Tsuen Wan Outline Zoning Plan No. S/TW/35

S8 7 T B R A HE B RS/ TW/ 35
f{%ﬂg "Green Belt" and "Government, Institution and Community"

Dekbstiny ) N TBURE. Bhseicetls

Proposed
Amendment(s) 1 Amend the Covering Notes of the Plan
BERIZAT fEETEIRI GHRE) ARRIHE

M/ Amend the Notes of the zone applicable to the site
& T A B S R T AR Y CEERE)

“Green Belt” and “Government,

M Rezone the appllcatlon site from Institution or Community” to Residential (Group B) 9
Fritii | K M

R 5 1 L i i bR Ry M (28D 9)

Development Parameters (for indicative purpose only) & EZE(R/EE~HR)

(i)  Gross floor area sg.m FE Plot Ratio #f&[L2%
and/or plotratio | Domestic O About 4 MIAbout %7
%%ﬁﬁﬁ%&/% e 25676 ¥ Notmore than 4.0  ONotmore than
H L R BN

Non-domestic Not less than 3021 5 for ) AboUt £ WAbout %
JEEH Social Welfare Facilities ] N ot more than 0.47 ONot more than
kit ZEZS EESI

(ii)  No. of block Domestic
e (EE| 2

Non-domestic

PIE

Composite

LR FR 1

13 For Form No. S.12A £ E S.12A 5EH
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(iii)  Building height/No.
of storeys

BEIEE TR

Domestic

E=H

85.

90

4 (Block 1 —JE)
(Block 2 )

m oK
(0 (Not more than “~KZ% %)

175.4 (Block 1 —Jf&)
180 (Block 2 —JE)

mMPD SK(F/KPREE |)
¥1 (Not more than “~25}%)

26
27

(Block 1 —J&)
(Block 2 —Ji&)

(OInclude #7775 Exclude A #77%

Storeys(s)
4 (Not more than “RZ%72)

(] Carport /Z# /]

M/ Basement /g

(1 Refuge Floor /7 X /=
[0 Podium ~&

Non-domestic

JEEM

m K
O (Not more than R~ %i})

mPD SR(TE/KFHEE )
O (Not more than “KZ%}i?)

(OlInclude 7770 Exclude A #&74%

Storeys(s)
O (Not more than R~ %i})

O Carport /Z# /]

(] Basement /e

O Refuge Floor f7 /e
[ Podium ~4

Composite
GrEMR

90 (Block 3 =JE)

m >k
[J (Not more than “RZ4}%)

180 (Block 3 — i)

mPD SK(FEK PR )
4 (Not more than “~NZj7%)

27 (Block 3 =)

(diInclude A7771%4 Exclude -~ &74%

Storeys(s)
00 (Not more than R~ Z5i2)

[ Carport /Z#/Z]

4 Basement ##/#

O Refuge Floor f77 /e
[ Podium ~&

(iv) Site coverage

Not more than % A 100 (non-domestic FE{EH) (below 1%n)1 LIF)

= Not more than 7<% i 66.6 (domestic {£/) (below 15m L :
Lt Nt mors han 1% 1 353 (domestc £71) (1o and Sbove 1 1) % O About 4
(v) No. of units .
B8 E About #7613
(vi) Open space
REE Private fA A 1,816 sq.m EJ53k & Not less than R/Djh
Public %% sq.m F773% O Not less than FR/DjA

14

For Form No.
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vii) No. of parking Total no. of vehicle parking spaces {2 EE{7 4445 153
spaces and loading /

144 (B3 (855 | 144 (including 3 nos. accessible car parking

uél}loadingjsll‘)fggilb PriVatC Car Parking Spaces *A?ﬁﬁ'ﬁl %agg%)&m@ spaces and 15 nos. visitor car parking spaces)
g%ggél EE Motorcycle Parking Spaces 25 B EEELfiT 7

Light Goods Vehicle Parking Spaces &% &5 B EEAL
Medium Goods Vehicle Parking Spaces H17U &5 HEL{1r
Heavy Goods Vehicle Parking Spaces EE % &5 B AL
Others (Please Specify) HAtlr (E5%1/HH) 2 Light bus

parking spaces
B P A E

Total no. of vehicle loading/unloading bays/lay-bys 5
VEEE AL FH R

Taxi Spaces HY--FEfr

Coach Spaces ik HAL

Light Goods Vehicle Spaces #&%I 5 E Hifir
Medium Goods Vehicle Spaces I Hifir

Heavy Goods Vehicle Spaces %*U 5 EfERLATT 3
Others (Please Specify) HAt (5%1/HH)

Shared L/UL space forénvate light bus and ambulance / other vehicles of the development 1
RN R e B e py B B ) A

Pick-up / drop-off space for residential shuttle bus & R 2Zp#s [0+ Fi4& T 1

Submitted Plans, Drawings and Documents $EXZHVEIR] ~ 4& ] 5 o0&

Chinese English

258 H3L

Plans and Drawings m

Master layout plan(s)/Layout plan(s) 424f2¢fEEE R 1 fmast Bl U v
Block plan(s) 15l [ O o
Floor plan(s) #5 V. i[E] O v
Sectional plan(s) ;R [E] U v
Elevation(s) 1715 [E] O [
Photomontage(s) showing the proposed development B kgAY & R IEH | v
Master landscape plan(s)/Landscape plan(s) [EiEs%aT44E EiEEE1E U M
Others (please specify) HAth (Z5EEHH) O O
Reports F5E

Planning Statement/Justifications 7 &4t SE/HH 0 v
Environmental assessment (noise, air and/or water pollutions) O v

BREERHE (M~ ER K BUKRY 5

Traffic impact assessment (on vehicles) it BLERAYAC 32 20 h O M
Traffic impact assessment (on pedestrians) FEfT AAYAZ i ZE5 Ak O M
Visual impact assessment {58 522857 (G U i
Landscape impact assessment S 2282 U M
Tree Survey fof/RKEH#E 0 M
Geotechnical impact assessment + JJsZ 2521 { O o
Drainage impact assessment HE/KsZ 25 (G U v
Sewerage impact assessment 52251 O o
Risk Assessment JE( =5 U 0
Others (please specify) HAtf (ZEEEHH ) U M

Water Supplies Impact Assessment; Air Ventilation Assessment - Expert Evaluation

Note: May insert more thanone " ¢/ | . 3¥ : AJEZLH—@ &AM L "v | 5%

15 For Form No. S.12A ftR#REE S.12A 85/
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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.

g _itepsrimEEA kLR S AR LT E R R AR S - SHATIRITRHE A LAY MR RSO ERIRR - iR E A
R AT - FATEEER - MEZR ot ATRRAISF -

16
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Appendix la of

N o MPC Paper No. Y/TW/18A
By Hand and Email (tpbpd@pland. gov.hk) ' | Lo 3 Fostival Walk
15 September 2025 Kowloon Tong
Kowloon, Hong Kong
The Secretary L +852 2528 3031
Town Planning Board P +8522779 8428
15/F, North Point Government Offices arup.com
333 Java Road, North Point
Hong Kong

Yourref  TPB/Y/TW/1§
Our ref 273055/01MYNL/CHLH/05617

RECE,"?:::Q\

15 SEP 2035

\Town Manning ¢
' Roard

Nirgorm

Dear Sir/Madam, - - ‘ . ‘ T iy

Application for Amendment of Plan under S12A of the Town Planning Ordinance (Cap.
131),.to Rezone the Application Site from “Green Belt” and “Government, Institution
or Community” to “Residential (Group B) 97, for Proposed Residential Development
and.Social Welfare Facilities at Lot Nos. 164 RP, 175 and 232 RP in D.D. 354, and
Adjoining Government Land in Yau Kom Tau, Tsuen Wan

(Planning Application No. Y/TW/18)

Submission of the Consolidated Set of Supporting Planning Statement with Technical Assessments

As requested by the District Planning Office of Planning Department, we are pleased to submit 15
hard copies of the consolidated set of Supporting Planning Statement with Technical Assessments

(Attachment A) that have been already accepted by the Town Planning Board (TPB) earlier for your
consideration. .

'Please note that this submission only serves as a consolidated version of the previous further
information submissions already accepted by TPB and has not involved any new information/findings
of technical assessments nor changing the scheme, hence the submission should be exempted from
the publication and recounting requirements.

We sincerely seek the favourable consideration from the Town Planning Board to ‘approve the
captioned S12A Planning Application

Should you have any queries, please feel free to contact our Mr Leo HUANG at 2268 3251.

Arup Hong Kong Limited |
Business Registration Number: 63839783 | Registered in Hong Kong |
Registered Address: Level 5, Festival Walk, 80 Tat Chee Avenue, Kowloon Tong, Kowloon, Hong Kong



ARUP

Ourref 273055/01/MYNL/CHLE/05617
Date ‘ , : 15 September 2025
Yours faithfully,

Associate Town Planner

d +8522268 3612
- e natalie.leung@arup.com

Enc - Attachment A — Conselidated set of Support Planning Statement with Technical Assessm ents

cc - DPO/TWEK, PlanD (Attn.: Mr. CHEUNG Kin Kee, Michael) {Email: mkkcheung@pland.gov.hk})
- DPO/TWK, PlanD (Atin.: Ms. CHAN Yan Hang, Jacqueline) (Email: jyhchan@pland.gov.hk)

Pape 2'0f 2



Appendix la-1 of
MPC Paper No. Y/TW/18A

RESIDENTIAL (GROUP B)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Flat

Government Use (Police Reporting Centre,
Post Office only)

House

Library

Residential Institution

School (in free-standing purpose-designed
building only)

Social Welfare Facility
(on land designated “R(B)6”, “R(B)7”,
“R(B)8” and “R(B)9" only)

Utility Installation for Private Project

Ambulance Depot

Eating Place

Educational Institution

Government Refuse Collection Point

Government Use (not elsewhere specified)

Hospital

Hotel

Institutional Use (not elsewhere specified)

Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than
Entrances

Off-course Betting Centre

Office

Petrol Filling Station

Place of Entertainment

Place of Recreation, Sports or Culture

Private Club

Public Clinic

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

Recyelable Collection Centre

Religious Institution

School (not elsewhere specified)

Shop and Services

Social Welfare Facility (not elsewhere specified)

Training Centre

Planning Intention

This zone 1s intended primarily for medium-density residential developments where commercial uses
serving the residential neighbourhood may be permitted on application to the Town Planning Board.

(Please see next page)

Figure No. Scale Figure Title proposed Use Schedule and Planning Intention of the OZP
5.2 -
ARUP Date Sonrce Adapted from the Notes of the Approved Tsuen Wan Outline Zoning Plan No.
January 2023 S/TW/35




RESIDENTIAL (GROUPB) (cont’d)

Remarks

(1) On land designated “Residential (Group B)” and “Residential (Group B) 57, no new
development, or addition, alteration and/or modification to or redevelopment of an existing
building shall result in a total development and/or redevelopment in excess of a maximum plot
ratio of 2.1 or the plot ratio of the existing building, whichever is the greater.

(2) On land designated “Residential (Group B) 17 to “Residential (Group B) 4 and “Residential
(Group B) 6” to “Residential (Group B) 8%, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total development
and/or redevelopment in excess of the maximum gross floor area (GFA) and/or maximum
building height, and in breach of any other restrictions specified below:

Sub-zone Restriction

R(B)N Maximum GFA of 9,870 m? for domestic purposes or a maximum GFA of
20,470 m?* for hotel purposes.

R(B)2 Maximum GFA of 76,890 m? and a maximum building height of 256 metres
above Principal Datum (mPD) for sub-area (A), a maximum building height of
230 mPD for sub-area (B) and a maximum building height of 223 mPD for sub-
area (C).

R(B)3 Maximum GFA of 20,910 m? and a maximum building height of 213 mPD.

R(B Maximum domestic GFA of 47,520 m? and a maximum non-domestic GFA of
3,720 m?.

R(BY6 Maximum GFA of 97,200 m? for domestic purposes. Government, institution
or community (GIC) facilities shall be provided.

R(B)7 Maximum GFA of 29,200 m? for domestic purposes. GIC facilities shall be
provided.

R(B)8 Maximum GFA of 49,300 m*.

R(B)9 Maximum GFA of 25,676 m? for domestic purposes. GIC facilities shall be
provided.

(3) On land designated ‘“Residential (Group B)”, ‘Residential (Group B) 17, “Residential (Group
B) 47, and “Residential (Group B) 6 to “Residential (Group B) 97, no new development, or
addition, alteration and/or modification to or redevelopment of an existing building shall result
in a total development and/or redevelopment in excess of the maximum building heights, in
terms of mPD, as stipulated on the Plan, or the height of the existing building, whichever is the
greater.

(4) On land designated “Residential (Group B) 57, no new development (except minor addition,
alteration and/or modification not affecting the building height of the existing building) or
redevelopment of an existing building shall result in a total development and/or redevelopment
in excess of the maximum building heights, in terms of mPD, as stipulated on the Plan.

(Please see next page)
Figure No. Scale Figure Title proposed Remarks of the OZP (Sheet 1 of 2)
5.3 ;
ARUP Date Sounrce Adapted from the Notes of the Approved Tsuen Wan Outline Zoning Plan No.
January 2023 S/TW/35




RESIDENTIAL (GROUP B) (cont’d)

Remarks (cont’d)

(5) On land designated “Residential (Group B) 67 and “Residential (Group B) 77, in determining the
maximum GFA for the purpose of paragraph (2) above, any floor space that i1s constructed or
intended for use solely as GIC facilities, as required by the Government, may be disregarded.

(6) On land designated “Residential (Group B) 97, in determining the maximum GFA for the
purpose of paragraph (2) above, any floor space that is constructed or intended for use solely
as GIC facilities may be disregarded.

(7y In determining the maximum plot ratio and GFA for the purposes of paragraphs (1) and (2)
above, any floor space that is constructed or intended for use solely as car park,
loading/unloading bay, plant room and caretaker’s office, or carctaker’s quarters and recreational
facilities for the use and benefit of all the owners or occupiers of the domestic building or
domestic part of the building, provided such uses and facilities are ancillary and directly related
to the development or redevelopment, may be disregarded.

(8) Based on the individual merits of a development or redevelopment proposal, minor relaxation of
the plot ratio / GFA / building height restrictions stated in paragraphs (1) to (4) above may be
considered by the Town Planning Board on application under section 16 of the Town Planning
Ordinance.

(9) Under exceptional circumstances, for developments and/or redevelopments, minor relaxation of
the non-building area restriction as shown on the Plan may be considered by the Town Planning
Board on application under section 16 of the Town Planning Ordinance.

Figure No. Scale Figure Title. proposed Remarks of the OZP (Sheet 2 of 2)
53 -
ARUP Date Sonrce Adapted from the Notes of the Approved Tsuen Wan Outline Zoning Plan No.
January 2023 S/TW/35




8419

3.4.20

8421

8.4.22

8.4.23

SITW/35

An AVA-EE (2018) has been camied out for the site and several
mitigation measwes have been proposed in the assessment, including
bmlding separations and building setbacks, which would alleviate the
potential air ventilation impacts on the surrounding wind environment.
These proposed mitigation measures in the AVA should be taken into
account i devising the future development scheme at the detailed
design stage to alleviate the potential impact of the development.

Minor relaxation of the plot ratio / GFA / building height restrictions
may be considered by the Board on application under section 16 of the
Ordinance. The criteria given in paragraph 7.6 above would be
relevant for the assessment of munor relaxation of building height
restrictions. Each application will be considered on its own merits.

However, for any existing bulding with plot ratio / GFA / building
height already exceeding the relevant restrictions as stipulated on the
Plan or in the Notes of the Plan, there 15 a general presumption against
such application for minor relaxation unless under exceptional
circumstances.

“Residential (Group B) 9" (“RiB)9"): I'otal Area 0.6 ha

A site to the north of I'men Mun Road near Yau Kom Tan Water
Treatment Works falls within this zening. Development within this
sub-zone is restricted te a maximum GFA of 25676 m? for
domestic purpeses and a maximum building height of 180mPD, or
the height of the existing building, whichever is the greater. A
100-place Residential Care Heome for the Elderly (RCHE) cum
Fl0-place Day Care Units for the Elderly, and a Centre for Home
Care Services (HCS) for Frail Elderly Persons, with a tetal non-
domestic GFA of not less than 3,021.5 m? shall be provided at
the site. The GFA figure is indicative only and shall subject to
the operational requirements and discussion with relevant
Government Departments in detailed design stage. In determining
the maximum GFA, any floor space that 15 constructed or
intended for use solely as  Government, insfifution or
community facilifies will be disregarded.

Minor relaxation of the plot ratio / GFA / building height restrictions
may be considered by the Board on applicafion under section 16 of
the Ordinance. The criteria given in paragraph 7.6 above would be
relevant for the assessment of minor relaxation of building height
restrictions. Each application will be considered on its own merits.

Figure No.
5.4

Scale Figure Title proposed Explanatory Statement of the OZP

ARUP

Dare Source Adapted from the Explanatory Statement of the Approved Tsuen Wan Outline
January 2023 Zoning Plan No. S/TW/35
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MPC Paper No. Y/TW/18A

Ly Youtrel  TPRV/TW1A / J’
.ﬁ Cwml  273055/01MSTYMYNUCHLHI05048 : ' : ARUP

-

i Level 5§ Festival Walk

By Hand & Email (tpbpd@pland.gov.hk) 20 Tar Ohce Avents

Kowloon Tong

Kowloon

The Secretary Hong Kong

Town Planning Board £ +852 2528 3031

15/F., North Point Government Offices f+852 2779 8428
13\133;1]}1&;& Road : d +852 22683721 .

o oint .
Hong Kong theresay °?~5~@.$’SI§§E
05 May 2023
"~ Dear Sir/ Madam, T

Application for Amendment of Plan under S12A of the Town Planning Ordinance
(Cap. 131), to Rezone the Application Site from “Green Belt” to “Residential
(Group B) 97, for Proposcd Residential Development and Social Welfare Facilities
at Lot Nos. 164 RP, 175 and 232 RP (Part) in D.D. 354, and Adjoining Government
Land in Yau Kom Tau, Ysuen Wan

(Planning Application No. Y/TW/18)

Suebmission of Further Information

We refer to comments received from various Government Departments on the captioned
S12A Planning Application submitted on 13 January 2023,

We are pleased to submit our Responses to Comments from various Government
Departments as attached at Appendices A-L, for your consideration. -

We sincerely request for favourable consideration from the Town Planning Board to approve
this S12A Planning Application.

Should you have any queries, please feel free to contact our Ms Natalie LEUNG at 2268
3612 orour Mr Leo HUANG at 2268 3251. T T

Yours faithfully,
T \

Theresa YEUNG

Director
Enc. - Appemdices A-L o : '
et . “Tsuen Wenand Wet Kowloon District Planning Office ~ Miss YEUNG Hiu Lam, Chery! {chlveung@ntand gov.hi)

I . _‘Cuc,nt [P e
k- . : s .I I-:”»‘T;"" . !__..

Ove Arup & Partners Hong Keng Lid | Registered in England & Wales
Regialerad Number: 1350008 | Registared Addrasa: 13 Firey Strest London WAT 480

TOTAL P.001
09-MAY-2023 14:44 + 8562 2522 8426 96% P.o01



Yourref  TPBYITVWIB
Our ref 273055/01WSTYMYNL/CHLH/05109

By Hand & Email (tpbpd@plandfg,ov.hk)

Appendix-Ic of
MPC Paper No. Y/TW/18A

ARUP

Level 5 Festival Walk

80 Tat Chee Avenue

Kowloon Tong

Kowloon

The Secretary Hong Kong

Town Planning Board t+852 2528 3031

15/F., North Pomt Government Offices £+852 2779 8428

333 J ava Road d +852 2268 3721

North Point theresa.yeung(@arup.com

Hong Kong WWW.arup.com

14 July 2023

Dear Sir/ Madam, .

-Application for Amendment of Plan under S12A of the Town Planning Ordinance
(Cap. 131), to Rezone the Application Site from “Green Belt” to “Residential
(Group B) 9”, for Proposed Residential Development and Social Welfare Facilities
at Lot Nos. 164 RP, 175 and 232 RP (Part) in D.D. 354, and Adjeining Government
Land in Yau Kom Tau, Tsuen Wan
(Planning Application No. Y/TW/18)

Submission of F_‘urther Information .

We refer to comments received from various Government Departments on the Further
Information on the captioned S12A Planning Application submitted on 5 May 2023.

We are pleased to submit our Responses to Comments from various Government
Departments as attached -at Appendices A-G, for your consideration.

We s1ncere1y request for favourable consideration from the Town Planmng Board to approve '
this S12A Planning Application.

Should you have any queries, please feel free to contact our Ms Natahe LEUNG at 2268
3612 or our Mr Leo HUANG at 2268-3251. -

Yours faithfully, J——
o C e
SRECTIVED ™,
Y
— ﬁf’ ‘f\
(ortanam
*ﬁ j
Town Flmoning f
", . Poare.
ey .
Theresa YEUNG
Director
Enc. - Appendices A-G
c.c. - Tsuen Wan and West Kowloon District Planning Office ~ Ms. CHAN Yan Hang, Jacqueline (ivhehan@pland.gov.bhk)

~ Client

Ove Arup & Pariners Hong Kong Ltd | Registered in England & Wales
. Reglslered Number: 1359968 | Reglstered Address: 13 Filzroy Stragl London Wi 4BQ



Appendix Id of
MPC Paper No.

Y/TWI/18A

Application for Amendment of Plan under SI12A of the Town Planning Ordinance
(Cap. 131), to Rezone the Application Site from “Green Belt” to “Residential
(Group B) 97, for Proposed Residential Development and Social Welfare Facilities
at Lot Nos. 164 RP, 175 and 232 RP (Part) in D.D. 354, and Adjoining Government
Land in Yau Kom Tau, Tsuen Wan .

(Planning Application No. Y/TW/18)

Submission of Further Information

We refer to comments received from Lands Department on the Further Information on the
captioned S12A Planning Application submitted on 14 July 2023.

We are pleased to submit our Responses to Comments from Lands Department as attached
at Appendices A-D, for your consideration. -~

As per the comment from Lands Department, the remaining parts of Lot No. 232 RP in DD.
354 current zoned “Government, Institution / Community” on the Approved Tsuen Wan

~ OZP No. S/TW/35 has been incorporated into the Application Site of this S12A application.

As per the change in the Application Site boundary above, the Application Site area will be
increased from 6,043 to 6419 m2 The proposed domestic GFA will accordingly be
increased from 24,172 to 25,676 m?. The proposed no. of residential units will be increased

. from 518 to 613 units. .-

We sincerely request for favourable consideration from the Town Planning Board to approve
this S12A Planning Application. ‘

Should you have any queries, please feel free to contact our Ms Natalie LEUNG at 2268
3612 or our Mr Leo HUANG at 2268 3251. -

- v_
Your ref TPBIYITWIB .
Cur ref 273055/01/WSTYMYNL/CHLH/05151 ARU P
By Hand & Email (tpbpd@pland.gov.hk) Level 5 Festival Walk
80 Tat Chee Avenue
Kowloon Tong
; ‘ . . . - Kowloon
The Secretary : Hong Kong
Town Planning Board £ +852 2528 3031
15/F., North Point Government Offices £+852 2779 8428
333 Java Road : d +852 2268 3721
North Point theresa '
yeung(@arup.com
Hong Kong ' WWW,arup.com
29 September 2023
Dear Sir/ Madam,

Ova Arup & Pariners Hong Kong Ltd | Registered in En_gla'nd'& Wales
Registered Number: 1353968 | Registered Address: 13 Fitzroy Street London WAT 480




. Yourref TPBIYTWIE
Cur re! 273055/01/WSTY/MYNL/CHLH/05188

By Hand & Email (tpbpd @pland.gov.hk)

The Secretary

Town Planning Board

15/F., North Point Government Offices
333 Java Road

Appendix le of

MPC Paper No. Y/TW/18A

ARUP

Level 5 Festival Walk
80 Tat Chee Avenue
Kowloon Tong
Kowloon

Hong Kong

1 +852 2528 3031

f+8522779 8428
d +852 2268 3721

North Point theresa.yeung @arup.com
Hong Kong Www.arup.com
8 December 2023
Dear Sir/ Madam,

Application for Amendment of Plan under S12A of the Town Planning Ordinance
(Cap. 131), to Rezone the Application Site from “Green Belt” and “Government,
Institution or Community’’ to “Residential (Group B) 97, for Proposed Residential
Development and Social Welfare Facilities at Lot Nos. 164 RP, 175 and 232 RP in
D.D. 354, and Adjoining Government Land in Yau Kom Tau, Tsuen Wan .
(Planning Application No. Y/TW/18) _

Submission of Further Information

We refer to comments received from various Government Departments on the Further
Information on the captioned S12A Planning Application submitted on 14 July and 29
September 2023.

“We are pleased to submit our Responses to Comments from various Government
Departments as attached at Appendices A-K, for your consideration.

We sincerely request for favourable consideration from the Town Planning Board to approve
this S12A Planning Application.

Should you have any queries, please feel free to contact our Ms Natalie LEUNG at 2268
3612 or our Mr Leo HUANG at 2268 3251. :

Yours faithfully,
—

Theresa YEUNG o -
Director

Enc. - Appendices i—K
c.C. - Tsuen Wan and West Kowloon District Planning Office — Ms. CHAN Yan Hang, Jacqueline (jyhchan@pland.gov.hk)
- Client ‘

Cva Arup & Partners Hong Kong Ltd | Registerad in England & Wales
Registerad Number: 1359368 | Registered Address: 13 Fitzroy Street London W1T 4B0Q
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Yorra!  TPR/YTWIR
Ourrel 27305501 AWSTY/MYNLICHLH/05237 )

¥ . Level § Festival Walk

By Hand & Email (tpbpd@pland.gov.hk) ) 80 Tat Chee Aveas

Kowloon Tong

' Kowloon

The Secretary Hong Kong

Town Planning Board : t-+852 2528 3031

15/F., North Point Government Offices T 1485227798428

I?Bf&aga Road d +852 2268 3721

o omt : theresa,ycung@arup.com

Hong Kong WWW.ATUp.Com

22 February 2024

Dear Sir/ Madam,

Application for Amcndment of Plan under S12A of the Town Planning Ordinance
(Cap. 131), to Rezone the Application Site from “Green Belt” and “Government,
Institution or Community” to “Residential (Group B) 9%, for Proposed Residential
Development and Social Welfare Facilities at Lot Nos. 164 RP, 175 and 232 RP in
D.D. 354, and Adjoining Government Land in Yau Kom Tau, Tsuen Wan
(Planning Application No. Y/TW/18) '

Submission of Further Information

We refer to comments received from various Govemment Departments on the Further
Information on the captioned S12A Planning Application submitted on 8 December 2023,

We are pleased to submit our Responses to Comments from various Government
Departments as attached at Appendices A-K, for your consideration,

We sincerely request for favourable consideration from the Town Planning Board to approve
this S12A Planning Application. : :

Should you have any qﬁerics, please feel free to contact our Ms Natalie LEUNG at 2268
3612 or our Mr Leo HUANG at 2268.3251. . ) —

Yours faithfully,
l
Theresa YEUN .
Director

Eng, « Appendicex A-K - )
ce. - Tsucn Wan and West Kowloon District Planning Office — Ms. CHAN Yan Hung, Jacqueling (jyhchan@pfand.gov,hk)
-~ Client .

2
-

Qve Arup 5 Partrmea Mong Koy Lid | Registered in England & Wales
Regiaterad Number. 1359068 | Regisiorod Address: 13 Fitzray Streal Londsn WHT 4BQ

TOTAL P.001
22-FEB-2024 15:26 + BB2 2522 8426 a7 P.001



02-MAY-2024 1B6:13 FROM TOWN PLANNING BOARD

Yourrof  TPBAN/TW/G
Our ref 273055/01MWSTYMYNLICHILH/D5205

By Hand & Email (tpbpd@pland.gov.hk)

TO DPO/TWK Appendix Ig of
MPC Paper No. Y/TW/18A

ARUP

Level § Festival Walk
80 Tar Ches Avenue

Kowloor Tong
Kowloon
The Secretaxjy . Hong Kong
Town Planning Board t+852 2528 3031
15/F., North Point Government Offices £ +852 2779 8428
333 Java Road d +852 2268 3721
North Point theresa.yeung@arup.com
Hong Kong WWW.arup.com

2 May 2024

-.. . Dear Six/ Madam,

Application for Amendment of Plan under S12A of the Town Planning Ordinance
(Cap. 131), to Rezone the Application Site from “Green Belt” and “Government,
Institution or Community” to “Residential (Group B) 97, for Proposed Residential
Development and Sacial Welfare Facilities at Lot Nos, 164 RP, 175 and 232 RP in
D.D. 354, and Adjoining Government Land in Yau Kom Tau, Tsuen Wan
(Planning Application No. Y/TW/18)

Submission of Further Information

We refer to comments received from various Government Departments on the Further
Information on the captioned S12A Planning Application submitted on 22 February 2024,

We are pleased to submit our Responses to Comments from various Goverment
Departments as attached at Appendices A-H, for your consideration.

We sincerely request for favourable consideration from the Town Planning Board to approve
this S12A Planning Application.

Should you have any queries, please feel free to contact our Ms Natalie LEUNG at 2268
3612 or ourMr.Leo HUANG at 2268 3251, .—— . ; _——— . -

Yours faithfully,

A

Theresa YEUNG
Ditector

Enc. - Appendiges A-H . :
.. - Tsuen Wan and West Kowloon District Planning Office - Ms, CHAN Yan Hang, Jacqueline (jvhchan@pland gov.hk)
« Client L '

Ova Arup & Pannars Hang Keng Ltd | Registored in England & Wales
Regisiaced Number, 1359968 | Reglstered Adaress: 13 Filray Steel Londen WIT 4BG

TOTAL P.001

02-MAY-2024 15:21 + 652 25622 B426 a7 P.00L
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Your ref TPBNYITW/18
Our ref 273055/01/WSTYIMYNL/CHLH/05358

By Hand & Email (tpbpd@pland.gov.hk)

Appendix Ih of

MPC Paper No. Y/TW/18A

ARUP

Level 5 Festival Walk

§0 Tat Chee Avenue
Kowloon Tong
Kowloon
The Secretary Hong Kong
Town Planning Board t+852 2528 3031
15/F., North Point Government Offices £+852 2779 8428
333 Java Road : d +852 2268 3721
North Point theresa
yeung{@arup.com
Hong Kong WWw.arup.com
19 July 2024
Dear Sir/ Madam,

Application for Amendment of Plan under S12A of the Town Planning Ordinance
(Cap. 131), to Rezone the Application Site from “Green Beli” and “Government,
Institution or Community” to “Residential (Group B) 9”, for Proposed Residential
Development and Social Welfare Facilities at Lot Nos. 164 RP, 175 and 232 RP in
D.D. 354, and Adjoining Government Land in Yau Kom Tau, Tsuen Wan
(Planning Application No. Y/TW/18)

Submission of Further Information

We refer to comments received from various Government Departments on the Further
Information on the captioned S12A Planning Application submitted on 2 May 2024.

We are pleased to submit our Responses to Comments from various Government
Departments as attached at Appendices A-D, for your consideration.

We sincerely request for favourable consideration from the Town Planmng Board to approve
this S12A Planning Application.

Should you have any queries, please feel free to contact our Ms Natalie LEUNG at 2268
3612 or our Mr Leo HUANG at 2268 3251.

Yours faithfully,

Theresa YEUNG

Director
Enc. - Appendices A-D
©.C. - Tsuen Wan and West Kowloon District Planning Office - Ms. CHAN Yan Hang, Jecqueline (jyhchan@pland.gov.hk)

- Clicnt

Ove Arup & Partners Hong Kong Lid | Registered in England & Wales
Registered Number: 1359968 | Registered Address: 13 Fitzroy Sireet Londen WIT 4BG
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MPC Paper No. Y/TW/18A

Your ref TPBAYITWIB
Qur ref 273055/01/WSTY/MYNL/CHLH/05428 RU P

By Hand & Emai land.gov.hK Level 5 Festival Walk
y Han mail (¢pbpd@pland.gov ) 80 Tat Chee Avenue
Kowloon Tong
Kowloon
The Secretary Hong Kong
Town P]anning Board t +852 2528 3031
15/F., North Point Government Offices £+852 2779 8428
333 .L ava Road : d +852 2268 3721
North Point theresa
.yeung(@arup.com
Hong Kong . WWww.arup.com
26 September 2024
Dear Sir/ Madam,

Application for Amendment of Plan under S12A of the Town Planning Ordinance
(Cap. 131), to Rezone the Application Site from “Green Belt” and “Government,
Institution or Community” to “Residential (Group B) 9%, for Proposed Residential
Development and Social Welfare Facilities at Lot Nos. 164 RP, 175 and 232 RP in
D.D. 354, and Adjoining Government Land in Yau Kom Tau, Tsuen Wan
(Planning Application No. Y/TW/18)

Submission of Further Information

6

We refer to comments received from various Government Departments on the Further
Information on the captioned S12A Planning Application submitted on 19 July 2024.

We are pleased to submit our Responses to Comments from various Government
Departments as attached at Appendices A-C, for your consideration.

We sincerely request for favourable consideratio_n from the Town Planning Board to approve
this S12A Planning Application.

Should you have any queries, please feel free to contact our Ms Natalie LEUNG at 2268
3612 or our Mr Leo HUANG at 2268 3251.

Yours faithfully,

o —
Loes-

Theresa YEUN
Director

Enc. - Appendices A-C
c.c. - Tsuen Wan and West Kowloon District Planning Office — Ms. CHAN Yan Hang, Jacqueline (jyhchan@pland.gov.hk)
- Client

Arup Hong Kong Limited | Registered in Hong Kong | Registered Number: 2146207
Registered Address: Lavel 5, Festival Walk, 80 Tat Ches Avenue, Kowleon Tong, Kowloan, Hong Kong



06-DEC-2024 10:57 FROM TOWN PLANN.ING BOARD

Your raf TRBANTWME
Qur raf 273055/01 AWVSTY/MYNL/CHLM/054688

By Hand & Email (tpbpd@pland.gov.hk)

The Secretary

Town Planning Board

15/F., North Point Government Offices
333 Java Road

North Point

Hong Kong

5 December 2024

Dear Sir/ Madlam,

Appendix Ij of
T0 DPO/TWK MPC Paper No. Y/TW/18A

ARUP

Level 5 Festival Walk
80 Tat Chee Avenue
Kowloon Tong
Kowloon

Hong Kong

t-+852 2528 3031

£+852 2779 8428
d +~852 2268 3721

theresayoung@arup.com -
WWW.atup.com

Application for Amcendment of Plan under S124. of the Town Planning Ordirance
(Cap. 131), to Rezome the Application Site from “Green Belt” and “Government,
Institution or Community” to “Residential (Group B) 9%, for Proposed Residential
Development and Social Welfare Facilities at Lot Nos. 164 RP, 175 and 232 RP in -
D.D. 354, and Adjoining Government Land in Yau Kom Tau, Tsucn Wan :

(Planning Application No. Y/TW/18)

Submission of Further Information

We refer to comments received from various Government Departments on the Further
Information on the captioned S12A Planning Application submitted on 26 September 2024.

We are pleased to submit our Responses to Comments from various Government -
Departments as attached at Appendices A-C, for your consideration.

We sincerely request for favourable consideration from the Town Planning Board to approve

this S12A Planning Application.

Should you have any queries, please feel free to contact our Ms Natalie LEUNG at 2268

3612 or our Mr Leo HUANG at 2268 3251.

Yours faithfully,

_..-‘."'-'-’-

»

RECEIVED
- 5 LEC 200

\ Town Planming
Theresa YEUN N oot
Director T
Enc, - Appendices A-C
¢c. . ~Tsucn Wan and West Kewloon District Planning Officc ~ Ms, CHAN Yan Hang, Jacqueline (iyhchan@pland. gov bk
~ Client

Arup Heng Kang Limitad | Ragistecsd In Mong Kang [ Raglaterad Number: 83636785
Renlatered Addrens: Leval §, Fastival Wabk, 80 Tat Chas Avenue, Kewloon Tong, Kewloan, Hong Kong

NS TS AAA A £ 4 AN Ve a e e o e

TOTAL P.001



Your raf TPBIYITWIB
Ourraf 273055/01AVSTYIMYNL/CHLHI0S544

By Hand & Email (tpbpd@pland.gov.hk)

Appendix Ik of
MPC Paper No. Y/TW/18A

ARUP

Level 5 Festival Walk

80 Tat Chee Avenue
Kowloon Tong
Kowloon
The Secretary Hong Kong
Town Planning Board £+852 2528 3031
15/F., North Point Government Offices £+852 2779 8428
333 Jal‘;a Road d +852 2268 3721
North Point theresa
.yeung@arup.com
Hong Kong Www.arup.com
28 April 2025
Dear Sit/ Madam,

Application for Amendment of Plan under S12A of the Town Planning Ordinance
(Cap. 131), to Rezone the Application Site from “Green Belt” and “Government,
Institution or Community” to “Residential (Group B) 9%, for Proposed Residential
Development and Social Welfare Facilities at Lot Nos. 164 RP, 175 and 232 RP in
D.D. 354, and Adjoining Government Land in Yau Kom Tau, Tsuen Wan
(Planning Application No. Y/TW/18) '

Submission of Further Information

~ We refer to comments received from various Government Departments on the Further
Information on the captioned S12A Planning Application submitted on 5 December 2024,

We are pleased to submit our Responses to Comments from various Government
Departments as attached at Appendices A-B, for your consideration.

We sincerely request for favourable consideratioh from the Town Planning Board to approve
this S12A Planning Application.

Should you have any queries, please feel free to contact our Ms Natalie LEUNG at 2268
3612 or our Mr Leo HUANG at 2268 3251.

Yours faithfully . _

v

L/”( &

-

£ 7 8APR U
B

% own Plaanthig 4

\ : ., Bomd v
Theresa YEUNG e T
Director

e TP

X
v

Enc. - Appendices A-B .
ce. - Tsuen Wan and West Kowloon District Planning Office — Mr. CHEUNG Kin Kee, Michael (mkkcheung@pland. gov hik)
- Tsuen Wan and West Kowloon District Planning Office — Ms. CHAN Yan Hang, Jacqueline (jyhchan@pland.gov.hk)
- Client

Arup Hang Keng Limiled | Registared in Hong Kong | Registered Number; 83839783
Reglstered Address: Laval 5, Festival Walk, 80 Tat Chee Avenus, Kowlaon Tang, Kowloan, Hoag Keng
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MPC Paper No. Y/TW/18A

ARUP

By Hand and Email (tpbpd@pland.gov.hk) Loval § Pestival Walk
3 JUIY 2025 Kowloon Tong

} ) . Kowloon, Hong Kang
The Secretary (48522528 3031
Town Planning Board fH852 1779 8428
15/F, North Point Government Offices arup.com
333 Java Road, North Point

Hong Kong

Yourref  TPB/Y/TW/18
Our ref 273055/01/MYNL/CHEH/05571

Dear Sir/Madam,

Application for Amendment of Plan under S12A of the Town Pianning Ordinance (Cap.
131), to Rezone the Application Site from “Green Belt” and “Government, Institution
or Community” to “Residential (Group B) 9”, for Proposed Residential Development
and Social Welfare Facilities at Lot Nos. 164 RP, 175 and 232 RP in D.D. 354, and
Adjoining Government Land in Yau Kom Tau, Tsuen Wan

(Planning Application No. Y/TW/18)

Submission of Further Information

We refer to comments received from various Government Depariments on the Further Information
on the captioned S12A Planning Application submitted on 28 April 2025.

We are pleased to submit our Responses to Comments from various Government Departments as
attached at Appendices A-~C, for your consideration.

We sincerely request for favourable consideration from the Town Planning Board to approve this
S12A Planning Application.

Should you have any queries, please feel free to contact our Mr Leo HUANG at 2268 3251.

Yours faithfully,
‘-ﬁ""ﬁ“ﬂ“‘m \
| /RECEIVED,
Natalie Leung 7
Associate Town er ;:. - 4 JUL 2085 *%‘
L * F
d +8522268 3612 ‘ 4 Fown. Plamning /
¢ natalie.leung@arup.com \ Beaxd _,}y‘
Enc - Appendix A — Responses to Comments Table
- Appendix B — Updated Traffic Impact Assessment Report
- Appendix C — Details of the Swept Path Analysis for Construction Velnclcs
cc - DPO/TWK, PlanD (Attn,: Mr. CHEUNG Kin Kee, Michael) (Email: mkkcheung@pland.gov.hk)
DPO/TWK, PlanD (Attn.: CHAN Yan Hang, Jacqueline) {Emai!: jyhchan@pland.gov.hk)

Arup Hong Kong Limited |
Business Registration Number: 63839783 | Registered in Hong Kong |
Registered Address: Level 5, Festival Walk, 80 Tat Chee Avenue, Kowloon Tong, Kowloon, Hong Kong



Appendix Im of

' ' . ' . MPC Paper No. Y/TW/18A
By Hand and Email (tpbpd@pland.gov.hk) ' Love$ Festival Walk
10 September 2025 ' ' ' ) S Kou Kot;loon;ong
' ) owloon, Hong Kong

The Secretary ) . 1 +852 2528 3031
Town Planning Board N £ +8522779 8428
15/F, North Point Government Offices s arup.com
333 Java Road, North Poi <, Pittg

ava Road, North Point -‘dmum;; oS
Hong Kong T EROLY

SO0 d3S 1y

Yourref  TPB/Y/TW/18 j
Ourref  273055/01/MYNL/CHLH/05614 ﬁ'{ﬁﬁj\jﬁaﬂﬁ

Dear Sir/Madam, .

-

“Application for Amendment of Plan under S12A of the Town Planning Ordinance (Cap.
131), to Rezone the Application Site from “Green Belt” and “Government, Institution
or Community” to “Residential (Group B) 97, for Proposed Residential Development
and Social Welfare Facilities at Lot Nos. 164 RP, 175 and 232 RP in D.D. 354, and
Adjoining Government Land in Yau Kom Tau, Tsuen Wan

(Planning Application No. Y/TW/18)
Submission of Technical Clarifications

We refer to comments received from various Government Departments on the Further Information
submitted on 3 July 2025, :

We are pleased to submit our Responses to Comments and replacement pages of technical reports as
attached at Appendices A-H, for your consideration.

Please note this only serves as Technical Clarifications and has not involved changing the scheme or
findings of the technical assessments, thus should be exempted from recounting requirement. We
sincerely request for favourable consideration from the Town Planning Board to approve this S12A
Planning Application.

Should you have any queries, please feel free to contact our Mr Leo HUANG at 2268 3251.

Arup Hong Kong Limited |
Business Registration Number: 63839783 | Registered in Hong Kong |
Registered Address: Level 5, Festival Walk, 80 Tat Chee Avenue, Kowloon Tong, Kowloon, Hong Kong



ARUP

Our ref 273055/01/MYNL/CHLH/05614
Date 10 September 2025
Yours faithfully,

Natalie Leung
Associate Town Planner

d +8522268 3612
e natalie.leung@arup.com

Appendix A — Responses to Comments Table

Appendix B — Replacement Pages of Supporting Planning Statement
Appendix C — Replacement Pages of Architectural Drawings

Appendix D — Replacement Pages of Landscape Master Plan

Appendix E — Replacement Pages of Ecological Impact Assessment Report
Appendix F— Site Photos of Watercourses within the Project Site .
Appendix G — Replacement Pages of Tree Preservation and Removal Proposal
Appendix H - Replacement Pages of Visual Impact Assessment Report

Enc

cc - DPO/TWK, PianD (Attn.: Mr. CHEUNG Kin Kee, Michael) (Email: mkkcheung@pland.gov.hk)
- DPO/TWK, PlanD (Attn.: CHAN Yan Hang, Jacqueline) (Email; jyhchan@pland.gov.hik)

Page 2 of 2



Appendix Il of
MPC Paper No. Y/TW/18A
Detailed Departmental Comments

(@) Comments from the Chief Estate Surveyor/Land Supply and the District Lands
Officer/Tsuen Wan and Kwai Tsing, Lands Department (LandsD):

(i)

(ii)

(iii)

(iv)

(v)

he reserves the right to take lease enforcement action against the breach of lease
anytime as appropriate;

he defers to the Transport Department and other relevant departments to comment
on the updated Traffic Impact Assessment (TIA), particularly on the technical
feasibility, design and shared use arrangement of the Construction Access Road with
the Tuen Mun Road Entrance, from traffic point of view;

concerning the proposed management and maintenance (M&M) responsibilities of
the section of Po Fung Road, it is currently a non-exclusive right-of-way for the
adjoining Permanent Government Land Allocation No. TW 185 allocated to the
Water Supplies Department (WSD) and was originally proposed as part of the Green
Area of the former Government site Tsuen Wan Town Lot (TWTL) 430. The
future M&M arrangements of the concerned road section should hence be subject to
the way forward of the development of the said land sale site TWTL 430 and be
further liaised among relevant departments. In case no road works would be
conducted by the applicant on the concerned road section, the M&M responsibilities
of the concerned road section would generally not be taken up by the future lot
owner of the application site under lease;

generally, with a view to ensuring the compliance with any proposed additional
conditions under lease, it is LandsD’s requirement that any proposed additional
conditions would only be considered to be incorporated under lease provided that
there is a relevant bureau/department requesting for or in support of such additional
conditions.  Such bureau/department would be responsible for monitoring the
applicant’s compliance with such additional conditions. In the absence of such
bureau/department’s request or support, no additional conditions would be proposed
and incorporated under lease for the proposed works; and

the figures including the site area mentioned in the submissions have not been
checked by survey and subject to verification, which will be addressed when
handling the land exchange application.



(b)

(©)

(d)

—2_
Comments from the Commissioner for Transport:

(i) itis noted that the TIA for this development does not take into account the potential
additional trip attraction/generation arising from the future changes in planning
parameters for TWTL 430. Instead, HKHS would submit an updated TIA in the
future planning application for TWTL 430 incorporating the trip
attraction/generation of Y/TW/18. Since this approach has been discussed and
agreed in the meeting for the application, she has no objection; and

(if) no objection to the adopted completion year of 2034, as agreed in the meeting.

Comments from the Director of Environmental Protection:

the project proponent should be reminded that the future connection to public sewer, if
available, is subject to the agreement of the Sewerage Infrastructure
Group/Environmental Protection Department and Drainage Services Department (DSD).
The project proponent would need to review the SIA and assess the potential sewerage
impact arising from the development, and where appropriate, to demonstrate the
effectiveness of mitigation measures. The project proponent is required to implement the
sewer connection and mitigation works, if any, at its own cost to meet the satisfaction of
DSD.

Comments from the Chief Town Planner/Urban Design and Landscape, Planning
Department:

(i) noting the updated Tree Preservation and Removal Proposal (TPRP) is attached in
the submission package, the applicant is reminded to refer to the "Application for
Amendment of Plan under Section 12A of the Town Planning Ordinance (Cap. 131)
— Guidance Notes", as TPRP is not required for the submission for an amendment of
the plan under section 12A of the Town Planning Ordinance, and only a board brush
tree survey on landscape resources including tree of dominant species (Information
of Old and Valuable Tree/ Tree of Particular Interest, if any), and a board assessment
on landscape impact caused by the proposed development on the landscape character
and landscape resources of the subject area is required for section 12A application;
and

(if) the applicant should note that approval of the rezoning application under Town
Planning Ordinance does not imply approval of the trees works such as pruning,
transplanting and/or felling under Lease. The applicant is reminded to approach
relevant authority/Government department(s) direct to obtain necessary approval on
tree works. Similarly, approval of the rezoning under Town Planning Ordinance



_3-

does not imply approval of the site coverage of greenery requirements under APP
PNAP-152 and/or under the lease. The site coverage of greenery calculation should
be submitted separately to the Buildings Department (BD) for approval.

() Comments from the Chief Building Surveyor/New Territories West, Buildings
Department:

(f)

(i)

(i)

(iii)

(iv)

the site does not abut on a specified street having a width of not less than 4.5m, the
development intensity shall be determined under the Building (Planning)
Regulations (B(P)R) 19(3) during plan submission stage;

the site shall be provided with means of obtaining access thereto from a street under
B(P)R 5 and Emergency Vehicular Access (EVA) shall be provided for all the
buildings to be erected on the site in accordance with the requirements under B(P)R
41D;

as the proposed Residential Care Home for the Elderly use under the application is
subject to the issue of a licence, please be reminded that the applicant is required to
comply with the building safety and other relevant requirements as may be imposed
by the licensing authority; and

detailed comments will be given in the building plan submission stage.

Comments from the Director of Fire Services:

(i)

(i)

(iii)

(iv)

the EVA provision in the captioned site shall comply with the standard as stipulated
in Section 6, Part D of the Code of Practice for Fire Safety in Buildings 2011 under
the Building (Planning) Regulation 41D which is administered by BD;

please also be advised to consult Social Welfare Department on the proposed
development and should be reminded that licensing requirements will be formulated
upon receipt of formal application via the licensing authority;

the requirements of hydrant provision as stipulated in WSD’s Departmental
Instruction No. 1309 and Highways Department Technical Circular No. 4/2010 shall
be complied with.  Should any relocation/blanking-off of fire hydrants by necessary,
prior consent from the Fire Services Department has to be sought; and

detailed fire safety requirements will be formulated upon formal submission of



general building plans.



Appendix Illa of
- MPC Paper No. Y/TW/18A

5]

AR B R 55/ A iR H B R, Making Comment on Planning Application / Review
SRR

Reference Number:

' PEMS Comment Submission

231017-050416-38478

HERCIRI

Deadline for submission: 03/11/2023

T H AR R

Date and time of submission: 17/10/2023 05:04:16

= EEIE’JiﬁEU R 4R

The application no. to which the comment relates: Y/TW/8

TRERA L #2480

Name of person making this comment:

BRAHE

Detai)s of the Comment :

454 Mr. Ma Ngo Chun

[Dear Members of the Town Planning Board,

As a developer's point of view, [ am writing to express my support for the proposed amendment
(Y/TW/18) to the Tsuen Wan Outline Zoning Plan No. S/TW/35. A portion of “Green Belt” zon
{ le rezones to a new “Residential (Group B)” subzone, to facilitate a residential development and

social welfare facilities for Elderly Persons.

[Firstly, the amendment is in line with the Government s initiative to increase housmg supply. Th
¢ Indicative Scheme contributes to the supply of 613 units of private housing, which is estimated

to accommodate 1,550 people. It responds to policy addresses on housing provision and meetmg
fterritorial housing needs.

Secondly, the amendment is in line with the Government’s on-going initiatives to optimise the u
sage of suitable “Green Belt” zones for residential purpose. The Application Site is located near
two recent approved rezoning items in the Tsuen Wan Outline Zoning Plan, which rezoned two
sites zoned as “Greenbelt” to subzones of “Residential (Group B)” for government land sale site
s for private housing development.

Thirdly, the amendment provides a solid support to the intergenerational-friendly concept in res
ponse to Hong Kong’s ageing population. 100-place Residential Care Home for Elderly cum 30-
|place Day Care Unit and Centre for Home Care Services support community needs of elderly ca
re facilities to promote intergeneration living and improving quahty of life.of the neighbourhoo

d. It is a good encouragement to private sector initiatives on provision of social welfare facilitie
S. : ‘ '

Overall, I believe that the proposed amendment is a positive step towards meeting the aims in th
e Hong Kong 2030+, such as satisfying the estimated land shortage of about 3,000 Hectares and
becommg an age-frlendly commumty

Thank you for your time and consideration,

Sincerely,
Ma Ngo Chun

filas/Mld-acicicann/Mnline MAammant/MATNTTNANLATIA2RATR Cammant V. T 10 1 17/10MNN2



PEMS Comment Submission Appendix I11b of
MPC Paper No. Y/TW/18A

1.

FAAR B ER B/ %R 8 R, Making Comment on Planning Application / Review
SRR '

Reference Number: 230305-003242-13382

HEAR R

Deadline for submission: 24/03/2023

22T H A R R

_Date and time of sul_)mission: 05/03/2023_ 00:32:42

A AR B R ARE

The application no. to which the comment relates: Y/TW/18

MRRERA L AT

Ms. Toffee Yi
Name of person making this comment: = Ms. Toffee Yip

AR

Details of the Comment : -

gﬁ@ﬁ%ﬁﬁ%ﬁﬁﬁﬁ%k¢ﬁﬁﬁ’Wﬁ%ﬁ@iﬂﬁﬁki?ﬁ%ﬁ%ﬂm&

gﬁ?@%ﬁ%'%ﬁ%ﬁﬂ&ﬁ%ﬁ?iﬁﬁZﬁ&ﬁﬁﬁ@ﬂ&ﬁﬁ@%ﬁ%ﬁ%

EEAERR R ERRRAN T E R 2

file://pld-egis3-ann/Online Comment/230305-003242-13382 Comment Y TW 18h... 06/03/2023



PEMS Comment Submission Page 1 of |
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SRR B AR A% PR R R Making Comment on Planning Application / Review
BELRSR

Reference Number: 230308-221849-18429

SRS FRHA

Deadline for submission: 24/03/2023

$E3 H 3 B

Date and time of submission: 08/03/2023 22:18:49

ARSI VTS
The application no. to which the comment relates:
TRERA L L Somem
omernie

Name of person making this comment:

BREFHE

Details of the Comment :

RN T S G (RRRT Y S ST :

St NEREARRENZHEAR BB EEESRE ? zEE*HEE—EEZKE'
IERME > —FAREREES - FAZSTERESRENIERRERIMEA T GHREE
| - ST RBUSERATES) DR -

file://pld-egis3-app/Online_Comment/230308-221849-18429 Comment Y TW_18.h... 09/03/2023



e IR AT

{ {7tl Making Comment on Planning Application / Review

Reference Number:

AR

230315-104118-44795

24/03/2023

Deadline for submission:

e B3 R e

- 15/03/2023 10:41:18

Date and time of submission:

A BB AR

Y/TW/18

The application no. to which the comment relates:

TIRERA L fA/ATE 44E Mr. Lau Kin Leung

Name of person making this comment:

BERAE

Details of the Comment :

S S PR R

TR — T Y
(RIS — YA -

BE B/ TR R R e ﬁDE/ETHEﬁBI%ﬁ@BE% g

[FlF » BEAEMR - TR EiG A EREE Ji%«fﬁffﬂ*’%ﬁ’]{z%  INEIEHIEES




op RS SR I B Making Comment on Planning Application / Review

SE T

Reference Number: 230315-111106-48038

TR

Deadline for submission: 24/03/2023

T3 H BH B ]

Date and time of submission: 15/03/2023 11:11:06

A BHRYRR SR SR it

‘| The application no. to which the comment relates: Y/TW/18

TRERA L ERIATE

Name of person making this comment: 7242 Mr. Wong Tsun Ho

B REFHH

Details of the Comment :

| EEAREY/TW/I8 BYEREE » JREOT

1. WEEEEE R SR EH YR B AR - B RR B T avREIE R T A ERE b
HVEERRE B R Se et ) HET

(LR LRI R R A B ABIR - HMEMFLEERT - iy TEERETER
PO THE B G RYIRA KA - e SR2 AN ELiE » DURFIARA
B E R BT XIS R EAY AR » USSR E R R R AP A R i -

2. [LE S REE SR B FAHE é@%ﬁ*ﬁ%ﬂ%#ﬂ’?iﬁ%ﬂﬁéétﬁ " AGRIEERIRTE R
REFE | &k T FEEREERE BT 28R L E B RIS

IECET ISR IR E B E S » [HERSES 2{EFHYIRERE - HLET8InyEalir
BRI -4IERYIEIRTT - (AEPTR AR - BS120MEFHRAREE -

LS BRI A TR KR R P » BLET RIS MM —SREL KRR - Rkt » 5%
BEHHBE RUKEAOKE - FEESERPHARIEL - GHEEZENUKE IR
(PRI > BRI DT R RKE - :

LEAT - STEIEEVER SRR I R — AR ff - R BIE S SR - A BT E
iRk BHEE ARG TR E -




SRS/ A2 FE T (L) Making Comment on Planning Application / Review

| s

Reference Number:

230315-114132-91533

FER PRI

Deadline for submission: 24/03/2023

$E3T H B BT

Date and time of submission: 15/03/2023 11:41:32

75 BRI AR B F B AR S0t

The application no. to which the comment relates: Y/Twis

"REERA L ER/ATE

Name of person making this comment: Fe4E Mr. Lam Chun Wah

B RS

Details of the Comment :

A AKEY/TW/18 IEEE - [REATF ¢

1. )L ER R S b IR A IR - SR AREPRRENE ST C N ERE L
| [EREEREEE, FE

[rERs ERIIEE R R E BN - HEMARSERE - EtF I ERRETES
il RS R P EVERA RARER - PHIETTER R RI2 AELEE - MURFIRARA
RS (E R AT AP SR AYSRIR - DA T R HEE SRR B AR AP AR IR S F e, -

2. SRR ERE HEFAHLE - BESBE RS T AN A IEBRET R
REFE ) &k T FEEMR BRI R EET LA BT ERE

BhE BT R R E Y  IREAES 12K P VA B « S BINOTE LG |
PNERERE-4ERIER DT » [REFTEREMRRE - RSMEFTREESE -

LA T RS BR R KR 2R IS 2 - AT BIRL AT AR — SREC K - ROEAOH - 55
R R KERKE - EREERTIFRNEL - SE AN KE R B
HIREE » T ES TR RKEE - :

IESN > STRISRYEHBHEEREN B— KR A B EIE PRl - R BRI E
ik - ¥R AR E AR T SRR '




; Y

gL M BT 5 L Making Comment on Planning Application / Review

Reference Number:

230315-114919-00023

R L )
Deadline for submission: 24'/03/2923

=y
HRST A B L 15/03/2023 11:49:19
Date and time of submission:

peli i lesb ' TW/S

The application no. to which the comment relates:

TIREBRA ) /AT

Name of person making this comment:

JINE. Miss 8/INGEL

BERAEE

Details of the Comment :

R KRBT/ TW/18 FIERSE - R T -
L IR G A iR SRR RIS T R (L

MBS E B R il ) FEmE -

fR{LAMt ERILRERRE ERNRE - HUMERNESRE - LT T EZRRGEER
i, TR B G HEEE RARRE » (L HESE2 B itE » BLRFIFRA
HEIREE(E By BT ZRSHRERI SR » DU T B SalE e B R (AP AR R A -

2. ILHERENERERALE  REERE b ARBR S e REBREER
REFE ) & T e TR T P O BT EES

e BT TR R R - REIES 1200 B I - I RIeosarfy
PN 1-4EERVIEIR T - FEAEFTA BARYRE - BS2KEFTREmEE -

IEET BB AV EH B R KR KRR 2 o LEE TR RETBMHTR = SRBC KRR » ROt » 55
2R RHIRR/K LK - FEEHERPWARNEL - SEREZEI/KEREAH
HYERSR » B & &0 T RARK RS -

LS > SRSV SR HBERN R R R A o CESTEIE R - S BRI E R

iRik > BIRAERRIEEEE AR EE -




g ED DR LA 5] Making Comment on Planning Application / Review

Reference Number:

230315-131009-61228

$EAPRIA

Deadline for submission: 24/03/2023

HEAC H H e i ]

Date and time of submission: 15/03/2023 13:10:09

HRRTR B mST

The application no. to which the comment relates: Y/TW/18

TRERA ) /T

Name of person making this comment: FB4E Mr. Yuen

B R

Details of the Comment :

R EIY/TW/18 BERE - JERATT

1. RS A LR A - RIS DIV T R L
WEREE RN ) FHEmE -

éﬁ% CAHEEIIRERRE SR  SHMEMAERSEEREE - SO T ERRBETER
i, TS R IR RANRER - B I @S2 A& » DURFIFRA
IR F R T A S RIEAY AR » DUl A B M e AT AR R AR A A -

0. LS BB SRR E - SRS POREIST T T e AR
REFE ) k" FEEHHERR BN EET P O EE B,

[La SRR R R E RS - FAMESES 12003 PRV R - TR A
PR 1 -4 EERYIER JT - FEAEFTE BEAIRYRE - RSI2IEFPWRAERE -

L B A S K R RS « LS BIREUT T S > St > 39
B TR B K IR - B ATt - O R K Rt
IR TS T R R -

LRS- STEIEHY R BRI R — A R A - BT EIE R - S BN REE
KK > 5 IEE A R A I B -




gE RIS s/ 2 EE S L Making Comment on Planning Application / Review

SHEEW

Reference Number:

230315-221007-71060

eI

Deadline for submission: 24/03/2023

T3 EI 3 B B

Date and time of submission: 15/03/2023 22:10:07

HRRRIAR B R B4R

The application no. to which the comment relates: Y/TW/18

TRERA ) BAL/I4LTE

Name of person making this comment: 7t Mr. Jeffrey Leung

BERFE

Details of the Comment :

A A58 S B A AR

LA TEERE AR » RETTERMERR AR -

OB REIRTTARE] o 55 - DURBASE - ATAERIHE R -

RARH B B IRISE Ry EZe 2R R B ROt BB i -

5300 MBI EEERARCERAREETET » MERRUSEEIE - NILL - Z&EMT
g%lﬂ@ﬁﬁ%%@ﬂ:iﬁ  THR R ES - AATHOEEARMEIEEEILSE
M E > AT CERGRIER EE - FEEERER - RO A EHRECE T UE SR
READ - BRENRARA 2 B (88 DL BB oA -
giﬁ%ﬁﬁa[@]ﬁkiﬂﬁlﬁ%@ﬁ%ﬁ » FNETED R B - REoFTEBAETE
ANEEH > A NGRIILETEME R - B REEREEAGRIMNAR -
JEGIIE R T R R —(E IR » TS {EA i ElAY R -




g N1 G473 2 14 TV Making Comment on Planning Application / Review

SEEN

Reference Number:

230315-223851-94584

FEATFRIA '
Deadline for submission: 24/03/2023

AL H BA B e : 2.
Date and time of submission: 15/03/2023 22:38:01

B RAHTAR B S 4wt Y/TW/18

The application no. to which the comment relates:

TRERA L MR/ P Mr. Vincent

Name of person making this comment:

EREEE

Details of the Comment :

It Rtk b Bl NIEE IS AR EEY) > ME BER NENE » KL EHEERK
N EREAREEIER
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o HLSN AR P 5L Making Comment on Planning Application / Review

SEE
Reforomte Number: . 230316-083545-56779

FEACRRIA :
Deadline for submission: 24/03/2023

=y ; .
HESC H ] e . 16/03/2023 08:35:45
Date and time of submission:

ARG P aE LRIt Y/TW/18

The application no. to which the comment relates:

TIEERA L R - 52 A Mrs. Tracy Leung

Name of person making this comment:

BREHE

Details of the Comment :

SIS - SERTREFUAIRETE] IR B RAERR » BRI —/NEA - MSHIERE
A BN B ERIEE A SR LI R « FAEMSHHE - MARNBERERSEY - EHE L

IR R Gk LIRS RE ]!




s S G AR L 70 Making Comment on Planning Application / Review

Reference Number:

230316-095225-87816

HEAR PR |
Deadline for submission: 24/03/2923

He38 H B R FRr e

Date and time of submission: 16/03/2023 09:52:25

5 BREAR B R 55 At

The application no. to which the comment relates: Y/TW/13

TEEEAL #5TE

Name of person making this comment: 754 Mr. Lee Kin Cheong Kent

BERHE

Details of the Comment :

R SR K AN R B 26T m AL I R B R R s ST AR I LR R 2
EHEE e S A, B TN ELLLIRA R S Sa = R 6 @Y & BN s RIS IR
IR RN AR/ NA TR R g e R, A 8E R ol e e L e Fe v SR AL a4 B Ry i it R
il Ry LB (D RIS IR _E AR AR e E AL E(EERF L o] LUB TR RISV (fahhk
Gk L EEESEAE.




gL EN G 2RO UL Making Comment on Planning Application / Review

B ek

Reference Number:

230316-141510-75277

A PRHA

Deadline for submission: 24/03/2023

$E3C H AR IRFfa]

Date and time of submission: 16/03/2023 14:15:10

LA R

The application no. to which the comment relates: Y/TW/8

MemR AL Ea/a50E

Name of person making this comment:

o4 Mr. Har

R

Details of the Comment :

Plot ratio of 4 for proposed rezoning is excessive, compared to nearby developments. If approve

d, it would set an undesirable precedent for similar applications. In addition, the proposal of rezo
ning for the subject site may raise concern towards the traffic capacity of Po Fung Road, especia
Ily for the section below Tuen Mun Road. The increase in population within the area may create

raffic burden. At the same time, there are insufficent public transportation to supportthe growth

in population in the district.




14

oE M a R b2 P A5 ] Making Comment on Planning Application / Review

SERIR

Reference Number:

- 230316-142420-28893

FEC PRI
Deadline for submission: 24/03/2023

B
125 H Y R . 16/03/2023 14:24:20
Date and time of submission:

eIt et s | ST

The application no. to which the comment relates:

TRERA /TS /N Miss Linda Wong

Name of person making this comment:

B ReTE

Details of the Comment :

‘IConcern of the proposed rezoning would cause further burden on the capacity of the Castle Peak
Road — Tsuen Wan.




15

sEALENG R RS L Making Comment on Planning Application / Review

Bk

Reference Number:

230316-145330-46746

PR IR

Deadline for submission: 24/03/2023

HEAZ H A B

Date and time of submission: 16/03/2923 14:53:30

AT R

The application no. to which the comment relates: Y/TW/18

MEER A M2

Name of person making this comment: JeE Mr. Cheung

BRHE

Details of the Comment :

[ would like to raise objection towards the application. Po Fung Road and Castle Peak Road - Ts
uen Wan serve as the major road access of the subject site. The proposed rezoning would increas
e the burden of the current traffic condition, and the increase in population may lead to overflow
| jthe capacity of the road access. Besides, the site is in close proximity to the Yau Kom Tau Wate

r Treatment Works. It is highly doubted whether it would be safe to rezone the subjectsizeto ar
esidential site, given that there are safety issues of possible fire and chlorine release risk from th

e Water Treatment Works. Thank you. ‘




PEMS Comment Submission Page 1 of 1

16

FRAR Bl B 5/ Az R N B R Making Comment on Planning Application / Review
SEGEH]

Reference Number: 230320-194201-52860

TR

Deadline for submission: 24/03/2023

R F R '
| Date and tisne of submission: 20/03/2023 19.42.01
AMAGREIFHES Y/TW/18
The application no. to which the comment relates:
r .
"RREAN ) /4R Fe A Mrs. Lau

Name of person making this comment:

BREFE

Details of the Comment :

AL EEIIB R AR - BEARZERUEERER -

2 BEREEHRENDCESE '

3. N IR EE 2L RTRE iR AR mﬂﬁﬁﬁﬁﬁﬁkﬁ9

4 ZE R EE 4 TR EO S U T /B A R R B - Mﬂ%E@mMEm%EE%
X°ﬁﬁ%@%&%ﬁﬁ*ﬁ%&ﬁﬁﬂ%ﬁ%@éﬁﬁi

S HFIARMIE S G ERFREFEEIER - RERRER AR 2RE - K& TR
e A ROV ER SO E E R R R R RS -

6. /=BAEPLA » LR 1/ AT1407] - BRI R A e AR
R AR -

ﬁ1¢://Dld-eais3-apn/0nline Comment/230320-194201-52860 C_I_omment Y TW 18.h... 21/03/2023



PEMS Comment Submission . Page 1 of 1
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AR B B 5 /%R B B Making Comment on Planning Application / Rev1ew
BEES

Reference Number: 230321-085103-29100

AR

Deadline for submission: 24/03/2023

| IR BRI

.Date_ and time of submission: 21/03/?023 08:51:03

HRAIA R AR ER

The application no. to which the comment relates: Y/TWIS .

TRERA L B/RE /INH Miss To Ying

Name of person making this comment:

BRFFE

Details of the Comment ;

AASZEYTW/18 BYEHEE » JRERAIT ¢

1. BLEREEE R G LN R A R - RS ERE P RYSREEs R T K@%ﬁﬂe{bﬂfﬁ?‘
FEERE R R e | AETIRE -

(LA E R A - HMEARKERE - LIS T ERESDER
I  TH R VR RN ~ PHIE BN RS AIEEE - DURFIARM
SRR E R T E AT SR ERAY SR » DA e i e SR A AR R S A ot

2. %ﬁﬂ%‘ﬁEWEi&Eﬁi@ » FEREREE PAvEEIY ST [ R RE R
HEPE ) K T /e BRSSO B SR

3 PSSR R R - REARERZES 1 20K/ IR A B - et BIRy &tz
PR -4 R IER T » [EAEFTA A AVRER - RS120EF AR AHERE -

IEE T RIS A A SR K B 2R PR B - BESTBREITMAHEE _SREC/KEE » Bkt » 35
BE R UK ERKE - RS #ERTARNEL » SESEEIKE K
HOTERSE - QT RN T REV KA -

ESh » BT BHIERT SR EHREER R— A R Rk - ST BT %ﬂiﬁﬁﬁwﬁﬁ?ﬁ
BRAR » R R RIS AR o BRI -

file//vld-eoig3-ann/Ontine Comment/230321-0R85103-29100 Comment Y TW 18 h 21/03/2073
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FEEREI R 5B/ i i = L Making Comment on Planning Application / Review
SERR

Reference Number: 230321-123353-09099

]

Deadline for submission: 24/03/2023

PR3 B HA K -
Date and tim‘e of submission: 21/93/2'023 12:33:33
AMEREEFAER Y/TW/S
The application no. to which the comment relates: -
I
RERA ) H2/427 e My, Wan

Name of person making this comment:

ERE

Details of the Comment :
[RRUE TR B e
i S
H—ERH R B T AR
%é%—ﬂﬂ%%Mﬁ%ﬁﬁ’%@%ﬁﬁ%@%ﬁ%ﬁm%ﬁﬁzﬁ’ﬁi%fmﬁ
H=FAC&B R FELHRERGE

Fir DAFG B AR O] DRI R At S7 fr B

file://nld-egis3-ann/Online Comment/230321-123353-09099 Comment Y TW 18.h... 21/03/2023
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18 .

EL AR B R E AL R B A Making Comment on Planning Application / Review
SR ‘

Reference Number: 230321 -123422-76620

FRSTFRIH

Deadline for submission: 24/03/2023

HEXX H S R

Date and time of submission: 2_1/03/2023 12:34:22

o] il

The application no. to which the comment relates: Y/TW/18

MRERA L BRI

. . . 7NH Miss chan hiu wai
Name of person making this comment:
BRI

Details of the Comment :

B H KRR /NA 26 R R

1) 338 LI fEiefts HEE = ROER AR ME FRAFHERS - o
RHZRE S LRE DT 1, BRI vE i« S e R C A RE S, BRI SR AR s U
FZE R AR TTRBEEIN 58 X HERORE, PR vE o e

2) T5E: AL RS YRR, BRI RT T SAHTEE M,
AEEREK; RS T AENTRDE RMIREERD L ABLULREERK
FREK L SRS HER S, A REFHHERRIAE

3) BT RAE: TR R AEEREYIRER/ NS ERITE FENRBEAR; THREEKR— |
i, BFWESHE ST, tmE, DGR ERIAE; BRI T, ME—EEX A8
g ENR, FRE—EERMR/NEAMETFERZEETEA; EXRTETER X
REIRFBE—BNRH; RAIZE#REARAR?

B T EAE TR, BEDT RS R F A

file://nld-egis3-ann/Online Comment/230321-123422-7662(1 Comment Y TW 18h... 21/03/2023



PEMS Comment Submission | | Page 1 of 1

20

SLAR B e 5/ AAZ PR B R Making Comment on Planning Application / Review
B

Reference Number: 230316-160639-05219

e 3t

| Deadline for submission: 24/03/2023

R I B s e

Date and time of submission: 10/03/2023 16:06:39
AEESRIHRRSR Y/TW/18
The application no. to which the comment relates:
r
RERA  #2/427E A Mrs. Wong

Name of person making this comment:

BREE

Details of the Comment :

S TYRK /N R 26 = AR

BRI T— R AR B R RKRERY/ N St o A

1) R0HE: LI e My T = R B A M L AR AR .
R AREL AT, R S M R e B T A T, B B BNl
B, A ST S Y ORS, T (T 0 e e

2) | RSB S A EERE, REEE BTN TSGR, T
NMEEUK; RAH HERIT B T ARMREFRDE, RTRAEE RS+ A LR RR
PRI, SRS ARG, T ERTHBUSERRE

3) ML RAR: fEiE RATERE R A/ NS IERIIE, FERBE L TUSEER—
A BIMEAET, tigRE, 3SR TEREEGE; SRAIRET, ME—E X, AR
Ty FEEER; FRE—EERMAIZNEAME T EEREEEEA, AR T ELE—R
RERE—E/ Kt RAEEREARAR?

RFEHETHES R TR, BREDT RS T R AN

file://pld-egis3-app/Online_Comment/230316-160639-0521 9 Comment Y TW 18h... 20/03/2023



PEMS Comment Submission

Page 1 of 1

el

R R S R Making Comment on Planning Application / Review
LR |

Reference Number: 230321-201913-12076

$E RIS

Deadline for submission: 24/03/2023

$E3Z H I A Rp

Date and time of submission: 21/03/2023 20:19:13

R BRI R R RS

The application no. to which the comment relates; Y/TW/18

TRERA ) /20

Mr. Patrick Chan
Name of person making this comment: FulE Mr

BREEE

Details of the Comment :

EAREERER SR A0 H e T o s * BNal T~ -

> EERAEERETE -
#E

lﬁkﬁﬁﬂﬁﬁﬂﬁ » RERE SIS AREITEZIEEETEER m&%ﬁ
Eﬁﬁﬁﬁ&ﬁﬂ%ﬁﬁ%ﬁﬁ&@ﬁﬁ%%ﬂ%kﬂ » % ATEERERE LRy

3. B RA T ERGHIER - %kﬁﬁt@ﬁ%&%%ﬁﬁ%%ﬁMﬁ ' BRESREATR

file://pld-egis3-app/Online_Comment/230321-201913-12076_Comment_Y_TW_18.h...

22/03/2023
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22

HUAE] 3R/ AR IZ 2 B R Making Comment on Planning Application / Review
e

Reference Number: 230322-125149-12460

TR RS

Deadline for submission: 24/03/2023

FE3X S B T

Date and time of submission: 22/03/2023 12:51:49

TR AR R B R

The application no. to which the comment relates: Y/TW/18

TRERA L EHEH

/g Miss Sara
Name of person making this comment: M

BREH

Details of the Comment :

RANEY/TW/18 BYEREE » [RRATTF ¢

L SRS LB - SRS RS T R e R s
[FURRE R R SERe: | BT

bR ERIERRTE RN - RMUMARSERE - ST ERERECESR
HIE,/ THEBEEPIEE A RARBEL - it TER SRS ABEME - DRFAFER
HEFEERMENT R REAIRIR - DTG R R R iR AR AR RS, -

P i REREEERALE » SRR S A REBEIRAR
REPE & | eSS RS ST PO B

SEet RIS N B B A - [EREESES 120k (2 7 VIR R - HEEH g atfr
FMRREIE1-ARERYIER TS - FEAEFTA BAAVRE - RSI120MEF R ETmeE -

LT BT RO A SRR KW SRR - G5 FRIREIT T —SREKEE - Rkt > 58
AR AKEHKEE - FESURSI AT RNEL » SRS KRE IR
VIR - TR AR50 T AT Bk

EEA1 > SHEIEAY R S RE SR B — K R E*ﬁﬂ%‘fﬁﬁﬁﬁﬂj » Arfir BRI AR
BRAR » B A RIS R R B -

SLETBIRT R AR N B R AR B H ST Ele BB R A L s

3 L A L AR A R TR B A I T L 0 R i ey
SEBIRASTR TR A LRI T @ B A R MATET - M Bt |

SRS S BN T ERRERERE AR R EE. ABE T AEE
BRZAARE, RRIERTR IR T A BN BN E T A BN A

file://pld-egis3-app/Online_Comment/230322-125149-12460 Comment Y TW 18.h.. 22/03/2023



PEMS Comment Submission Page 2 of 2
AABRETRBERZNAR, A Y PN s E RERE s, a5

T BRSSP I SRR T (i B R B R R AP S o N6 Y RIE B, T RARA
ERIRAERZOE TRABMAHAHERES, FABERERER BER SR ARSI,

-SRI S — IR B TR R AR D, I R Bt R AR F B R R
ESERIRRE, HHERE R

fAla-ImId_acicliann/COinlina MAammant!/?201YT 1985140 17440 Carmenant V. T 10 1L 1IN NN



23/03 2023 10:38 AM FAX 24152751 TWRC @0002/0006

24
SRR B E G ,
BARBESENE | FHILABEE 333 BiEREeS 15 18
{RE 28770245 EY 2522 8426
RER : tpbpd@pland.gov.hk

To: Secretary, Town Planning Board

By hand or post: 15/F, North Point (Goverment Offices, 333 Java Road, North Point, Hong Kong
By Fax: 2877 0245 or 2522 8426

By e-mail: tpbpd@pland.gov.hik

FIREAIAREIEB354R58 The application no, to which the comment relates ¥ /TW/18

BREFE (WAFE #5509 )

Details of the Comment (use scparate sheet if necessary)

AARBEHRRIEE -
1) B2 R A IIORS]  FEaTE ERE -
2) TG E LR e | RIMTAR S R 8 77 A RS
HEEST AREBR -ERERE - :
DR R/ RIEAS  HP R RS S E A R A L 00 B
 RRHEERET 02l - HINIEH ETIARMENRE - SN R ER s a0
AEH I - RITEESHIHEN > 2R
4) WEISBIRIE - T TR AT ERE - B
TRHEER R R 2 32iE ) -

r RERA &L 5% Name of person/company making this comment ﬁﬂ,‘m
#=E Sipnature 3 | B8 Date 22/3/2023

23-MAR-2023 10:47 96% P.002




23/03 2023 10:40 &AM FAX 24152751 ‘ TWRC @ 0005/0008

TR ER GRS ¢d
B NBRGIE - FHEILAAREE 333 SHIEARMEE 15 8

BE 28770245 T 2522 8426

HER : tpbpd@pland.gov.hk

To: Secrctary, Town Planning Board

Ry hand or post: 15/F, North Point Government Ollices, 333 Java Road, North Pojnt, Hong Kong
By Fax: 2877 0245 or 2522 8426

By c-mail: tpbpd@pland.gov.hk

HHEV R N 3E4R R The application no. to which the comment relates  Y/TW/18

BREMNE ( EHE  FIHRY )

Details of the Comment (use separate sheet if necessary)

AANHEFEFRIAL -
1) RS R BRE 2 3 [ QIR RER R R
2) IS B SRR 7 s [ RERITAME » BEE R (RS T ARES
MEEPT N El— e EEs .
3) RIS ERE Z S HEFEAE - HP TR G B R R 1 0ofER AL H
» RRECAGHET 92M - ZAMERIEETAHMBNTE - BUhENuYRyaw
T - NHRERRN 2 BR
) HERBENA  FARET TR - ARSI FERE - B
HIHEENER Z3Tm R -

| - - i
"HERA S,/ AT Name of person/company making this comument /'@ ﬁjﬁ . z,@‘ /J’ l / 2N Yzﬂ/
#E Signature T EH] Dare 22/3/2023
. o

23-MAR-2023 10:48

96% P.005



@ 0002/0006
23/03 2023 10:35 AM FAX 24152751 TWRC @&

26

TR o

BAKEREE | H s 333 P RBIEAE 15 4
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To: Secretary, Town Planning Board

By hand or post: 15/F, North Point Government Offices, 333 Java Road, North Point, [long Kong
By Fax: 2877 0245 or 2522 8426
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[ ] Urgent [ Return Receipt Requested _Isign []Encrypt [] Mark Subject Restricted [_] Expand personal&publi

" Y/TW/18 DD 354 Yau Kom Tau GB
(. ) 22/03/2023 02:39
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From:

To: tpbpd <tpbpd@pland.gov.hk>

File Ref:
.
PIF

1 attachment
Yau Kom Tau Water Treatment Works - Google Maps.pdf

Y/TW/18

Lot Nos. 164 RP, 175 and 232 RP (Part) in D.D. 354, and Adjoining Government
Land in Yau Kom Tau, Tsuen Wan

Site area : About 6,043sq.m Includes Government Land of about 487sq.m
Zoning: "Green Belt"

Proposed Amendment: Rezone to "Res (Group B) 9/ 3 Towers — 518 Units / PR 4.5
/180mPD / OS 1,550sq.m / 99 Vehicle Parking / 100 bed RCHE

Dear TPB Members,
Strongest Objections.
The Proposed Amendment could achieve the following planning merits:

MERITS? THIS IS A FANTASY
e Responding to Policy Addresses on Housing Provision and Meeting Territorial
Housing Need;

IT IS NOW CLEAR THAT HONG KONG IS FACING A GLUT OF PRIVATE
RESIDENTIAL UNITS. THIS IS UNDERLINED BY THE MARKET DATA AND THE
WITHDRAWAL OF A NUMBER OF LAND SALE SITES.

THERE ARE PLANS TO BUILD THOUSANDS OF UNITS IN THE NEW TOWNS.
THE SITES IDENTIFIED ARE MORE THAN ADEQUATE TO FULFILL ANY
REALISTIC DEMAND GOING FORWARD

YESTERDAYS EDITORIAL IN STANDARD IS JUST ONE EXAMPLE OF
REPORTS ON CURRENT TRENDS



https://www.thestandard.com.hk/section-news/section/17/250863/Property-'crash-sal
e'-raises-eyebrows

“an inventory of flats has built up after years of Covid lockdowns and developers will
have to clear their stocks quickly if they want to keep borrowing costs down in the
face of a high interest rate environment.

There is an inventory of about 18,000 units that should have been sold but
were not sold in the past year or two.

Adding to them this year will be around 30,000 new flats that will raise the
overall stock to 48,000 units.

The longer developers hold on to the inventories, the more expensive the interest
payment they will have to make to lenders ”

AND THIS DOES NOT INCLUDE THE 200,000+ EMPTY UNITS THAT WERE TO
BE THE JUSTIFICATION FOR THE INTRODUCTION OF A VACANCY TAX,
SHOT DOWN BY COLLUSION BETWEEN VESTED INTERESTS AND AN
ADMINISTRATION THAT REFUSES TO ACCEPT REALITY IN ITS
‘DEVELOPMENT AT ALL COSTS’ POLICIES.
e Coherent with the Government’s Initiative to Increase Housing Supply by
Reviewing Suitable “GB” Sites of Beneficial Societal uses;

WE ARE NOT FOOLED, THIS IS WHY THE DEVELOPER HAS INCLUDED
COMMUNITY SERVICES. HOWEVER THE SITE IS ISOLATED AND HAS NO
ACCESS TO PUBLIC TRANSPORT
® Responding to the Changing Planning Context of Housing Sites in Yau
Kom Tau, Tsuen Wan;

WITH ADDITIONAL DEVELOPMENTS PLANNED FOR THE DISTRICT
CONSERVING THE GREEN BELT IS EVEN MORE IMPORTANT
® Providing Merits and Certainty to Support Community Needs of Elderly Care
Facilities to Promote Intergeneration Living and Improving Quality of Life of
the Neighbourhood;

REPETITIOUS AS THE PLAN OBVIOUSLY NEEDS TO GAIN BROWNIE POINTS.
WE ARE NOT FOOLED.
e [Encouraging Private Sector Initiatives on Provision of Social Welfare
Facilities;

DESPERATION SETS IN
e Conforming to Local Planning Context and Compatible with the
Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen
Wan Town Centre;

CLEARLY FALSE STATEMENT, THE DEVELOPMENTS ARE ON THE OTHER
SIDE OF THE HIGHWAY



Fully Complying with Sustainable Buildihg Design Guideline and Green Building
Design;

AT THE COST OF THE LOSS TO THE COMMUNITY OF HUNDREDS OF TREES
AND THE MANY BENEFITS DERIVED FROM THE GREEN PANORAMA

No Deficit in Existing and Planned “G/IC” Provision with Increased Population;

INDEED, MOST COMMUNITY FACILITIES ARE TOO DISTANT TO BE OF ANY
USE TO RESIDENTS
e Resulting in No Adverse Impacts to the Surrounding Area,

SERIOUSLY, CHECK THE IMAGES. IMPACT ON.GREEN PANORAMA FROM
MANY POINTS. THERE IS ALSO THE NEGATIVE CONNOTATIONS TO THE
LOCAL ECO SYSTEM WITH REGARD TO REMOVAL OF MANY TREES AND THE
TRASHING OF THE NATURAL HABITAT
e Resulting in No Major Degradation and No Effects on the Overall Integrity
of the “GB” Zone;

LIES, LIES AND MORE LIES. THE ADDITIONAL ASPHALT RE THE WIDENING
AND EXTENSION OF THE ACCESS ROAD ALONE SWAPS THE BENIFICAL
CONTRIBUTION OF TREES FOR HEAT EMITTING ROAD SURFACE

® ' Will Not Set an Undesirable Precedent.

MORE LIES, APPROVAL WQOULD ENCOURAGE FURTHER INCURSION INTO GB
AND PROVIDE A PRECEDENT FOR WHOLESALE DEVELOPMENT ALONG THE
NORTH SIDE OF THE HIGHWAY.

No data provide re the number of trees to be trashed, Site Coverage is 100% s0
nothing would survive.

Additional tree culling re road widening and extension.

Undesirable adding of additional road to serve just one development.

Water Treatment works nearby indicate that the area is Water Gathering Ground
Inexcusable and shameful manipulation of provision of bommunity services in order
to justify development. We do need more elderly care facilities but in convenient

locations and not at the expense of the excising a sizable chunk of green belt.

Members cannot justify approval of this application that takes developer greed to a
new level.

Mary Mulvihill
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GO(.?-g|e Maps Yau Kom Tau Water Treatment Works
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Imagery ®2023 CNES / Airbus, Maxar Technologies, Map data 2023 50 m
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ﬁi&fﬁﬁ%ﬁiﬁiﬁﬁo which the comment relates: Y/TW/18
TREERA L ER/AEHE St Mr. Benny

Name of person making this comment:
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Details of the Comment :
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S LI BT L ¢, Making Comment on Planning Application / Review

B iR

Reference Number:

230323-092907-79897

RIRE

Deadline for submission: 24/03/2023

P H B IR

Date and time of submission: 23/03/2023 09:29:07

AT BT R R

The application no. to which the comment relates: Y/TW/18

RERAL M&/4R0

Name of person making this comment: /IMH Miss Cheung

BRI

Details of the Comment :

[ object to the application, Green Belt zone must be retained.,

First of all, the application site is at the fringe of Tai Lam Country Park and the closest point fio
m the site is less than [00m from the Country Park, the Green Belt zone should be reserved as a
“green buffer” between country park and urban area.

Secondly, the proposed development intensity of plot ratio 4 is considered to be excessive as de

velopments nearby have plot ratio no more than 3. As well, development intensity should be red
uced when closer to country park, therefore the proposed development is unacceptable.

Last of all, the existing traffic is already congested in the local area. The proposed rezone will fu
rther to create burden on the traffic. Moreover, the proposed traffic arrangement of the future de
velopment relies on the connection via Po Fung Road, which has already been used to serve the

2 Government Land Sale sites. The proposed development at application site would cause a cum
ulative impact to overtax the capacity of Po Fung Road.

The proposed rezoning should be rejected as it cannot demonstrate any planning merits and the t
echnical concerns are not resolved.
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Reference Number:

230323-100500-20060

$EAZ R

Deadline for submission: 24/03/2023

$EA B BB R[]

Date and time of submission: 23/03/2023 10:05:00

767 FRIR AR ] B R R

The application no. to which the comment relates: Y/TW/8

MER RN 220

Name of person making this comment: JetE Mr. A. Wong

BERERE
Details of the Comment :

The proposed development intensity of plot ratio 4 is considered to be excessive.

Development intensity should be reduced when closer to country park. The proposed rezoning p
lot ratio- of 4 is higher than all R(B) zones in the vicinity, which they locate even further away fr
om the country park.

The proposed traffic arrangement of the future development relies on the connection via Po Fun

2 Road, which has already been used to serve the 2 Government Land Sale sites. The proposed d
evelopment at application site would cause a cumulative impact to overtax the capacity of Po Fu
ng Road.

' [Concern of the proposed rezoning would cause further burden on the capacity of the Castle Peak
IRoad — Tsuen Wan.

There is inadequate public transport to support the additional population in the area even with re
sident's service shuttle bus.
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Reference Number: 230323-100837-30209

HEAC IR

Deadline for submission: 24/03/2023

$RAZ H T )

Date and time of submission:

23/03/2023 10:08:37

1 BRI R R R A e

The application no. to which the comment relates: Y/TW/18

MEE RN /a8

Name of person making this comment: e4 Mr. Henry

B

Details of the Comment :

There is inadequate public transport to support the additional population in the area. Concerning
the proposed rezoning would cause a further burden on the capacity of the Castle Peak Road — T
suen Wan, the proposed traffic arrangement of the future development relies on the connection v
wia Po Fung Road, which has already been used to serve the 2 Government Land Sale sites. The p
roposed development at the application site would cause a cumulative impact to overtax the cap

acity of Po Fung Road.
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Reference Number:

230323-103807-30156

PR3z PRI

Deadline for submission: 24/03/2023

PEAZ H S B ]

Date and time of submission: 23/03/2023 10:38:07

7 TR 1 251 B 0

The application no. to which the comment relates: Y/TW/18

MR RN /008

H .
Name of person making this comment: JRfE Mr. Mike

B RS
Details of th(_e Comment :

The application site is at the fringe of Tai Lam Country Park and the closest point from the site i
s less than 100m from the Country Park. In addition, the green belt zone should be reserved as a
“green buffer” between the country park and urban area. Therefore, the proposed rezoning shoul
d be objected. '
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TR PRI '
Deadline for submission: 24/03/2023

$E3% H HA R B ]

Date and time of submission: 23/03/2023 13:19:51
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The application no. to which the comment relates:

"EERA L @851

Name of person making this comment:

it S e Sea

BERFE

Details of the Comment :
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SUAR B %R B R Making Comment on Planning Application / Review
SR '

Reference Number: 230323-170537-14945

L

Deadline for submission: 24{03/2023

$E3 H SRR

Date and time of submission: 23/03/2023 17:05:37

R RRAIAR B A 4R

The application no. to which the comment relates: Y/TW/18

"RERA AR

: Ms. Melanie Moore
Name of person making this comment: Lt

BRI

Details of the Comment :

[ object to this application to rezone Green Belt to Residential Group B. Hong Kong has an unso
ld inventory of 18,000 units during the past two years. An additional 30,000 flats will be added t
o the overall stock in 2023, leading to a total of 48,000 flats for sale. Given this large inventory,

[there is no need for additional flats to be built, particularly on Green Belt land. Green Belt land i
s meant to act as a buffer against urban sprawl. The application provides no data on the number

of trees to be removed. Please reject this application.

file://pld-egis3-app/Online_Comment/23 0323-170537-14945_Comment Y TW_18.h... 24/03/2023
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HERCPRAA

Deadline for submission: 09/06/2023

FE3T I HH BB

Date and time of submission: 04/06/2023 09:14:35

| A BAHAR B EPEF AR

The application no. to which the comment relates: Y/TW/18

TRERA L T

Name of person making this comment: 4 Mr. WONG TSUNHO

EREFEE

Details of the Comment :
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PR REE 1 -4BERVIETR T - BHARFTE BARYREER » RSI2KEFFREERE -

IEE B AR AT R T B K M SRR o LS BRI AR SR HCKEE - FEAKH - 35
BRI R /K ThCKE - FEESIERTHRNEST - EEEER/KEREAK
HVIREE » M ST R BRAKEE - _

(LS > STEIERT R B — R R ik - BT RIE PRI - Z AU BT E %
Rk BEEERERETHRRNEGES : '
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SRS A5/ %2 5 4 45 1, Making Comment on Planning Application / Review

et b

Reference Number: 230604-130254-47113

FEAC PRI

Deadline for submission: 09/06/2023

FE3C H 1 RIS

Date and time of submission: 04/06/2023 13:02:54

HBAHIA B R B AR

The application no. to which the comment relates: Y/TW/I8

TRERAN BB

Name of person making this comment:

/INH Miss &

BT

Details of the Comment :

R A2 B e, B TE S PR, » [ T~ -

1) BRER IR A RRIRIR

"“’itizﬁh‘ifiE‘u%@F’Ej’ i o EZREELE 0 BERRE 0 SR BRI SO TR IREE R
° [boh - SENGCRNERE T APEY W R% BRERTTAR - GBIR

fﬁﬁﬁﬂ’]@%ZFﬁ ) A -

2.) BEER AT E R4 R 3 \ N
LR S M B i IS BRI TEIV IR B8 - S R st B RS (L A3 - ST anae
Eiﬁlﬁ?ﬁkﬂ’ﬂ@ﬂ ’ %3%@@8’9 tHA = S50h - SR B IR BRI LSS RAVA bR
i TRESARIR GBI A IR T MUVRERE - JRIHEE K TR EAYE A TR E RiERE Aok
G RN - KRBT BRI - '

drar DL ERIABRE - A AR SHEREYIRE R - -
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SRR AN/ AR R EE B Making Comment on Planning Application / Review

S5

Reference Number: 230604-191711-59260

PRI

Deadline for submission: 09/06/2023

e 3T S B FRF ]

Date and time of submission: 04/06/2023 19:17:11

AR BIEREERTE

The application no. to which the comment relates: Y/TWA3

"RERAEA L R

Name of person making this comment: ) /N Miss To Ying

B AT

Details of the Comment ;

A AR EFY/TW/18 FIEREE » [RESAN T ¢

1. PLER SRR SR CHTT B A A - SR BIE PRSI AT T T e R
MR R E B Moo RN ) FIEm -

ER(CAM EEAERRE S - ZETARSERE - ST IEERECER
i, TR e P RVER A R RN - b @S R2 NESi& - DURFIARA
TEESRE (R R T G ML AP RERY R IR - DU N e BEIRE RGeS At - |

2. ILERSE R S RBRA TR » BRRREE DRSNS T T A RBEERRER
RS ) K T eSSBS AR SR O B RS

FEFEIEPET B ER EE » (BRI | 2K LR R « s RISy
7 I REE -4 BERYIETR DT - FEAERTR SBAARE » RS12KEFFRATmRE -

RIS TR K BB - S RIS — SENEAR - RO 3
BRI RKERCKE - FEREEIERPRIVES - SE R ENTKE IR
HPEREL > Mo R RKME -

IbAh » SHBISYE AR B — A bk ERBIE RS » RAL BRI &
(R A A RIS R AT AT B




s A S REA/AEE R 5 L Making Comment on Planning Application / Review

Reference Number:

230604-224431-75458

AR EH
Deadline for submission: - 09/06/2023
= e -+
X HMRAE 04/06/2023 22:44:31
Date and time of submission:
e ] S A
ﬁﬁga ]'*E%U EF] == gﬁl?)}th Y/TW/18

The application no. to which the comment relates:

"RERA ) B

Name of person making this comment: Je4 M. Patrick Chan

BEREE

Details of the Comment :

T EERRA A B G S VA B R R B E RV E RE BRI RESE » IERIGEE: - BN
AERNEERE - S50 - SR - EEWATERRENATZ A KRR ERML - SEK
HINENEL  /NEFFTREREAENTRAE - ESRRANEREBRAFNAE
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SRR E N EEA L T3 R Making Comment on Planning Application / Review

Sppen
SELRE 230604-233844-16135

Reference Number:

FRACPRIY : .
Deadline for submission: 09/06/2023

Ef s &=
3 H %E.ZH%LFEE . . _ 04/06/2023 23:38:44
Date and time of submission:

BRI B R R ARG Y/TW/18

The application no. to which the comment relates:

"RERA L R/ 24 Mr, TK Yiu

Name of person making this comment:

BREE

Details of the Comment :

RIS B LB AR - FRAETE AR IET - 4ERF RIFAERRIRST - EBUVEX -

TEA P ez BN - BRRPEARIBARE « MKKE ~ MRS FERESE - MR
SEIMEF B - Bl > BB A > BIELR - BUFTIEEEN - BFTlENsE -
B SOE AN E » BB AR BRI R RS S R RS PR AR 4R - TERR (R A AR AT -
REGL— T ERR I FE BIC - I ERRRBERLE RS PEEERERE) -
BB E 2 PR - SR AR 0 ERERBRER > F—HIK - SHFEREEEF
% > BIRECES BT EUEHE (FROn IR - RiEmiE -




PEMS Comment Submission ) - ' .Page 1of1l

4%

LR E B/ IR 1 R Making Comment on Planning Application / Review
SRR :

Reference Number:

230609-142812-72618

TERIRA

Deadline for submission: 09/06/2023

23 H HA B

Date and time of submission: 09/06/2023 14.28:12

AR A

The application no. to which the comment relates: X/TWAS .

THREA L A sl .
Name of person making this comment:
BAREE

Details of the Comment :

B/ TW/ ISP B R SRR - MR MBS - BHERAEEN - KB
HT ~ REZHINE - BERR - TRHESRRERS THREERE -

phmzeRy - “

SRTEBIE (HERERREEER) A TRIEREBRR02 AR (552030
) BRI SEIK o BRI AR -

R BT R RN > S EEEIRE T B - WA 2R
AEE(MELIT ASEFT - B ERSR—AR ANRE » SRR AR - EER
BT - 50K B3t -

BE R0 S BRI » AR -

AT ¢

ﬁ%ﬁ%kﬁﬂ%%ﬁzﬁﬂﬁﬁ—%ﬁﬁﬁﬁemﬁ% ikﬁgﬁkﬂ » TR
EHEREEGHRRE LT - SEEREEA AR R S R i R
ELITREZES - MIRFERISEEALD » AETEMTARERIGHIH R TRSIE AR
i » EREESELLTE Y  EERNEEE - .

RAEHE
iﬁ%ﬁ%ﬁ@ﬁﬁ@ﬁﬂﬁ%ﬁ—ﬁ@mﬁﬁ’EEE%%ﬁﬁﬁﬁﬁﬁﬁ%Eﬁ%-

Em N
SRR T R AR R AT -

AIFEBRR I EVEIT
AR AR BRI EST (B L2021 FMHTES K SRS e — R
FH-IRFE) - RANERE— BB BRESETET -

B LA - R ARKHRRER |




TR B E S FIE

B IESENE B A SRR 333 S ARNAE 158
{EE : 2877 0245 5, 2522 8426 : -

EE: tpbpd@pland.gov.hk

To : Secretary, Town Planning Board
By hand or post : 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax : 2877 0245 or 2522 8426

' By e-mail : tpbpd@pland.gov.hk

ERAIFREHEELRSE The apphcatxon no. to which the comment relates
Y/TW/18 Received on  18/07/2023

RRHE WARE  BEERHE)

Details of the Comment (yse separate sheet if necessa.ry)
LA s% i %;ﬁ bbb Tt SRR V0N
%- s 9 %9 2L \17 3 WY g _

MRER A ) #482/4%8 Name of person/company making this comment

U AR .
#Z= Signature \%%m\ HH#H Date OT‘ Og’ - )07’3
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[ Urgent [ Return Receipt Requested [ Sign [ Encrypt [ Mark Subject Restricted []'Expand personal&publi
- Re: Y/TW/18 DD 354 Yau Kom Tau GB

18/08/2023 01:59

From:

Ta;. tpbpd <tpbpd@pland.gov.hk>
File Ref:

Dear TPB Members,

+

The housmg market is in free fall. There are thousands of vacant units in both Hong
Kong and the Mainland. With higher interest rates property has lots its allure as an
investment vehicle.

At the same time the many reports of wildfires, landslides, record high temperatures
and rainfall are a warning sign that it is time to preserve the natural environment and
develop only what is absolutely necessary.

There is no justification to rezone GB when the supply of pnvate residential units is
more than adequate to meet demand in coming years.

Mary Mulvihili

From:

To: tpbpd <tpbpd@pland.gov.hk>

Date: Wednesday, 22 March 2023 2:39 AM CST
Subject: Y/TW/18 DD 354 Yau Kom Tau GB
Y/TW/18

Lot Nos. 164 RP, 175 and 232 RP (Part) in D.D. 354, and Adjoining Government
L.and in Yau Kom Tau; Tsuen Wan

Site area : About 6,043sqg.m Includes Government Land of about 487sq.m
Zoning: "Green Belt"

Proposed Amendment: Rezone to "Res (Group B)9/3 Towers — 518 Units / PR
4.5/180mPD / OS 1,550sg.m / 99 Vehicle Parking / 100 bed RCHE

Dear TPB Members,
Strongest Objections.

The Proposed Amendment could achjeve the following planning merits:



y

MERITS? THIS IS A FANTASY
e Responding to Policy Addresses on Housing Provision and Meeting
Territorial Housing Need;

IT IS NOW CLEAR THAT HONG KONG IS FACING A GLUT OF PRIVATE
RESIDENTIAL UNITS. THIS IS UNDERLINED BY THE MARKET DATA AND
THE WITHDRAWAL OF A NUMBER OF LAND SALE SITES.

THERE ARE PLANS TO BUILD THOUSANDS OF UNITS IN THE NEW TOWNS.
THE SITES IDENTIFIED ARE MORE THAN ADEQUATE TO FULFILL ANY
REALISTIC DEMAND GOING FORWARD '

YESTERDAYS EDITORIAL IN STANDARD IS JUST ONE EXAMPLE OF
REPORTS ON CURRENT TRENDS

hitps://mww.thestandard.com.hk/section-news/section/17/250863/Property-'crash-s
ale'-raises-eyebrows .

“an inventory of flats has built up after years of Covid lockdowns and developers
will have to clear their stocks quickly if they want to keep borrowing costs down in
the face of a hfgh interest rate environment.

There is an inventory of about 18,000 units that should have been sold but
were not sold in the past year or two.

Adding to them this year will be around 30,000 new flats that will raise the
overall stock to 48,000 units. '

The longer developers hold on to the inventories, the more expensive the interest
payment they will have to make to lenders "

AND THIS DOES NOT INCLUDE THE 200,000+ EMPTY UNITS THAT WERE TO
BE THE JUSTIFICATION FOR THE INTRODUCTION OF A VACANCY TAX,
SHOT DOWN BY COLLUSION BETWEEN VESTED INTERESTS AND AN
ADMINISTRATION THAT REFUSES TO ACCEPT REALITY INITS
‘DEVELOPMENT AT ALL COSTS' POLICIES.
e Coherent with the Government’s Initiative to Increase Housing Supply by
Reviewing Suitable “GB” Sites of Beneficial Societal uses;

WE ARE NOT FOOLED, THIS IS WHY THE DEVELOPER HAS INCLUDED
COMMUNITY SERVICES. HOWEVER THE SITE IS ISOLATED AND HAS NO
ACCESS TO PUBLIC TRANSPORT
e Responding to the Changing Planning Context of Housing Sites in Yau
Kom Tau, Tsuen Wan;

WITH ADDITIONAL DEVELOPMENTS PLANNED FOR THE DISTRICT
CONSERVING THE GREEN BELT IS EVEN MORE IMPORTANT
e Providing Merits and Certainty to Support Community Needs of Elderly Care
Facilities to Promote Intergeneration Living and Improving Quality of Life of



the Neighbourhood;

REPETITIOUS AS THE PLAN OBVIOUSLY NEEDS TO GAIN BROWNIE
POINTS. WE ARE NOT FOOLED.
e [Encouraging Private Sector Initiatives on Provision of Social Welfare
Facilities,

'DESPERATION SETS IN
. e Conforming to Local Planning Context and Compatible with the
Surrounding Developments in the Fringe of Built-Up Area Close to
Tsuen Wan Town Centre;

CLEARLY FALSE STATEMENT, THE DEVELOPMENTS ARE ON THE OTHER
SIDE OF THE HIGHWAY

Fully Complying with Sustainable Building Design Guideline and Green
Building Design;

AT THE COST OF THE LOSS TO THE COMMUNITY OF HUNDREDS OF
TREES AND THE MANY BENEFITS DERIVED FROM THE GREEN PANORAMA

No Deficit in Existing and Planned “G/IC” Provision with Increased Population;

INDEED, MOST COMMUNITY FACILITIES ARE TOO DISTANT TO BE OF ANY
USE TO RESIDENTS
® Resultmg in No Adverse Impacts to the Surrounding Area;

SERIOUSLY, CHECK THE IMAGES. IMPACT ON GREEN PANCRAMA FROM
MANY POINTS. THERE IS ALSO THE NEGATIVE CONNOTATIONS TO THE
LOCAL ECO SYSTEM WITH REGARD TO REMOVAL OF MANY TREES AND
THE TRASHING OF THE NATURAL HABITAT
e Resulting in No Major Degradation and No Effects on the Overall
Integrity of the “GB” Zone;

LIES, LIES AND MORE LIES. THE ADDITIONAL ASPHALT RE THE WIDENING
AND EXTENSION OF THE ACCESS ROAD ALONE SWAPS THE BENIFICAL
CONTRIBUTION OF TREES FOR HEAT EMITTING ROAD SURFACE

e Will Not Set an Undesirable Precedent.

MORE LI.ES APPROVAL WOULD ENCOURAGE FURTHER INCURSION INTO
GB AND PROVIDE A PRECEDENT FOR WHOLESALE DEVELOPMENT ALONG
THE NORTH SIDE OF THE HIGHWAY.

No data provide re the number of trees to be trashed, Site Coverage is 100% sO
nothing would survive. :

Additional tree culling re road widening and extension.

Undesirable adding of additional road to serve just one development.



Water Treatment works nearby indicate that the area is Water Gathering Ground
Inexcusable and shameful manipulation of provision of community services in
order to justify development. We do need more elderly care facilities but in

convenient locations and not at the expense of the excising a sizable chunk of
green belt.

Members cannot jusiify approval of this application that takes developér greed to a
new level.

Mary Mulvihill



PEMS Comment Submission

Page 1 of 1
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PR S B /AR N B Making Comment on Planning Application / Review

SRR

Reference Number: 231029-122541-14084
| ssemmsn

Deadline for submission: 03/11/2023

HR3T FI SRR .

Date and time of submission: 29/10/?023 12:25:41
ARSI Y/TW/18

The application no. to which the comment relates:

r

Name of person making this comment: .

BHRFE

Details of the Comment ;

TERTER THET B -
R A R -
R TR » TR |

file-Imld_aoiciann/Online Camment/2310729.122541-14084 Comment Y TW 18.h...

30/10/2023



PEMS Comment Submission

53

Page 1 of 1

SEAR B R EE/AZ IR B R Making Comment on Planning Application / Review
SRR

Reference Number: | 231029-163006-74149

FRRFRHA

Deadline for submission: 03/11/2023

FE3C KB B

Date and time of submission: + 29/10/2023 16:30:06

HRREAR B R S RS

The application no. to which the comment relates: Y/TWN3

MISREE A #4247

Mr. CHEUNG
Name of person making this comment: s

BRFH

Details of the Comment :

EIARRL, HRENIEH.
HEGLRE, BRGHRE.
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[ Urgent []'Return Receipt Requested [ Sign [ Encrypt () Mark Subject Restricted [] Expand personal&publi
Re: Y/TW/18 DD 354 Yau Kom Tau GB and GIC

30/10/2023 02:50
From:
To: tpbpd <tpbpd@pland.gov.hk>
File Ref:
Y/TW/18

Lot Nos. 164 RP, 175 and 232 RP (Part) in D.D. 354, and Adjoining Government
Land in Yau Kom Tau, Tsuen Wan ‘

Site area : About 6,419sq.m Includes Government Land of about 487sq.m
Zoning: "Green Belt" and “GIC”

Proposed Amendment: Rezone to "Res (Group B) 9/ 3 Towers — 613 Units / PR
4.47 / 180mPD / OS 1,816sq.m / 149 Vehicle Parking / 100 bed RCHE

Dear TPB Members,

So the developer has decided that the solution to the sihking property market is to
add some GIC land, reduce the size of the units, increase the parking, and by some
“sleight of hand indicate the OS will be increased also.

The essential issue is that there is now NO JUSTIFICATION to rezone further GB to
accommodate the greed and ambitions of property developers. This is reflected in
the 2023 Policy Address Chapter 1083.

More than half of the approximately 16 000-hectare "Green Belt" areas are subject
to clear development constraints. Of the remaining 8 000 hectares, 1 200 hectares
are included in various development projects;} and the feasibility of housing
development of another 255 hectares is being assessed, as announced last year.
Developing the rest of the "Green Belt" areas, which include many slopes, has
been considered highly challenging. As we have already identified enough land
for housing, industry and other developments for the coming 30 years, the
Government has no plan for the time being to further use the "Green Belt”
areas for large-scale development.

Members must also consider that this policy is applicable also to private
development. Previous objections upheld.

Mary Mulvihill



From: _ _ ‘
To: tpbpd <tpbpd@pland.gov.hk>

Date: Friday, 18 August 2023 1:59 AM HKT
Subject: Re: Y/TW/18 DD 354 Yau Kom Tau GB

Dear TPB Members,

The housing market is in free fall. There are thousands of vacant units in both
Hong Kong and the Mainland. With higher mterest rates property has lots its allure
as an investment vehlc]e

At the same time the many reports of wildfires, landslides, record high
temperatures and rainfall are a warning sign that it is time to preserve the natural
environment and develop only what is absolutely necessary.

There is no justification to rezone GB when the supply of private resmlent[al units is
more than adequate to meet demand in coming years.

Mary Mulvihill

From:

To: tpbpd <tpbpd@pland.gov.hk>

Date: Wednesday, 22 March 2023 2:39 AM CST
Subject: Y/TW/18 DD 354 Yau Kom Tau GB
Y/TW/18

Lot Nos. 164 RP, 175 and 232 RP (Part) in D. D. 354, and Adjoining Government
Land in Yau Kom Tau, Tsuen Wan

Site area : About 6,043sq.m Includes Government Land of about 487sq.m
Zoning: "Green Belt"

Proposed Amendment: Rezone to "Res (Group B) 9 / 3 Towers — 518 Units / PR
4.5/180mPD / OS 1,550sq.m / 99 Vehicle Parking / 100 bed RCHE

Dear TPB Members,

Strongest Objections.

The Proposed Amendment could achieve the following planning merits:
MERITS? THIS IS A FANTASY |

® Responding to Policy Addresses on Housing Prowsmn and Meeting
Territorial Housing Need;



IT IS NOW CLEAR THAT HONG KONG IS FACING A GLUT OF PRIVATE
RESIDENTIAL UNITS. THIS IS UNDERLINED BY THE MARKET DATA AND
THE WITHDRAWAL OF A NUMBER OF LAND SALE SITES.

THERE ARE PLANS TO BUILD THOUSANDS OF UNITS IN THE NEW
TOWNS. THE SITES IDENTIFIED ARE MORE THAN ADEQUATE TO FULFILL
ANY REALISTIC DEMAND GOING FORWARD

YESTERDAYS EDITORIAL IN STANDARD IS JUST ONE EXAMPLE OF
REPORTS ON CURRENT TRENDS

https://iwww.thestandard.com.hk/section- news/sectionﬁ7/250863/Propertv- crash
-gale'-raises-eyebrows

“an inventory of flats has built up after years of Covid lockdowns and developers
will have to clear their stocks quickly if they want to keep borrowing costs down
in the face of a high interest rate environment.

There is an inventory of about 18,000 units that should have been sold but
were not sold in the past year or two.

Adding to them this year will be around 30,000 new flats that will raise the
overall stock to 48,000 units.

The longer developers hold on to the inventories, the more expensive the
interest payment they will have to make to lenders "

AND THIS DOES NOT INCLUDE THE 200,000+ EMPTY UNITS THAT WERE
TO BE THE JUSTIFICATION FOR THE INTRODUCTION OF A VACANCY TAX
, SHOT DOWN BY COLILLUSION BETWEEN VESTED INTERESTS AND AN
ADMINISTRATION THAT REFUSES TO ACCEPT REALITY IN ITS
‘DEVELOPMENT AT ALL COSTS’ POLICIES.
o Coherent with the Government’s Initiative to Increase Housing Supply by
Reviewing Suitable “GB” Sites of Beneficial Societal uses;

WE ARE NOT FOOLED, THIS IS WHY THE DEVELOPER HAS INCLUDED
COMMUNITY SERVICES. HOWEVER THE SITE IS ISOLATED AND HAS NO
ACCESS TO PUBLIC TRANSPORT
® Responding to the Changing Planning Context of Housing Sites in
Yau Kom Tau, Tsuen Wan;

WITH ADDITIONAL DEVELOPMENTS PLANNED FOR THE DISTRICT
CONSERVING THE GREEN BELT IS EVEN MORE IMPORTANT
e Providing Merits and Certainty to Support Community Needs of Elderly
Care Facilities fo Promote Intergeneration Living and Improving Quality of
Life of the Neighbourhood;

REPETITIOUS AS THE PLAN OBVIOUSLY NEEDS TO GAIN BROWNIE
POINTS. WE ARE NOT FOOLED.



® Encouraging Private Sector Initiatives on Provision of Social Welfare
Facilities;

DESPERATION SETS IN
® Conforming to Local Planning Context and Compatible with the
Surrounding Developments in the Fringe of Built-Up Area Close to
Tsuen Wan Town Centre;

CLEARLY FALSE STATEMENT, THE DEVELOPMENTS ARE ON THE OTHER
SIDE OF THE HIGHWAY

Fully Complying with Sustainable Building Design Guideline and Green
Building Design;

AT THE COST OF THE LOSS TO THE COMMUNITY OF HUNDREDS OF
TREES AND THE MANY BENEFITS DERIVED FROM THE GREEN
‘PANORAMA

No Deficit in Existing and Planned “G/IC” Provision with Increased Population;

INDEED, MOST COMMUNITY FACILITIES ARE TOO DISTANT TO BE OF ANY
USE TO RESIDENTS
® Resulting in No Adverse Impacts to the Surrounding Area;

SERIOUSLY, CHECK THE IMAGES. IMPACT ON GREEN PANORAMA FROM
MANY POINTS. THERE IS ALSO THE NEGATIVE CONNOTATIONS TO THE
LOCAL ECO SYSTEM WITH REGARD TO REMOVAL OF MANY TREES AND
THE TRASHING OF THE NATURAL HABITAT
® Resulting in No Major Degradation and No Effects on the Overall
Integrity of the “GB” Zone;

LIES, LIES AND MORE LIES. THE ADDITIONAL ASPHALT RE THE
WIDENING AND EXTENSION OF THE ACCESS ROAD ALONE SWAPS THE
BENIFICAL CONTRIBUTION OF TREES FOR HEAT EMITTING ROAD
SURFACE

o Will Not Set an Undesirable Precedent.

MORE LIES, APPROVAL WOULD ENCOURAGE FURTHER INCURSION INTO
GB AND PROVIDE A PRECEDENT FOR WHOLESALE DEVELOPMENT
ALONG THE NORTH SIDE OF THE HIGHWAY.

No data provide re the number of trees to be trashed, Site Coverage is 100% so
nothing would survive.

Additional tree culling re road widening and extension.
Undesirable adding of additional road to serve just one development.

Water Treatment works nearby indicate that the area is Water Gathering Ground
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- Inexcusable and shameful manipulation of provision of community services in
order to justify development. We do need more elderly care facilities but in
convenient locations and not at the expense of the excising a sizable chunk of
green belt. :

Members cannot justify approval of this application that takes developer greed to
a new level.

Mary Mulvihill
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GLHL AN 258 2 £2 25 L] Making Comment on Planning Application / Review

Reference Number: 231102-180407-71707

PEACIRAA

Deadline for submission: 03/11/2023

FEsX H B R R

Date and time of submission: 02/11/2023 18:04:07

HEIHIARE P HRST

The application no. to which the comment relates: Y/TW/18

TREEA  HAIETE

Name of person making this comment: /IMH Miss S.L. Ho

B RFE

Details of the Comment :

The proposed development intensity of PR 4.47 is considered excessive, much higher than the ot
her R(B) zones in the vicinity.
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LR E

| Reference Number:

BT

5 Making Comment on Planning Application / Review

231102-180505-59437

PR PRET

Deadline for submission: 03/11/2023

| $30 H A B R

Date and time of submission: 02/1 1/202? 18:05:05

H BRI B AR AR SR

The application no. to which the comment relates: Y/ITW/18

TRERA ) HRATE

Name of person making this comment: /INjE Miss S.L. Ho

BRAEE

Details of the Comment :

Due to the increased population, the proposed development will create extra burden to the existi

ng transportation system, which will cause adverse impact to Po Fung Road and Castle Peak Ro
ad-Tsuen Wan.




GE AN R/ IR N E B Making Comment on Planning Application / Review

SR

Reference Number:

231102-180433-98453

TER PR

Deadline for submission: 03/11/2023

FEAT H U R ]

Date and time of submission: 02/11/2023 18:04:33

A RREIA B A ERSE

The application no. to which the comment relates: Y/TW/18

"RERA ) /BT

Name of person making this comment: 584 Mr. Cheung

SR

Details of the Comment :

The function of Green Belt zone will be affected by the rezoning of residential development, wh
ich will also create irreversible ecological impact to the area. Also, it may affect the nearby resid
ential developments by setting up an undesireable precedent
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LRGSR 1L Making Comment on Planning Application / Review

BE RO

Reference Number:

231102-180539-71976

HRAZFR AN

Deadline for submission: 03/11/2023

$EAZ H 1 B B ]

Date and time of submission: 02/11/2023 18:05:39

A B e VITWIS
The application no. to which the comment relates: \

MRERA R/

Name of person making this comment: FELE M. Peter Wong

BRFE

Details of the Comment :

The density of development planned for PR 4.47 exceeds what is considered appropriate when ¢
ompared to the surrounding R(B) zones in terms of the number of buildings or units per unit of |

and area. This raises concerns about the potential overcrowding and strain on infrastructure in th
e area.

“Meanwhile, The anticipated rise in population due to the proposed development will lead to incr
cased traffic volume, causing congestion and potential transportation issues. This can have negat
ive consequences on the functionality and efficiency of Po Fung Road and Castle Peak Road-Ts

uen Wan, impacting the overall traffic flow and potentially compromising the accessibility of th
e area,

Furthermore, The proposed rezoning of the land from its current Green Belt designation to resid
ential development will undermine the original purpose of preserving the natural environment. T
his change in land use can have irreversible ecological impacts, such as habitat loss for wildlife
and disruption of ecological systems present in the Green Belt zone. )

Last but not the least, The site's position on a slope with a significant amount of vegetation indic
ates the presence of a forested habitat. The extensive removal of trees as part of the proposed de
velopment can lead to habitat destruction, affecting the flora and fauna dependent on the forest ¢
cosystem. Additionally, the loss of vegetation can result in adverse ecological and environmenta
| consequences, such as soil erosion, altered microclimates, and reduced biodiversity in the area.
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WURE SIS g

SEEE

Reference Number:

HiEZL M

L

aking Comment on Planning Application / Review

231102-180602-35220

HE3CPREA

Deadline for submission: 03/11/2023

BEST H 3 B B R

Date and time of submission: 02/11/2023 18:.06:02

H R B R B 4R
The application no. to which the comment relates: Y/TW/18
I +E = , 5
RERA ) H2/LTHE s M. CC

Name of person making this comment:

EREEE

Details of the Comment :~

The rezoning of residential development will cause a negative impact to the function of Green B
elt zone. It also creates irreversible ecological impact to the area.
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Name of person making this comment: KL Ms. Trene Lau
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| Details of the Comment :

The proposed rezoning of PR 4.47 will set a precedent for future residential development propos
als in the area. If approved, it will send a message that high-density development is acceptable i

n areas with sensitive ecosystems, potentially leading to further degradation of the environment.
This could result in a domino effect, with more developers seeking to capitalize on the area's nat
ural resources without regard for the long-term consequences. Therefore, it is essential to careful
Ly consider the potential impacts of the proposed rezoning and ensure that any development is su
stainable, environmentally friendly, and respects the area's natural resources.

The proposed development intensity of PR 4.47 is significantly higher than the surrounding R(B
zongs, which is a cause for concern. The site is located in a well-vegetated area, and the large-s
cale tree felling required for the development will have a profound impact on the local ecosyste
m. The increased density of buildings and population will also put a strain on the area's infrastru |
[eture, leading to potential issues with traffic congestion, noise pollution, and strain on loca] reso
urces. Therefore, it is important to reconsider the proposed development intensity and find a mor
e sustainable and environmentally friendly solution.

The site is located within a well-vegetated slope, which provides a habitat for various plant and
animal species. The large-scale tree felling required for the development will not only damage th
e aesthetic appeal of the area but also disrupt the natural habitats of the flora and fauna. Addition
ally, the increased runoff and stormwater management requirements for the development will le
ad to alterations in the natural water cycle, potentially causing downstream erosion and sediment
ation. Moreover, the development will also increase the risk of soil erosion, decreasing the soil's
ability to absorb and filter rainwater, Therefore, it is crucial to carefully consider the potential ec
ological and environmental impacts of the proposed development and explore alternative solutio
ns that minimize these impacts.
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The application no. to which the comment relates: Y/TW/13

MEERAL /40

Name of person making this comment: FefE Mr. Joe Chan

BERAR

Details of the Comment :

The influx of residents resulting from the proposed development will inevitably lead to an increa
sed demand for transportation services in the area. The existing transportation infrastructure, suc
h as roads and public transportation systems, may struggle to cope with the surge in traffic volu
me. This can lead to congestion, longer commuting times, and decreased efficiency of the transp
ortation system. Specifically, Po Fung Road and Castle Peak Road-Tsuen Wan, which are likely
to be major routes affected by the higher population, may experience increased congestion, redu
ced traffic flow, and potentially compromised road safety. These adverse impacts can disrupt the
|daily lives of residents, create frustration, and pose challenges for the overall accessibility and fu
nctionality of the area.

The Green Belt zone serves a crucial purpose in preserving and protecting the natural environme
nt, including biodiversity, ecological systems, and green spaces. Rezoning this area for residenti

al development would undermine the intended function of the Green Belt, leading to the loss of
valuable natural habitats and green spaces. The irreversible ecological impacts can include the fr
agmentation and destruction of ecosystems, displacement of wildlife species, and disruption of n
atural processes. Additionally, the conversion of the Green Belt into residential areas may result

in the loss of important ecosystem services provided by the natural environment, such as carbon

sequestration, air purification, and stormwater management. The long-term consequences of thes
e ecological impacts can be detrimental to the overall environmental health and sustainability of
the area.

The presence of a well-vegetated slope indicates the existence of a forested habitat that provides
crucial ecosystems services and supports a diverse range of plant and animal species. The propo

sed development, which involves extensive tree felling, will result in habitat loss, disrupting the

balance and functioning of the forest ecosystem. This loss of habitat can lead to the displacemen
t and potential decline of wildlife populations that rely on the forest for their survival. Moreover,
the removal of trees can contribute to soil erosion, as the tree roots help stabilize the soil on slop
es, and can lead to increased risks of landslides and soil degradation. The destruction of the fore

st habitat and the associated adverse ecological and environmental impacts will result in a loss o
f biodiversity, reduced resilience of the ecosystem, and a decline in the overall environmental qu
ality of the area.

The approval of the rezoning for residential development can establish a precedent for future de
velopment decisions in the area. If this rezoning is allowed, it could signal to developers and sta
keholders that similar changes in land use are acceptable or even encouraged. This can lead to a
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chain reaction of further residential development proposals and potentially result in the gradual 1
ss of natural areas, green spaces, and important ecological zones. Setting such a precedent may
undermine the original planning and zoning regulations that were put in place to balance develo
ment with environmental protection. It is essential to carefully consider the long-term implicati
ons and potential cascading effects of rezoning decisions to ensure the preservation of valuable
natural resources and the overall sustainability of the area.
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Sent: 2024-06-04 £2Hf— 01:36:08

To: ‘ tpbpd/PLAND <tpbpd@pland.gov.hk>
Subject: Re: Y/TW/18 DD 354 Yau Kom Tau GB and GIC
Dear TPB Members, o,

Some token Tree Preservation does not cut it.

Development on 'GB' is not just about trees, it is also about excavation of slopes. Recent
heavy rains demonstrate the folly of stripping away slopes that border busy roads.

In addition this site is a buffer zone for an important public facility, the fresh water reservoir.

There is absolutely no justification in view of the current market sentiment to rezone this
site. Henderson this week decided to relinquish half of its land holdings in NT. There is
more than sufficient 'damaged' land available to cater for current and future demand for
housing.

Mary Mulvihill

From

To: tpbpd <ipbpd@pland.gov.hk>

Date: Monday, 30 October 2023 2:50 AM HKT

Subject: Re: Y/TW/18 DD 354 Yau Kom Tau GB and GIC

Y/TW/18

Lot Nos. 164 RP, 175 and 232 RP (Part) in D.D. 354, and Adjoining Government Land
in Yau Kom Tau, Tsuen Wan

Site area : About 6,419sq.m Includes Government Land of about 487sq.m
Zoning: "Green Belt" and “GIC”

Proposed Amendment Rezone to "Res (Group B) 9/ 3 Towers — 613 Units / PR 4.47
/180mPD / OS 1,816sq.m / 149 Vehicle Parking / 100 bed RCHE

Dear TPB Members,

So the developer has decided that the solution to the sinking property market is to add
some GIC land, reduce the size of the units, increase the parking, and by some sleight of
hand indicate the OS will be increased also.

The essential issue is that there is now NO JUSTIFICATION to rezone further GB to
accommodate the greed and ambitions of property developers. This is reflected in the
2023 PRolicy Address Chapter 103.
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More than half of the approximately 16 000-hectare "Green Belt" areas are subject to clear
development constraints. Of the remaining 8 000 hectares, 1 200 hectares are included in
various development projects; and the feasibility of housing development of another 255
hectares is being assessed, as announced last year. Developing the rest of the "Green
Belt" areas, which include many slopes, has been considered highly challenging. As
we have already identified enough land for housing, industry and other developments for
the coming 30 years, the Government has no plan for the time being to further use the
"Green Belt" areas for large-scale development.

Members must also consider that this policy is applicable also io prlvate
development. Pre\nous objections upheld.

Mary Mulvihill

From:

To: tpbpd <tpbpd@pland.gov.hk>

Date: Friday, 18 August 2023 1:59 AM HKT
Subject: Re: Y/TW/18 DD 354 Yau Kom Tau GB

Dear TPB Members,

The housing market is in free fall. There are thousands of vacant units in both Hong
Kong and the Mainland. With higher interest rates property has lots its allure as an
investment vehicle.

At the same time the many reports of wildfires, landslides, record high temperatures and
rainfall are a warning sign that it is time to preserve the natural environment and develop
only what is absolutely necessary.

There is no justification to rezone GB when the supply of private residential units is more
than adequate to meet demand in coming years.

Mary Mulvihill

From:

To: tpbpd <tpbpd@pland.gov.hk>

Date: Wednesday, 22 March 2023 2:39 AM CST
Subject: Y/TW/18 DD 354 Yau Kom Tau GB

Y/TW/18

Lot Nos. 164 RP, 175 and 232 RP (Part} in D.D. 354, and Adjoining Government Land
in Yau Kom Tau, Tsuen Wan

Site area . About 6,043sq.m Includes Government Land of about 487sgq.m

Zoning: "Green Belt"
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Proposed Amendment. Rezone to "Res (Group B) 9/ 3 Towers — 518 Units / PR 4.5/
180mPD / OS 1,550sq.m / 99 Vehicle Parking / 100 bed RCHE

Dear TPB Members,

Strongest Objections.

The Proposed Amendment could achieve the following pilanning merits:
MERITS? .THIS IS A FANTASY

» Responding to Policy Addresses on Housing Provision and Meeting Territorial
Housing Need;

IT 1S NOW CLEAR THAT HONG KONG IS FACING A GLUT OF PRIVATE
RESIDENTIAL UNITS. THIS IS UNDERLINED BY THE MARKET DATA AND THE
WITHDRAWAL OF A NUMBER OF LAND SALE SITES.

THERE ARE PLANS TO BUILD THOUSANDS OF UNITS IN THE NEW TOWNS. THE
SITES IDENTIFIED ARE MORE THAN ADEQUATE TO FULFILL ANY REALISTIC
DEMAND GOING FORWARD :

YESTERDAYS EDITORIAL IN STANDARD IS JUST ONE EXAMPLE OF REPORTS
ON CURRENT TRENDS

hitps://iwww.thestandard.com.hk/section-news/section/17/250863/Property-'crash-sale'-
raises-eyebrows

“an inventory of flats has built up after years of Covid lockdowns and developers will
have fo clear their stocks quickly if they want fo keep borrowing costs down in the face
of a high interest rate environment.

There is an inventory of about 18,000 units that should have been sold but were
not sold in the past year or two.

Adding to them this year will be around 30,000 new flats that will raise the overall
stock to 48,000 units.

The longer developers hold on to the inventories, the more expensive the interest
payment they will have to make to lenders”

AND THIS DOES NOT INCLUDE THE 200,000+ EMPTY UNITS THAT WERE TO BE
THE JUSTIFICATION FOR THE INTRODUCTION OF A VACANCY TAX , SHOT
DOWN BY COLLUSION BETWEEN VESTED INTERESTS AND AN
ADMINISTRATION THAT REFUSES TO ACCEPT REALITY IN ITS 'DEVELOPMENT
AT ALL COSTS’ POLICIES.

« Coherent with the Government's Initiative to Increase Housing Supply by
Reviewing Suitable “GB” Sites of Beneficial Societal uses;
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WE ARE NOT FOOLED, THIS IS WHY THE DEVELOPER HAS INCLUDED
COMMUNITY SERVICES. HOWEVER THE SITE IS ISOLATED AND HAS NO
ACCESS TO PUBLIC TRANSPORT

+ Responding to the Changing Planning Context of Housing Sites in Yau Kom
Tau, Tsuen Wan;

WITH ADDITIONAL DEVELOPMENTS PLANNED FOR THE DISTRICT
CONSERVING THE GREEN BELT IS EVEN MORE IMPORTANT

» Providing Merits and Certainty to Support Community Needs of Elderly Care
Facilities to Promote Intergeneration Living and Improving Quality of Life of the
Neighbourhood,

REPETITIOUS AS THE PLAN OBVIOUSLY NEEDS TO GAIN BROWNIE
POINTS. WE ARE NOT FOOLED.

« Encouraging Private Sector Initiatives on Provision of Social Welfare
Facilities;

DESPERATION SETS IN

s Conforming to Local Planning Context and Compatible with the Surrounding
Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre;

CLEARLY FALSE STATEMENT, THE DEVELOPMENTS ARE ON THE OTHER SIDE
OF THE HIGHWAY

Fully Complying with Sustainable Building Design Guideline and Green Building
Design;

AT THE COST OF THE LOSS TO THE COMMUNITY OF HUNDREDS OF TREES
AND THE MANY BENEFITS DERIVED FROM THE GREEN PANORAMA

No Deficit in Existing and Planned “G/IC” Provision with Increased Population;

INDEED, MOST COMMUNITY FACILITIES ARE TOO D[STANT TO BE OF ANY USE
TO RESIDENTS

» Resulting in No Adverse Impacts to the Surrounding Area;

SERIOUSLY, CHECK THE IMAGES. IMPACT ON GREEN PANORAMA FROM
MANY POINTS. THERE IS ALSO THE NEGATIVE CONNOTATIONS TO THE LOCAL
ECO SYSTEM WITH REGARD TO REMOVAL OF MANY TREES AND THE
TRASHING OF THE NATURAL HABITAT

» Resulting in No Major Degradation and No Effects on the Overall Integrity of
the “GB” Zone,

LIES, LIES AND MORE LIES. THE ADDITIONAL ASPHALT RE THE WIDENING AND
; EXTENSION OF THE ACCESS ROAD ALONE SWAPS THE BENIFICAL
CONTRIBUTION OF TREES FOR HEAT EMITTING ROAD SURFACE
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+ Will Not Set an Undesirable Precedent.
MORE LIES, APPROVAL WOULD ENCOURAGE FURTHER INCURSION INTO GB
AND PROVIDE A PRECEDENT FOR WHOLESALE DEVELOPMENT ALONG THE
NORTH SIDE OF THE HIGHWAY.

No data provide re the number of trees to be trashed, Site Coverage is 100% so
nothing would survive.

Additional tree culling re road widening and extension.

Undesirable adding of additional road to serve just one development.

Water Treatment works nearby indicate that the area is Water Gathering Ground
Inexcusable and shameful manipulation of provision of community services in order to
justify development. We do need more elderly care facilities but in convenient locations

and not at the expense of the excising a sizable chunk of green belt.

Members cannot justify approval of this application that takes developer greed to a new
level.

Mary Mulvihiil
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BB FR EA @R N & B Making Comment on Planning Application / Review
SELER '

Reference Number: 240607-145442-58103

SEITPRIA

Deadline for submission: 07/06/2024

2% B R R

‘Date and time of submission: 07/06/2024 14:54:42

RERRR R HER |

The application no. to which the comment relates: Y/TW/18

FRERA L /48 | 4+ Ms. Cheung

Name of person making this comment:

R

Details of the Comment :

[ am writing to express my strong objection to rezone the application site from “Green Belt” to
"Residential (Group B) 9" for the site located at Lot Nos. 164 RP, 175 and 232 RP (Part) in D.D.
354, and Adjoining Government Land in Yau Kom Tau, Tsuen Wan. As an advocate for respons|
ible urban planning, I firmly believe that converting this area to residential use is not aligned wit
h the original planning intention for the region.

The site in question is situated between the Fresh Water Treatment Reserve and Tuen Mun Roa
d, and it serves as an essential buffer zone between these two distinct areas. The Green Belt desi
gnation was established to protect and preserve the natural environment, safeguarding the ecolog
ical balance and ensuring the well-being of both residents and the surrounding ecosystem.

There are several crucial reasons why I object to the proposed rezoning:

1. Environmental impact: The Green Belt area plays a vital role in maintaining biodiversity, pro
viding habitats for wildlife, and preserving the integrity of the local ecosystem. Converting this
area to residential use would resuit in the loss of valuable green space, leading to a decline in air
quality, increased urban heat island effect, and disruption of natural habitats.

2. Protection of water resources: The proximity of the site to the Fresh Water Treatment Reserve
indicates the importance of maintaining a buffer zone to safeguard the quality and integrity of ou
t water resources. Residential development could introduce potential contamination risks and co
mpromise the purity of our drinking water supply.

3. Traffic and infrastructure strain: The proposed residential development would inevitably brin

g an influx of residents, leading to increased traffic congestion, strain on existing infrastructure,

and potential challenges in providing adequate public services such as transportation, schools, h
ealthcare, and recreational facilities.

4. Planning integrity: The existing zoning regulations and planning intentions have been carefull
y established to ensure a balanced distribution of land uses and to protectthe overall well-being

of the community. Rezoning the Green Belt area for residential use would undermine the integrit
y of the planning process and set a concerning precedent for future development decisions.

flahald amieo? anme/MNnliaa ansmmantANENT 1TAZAAY EQ1N2 MAamenaant VWV 'TUT7 10 L NTINLINAA



PEMS Comment Subniission Page 2 of 2

In light of these concerns, I strongly urge the Town Planning Board to reject the rezoning applic
ation and uphold the original planning intention of preserving the Green Belt area. It is essential
to prioritize the long-term sustainability of our environment and the well-being of our communit
y over short-term development interests.
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BB /B IR HE R Making Comment on Planning Application / Review
S

Reference Number:

241031-184251-48106

R R

Deadline for submission: 08/11/2024

e BRI

Date and time of submission: 31/10/2024 18:42:51

A BRIt

The application no. to which the comment relates: Y/TW/8

TRERA ) /58

Mr. Wong King Chak
Name of person making this comment: 5’E:£E ong King

R

Detalls of the Comment :
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B4R 81 55/ B2 3 R Making Comment on Planning Application / Review
SEER

Reference Number: 241231-163436-21522

PRI

Deadline for submission: 03/01/2025

$E3T H HH R RF ] 34
Date and time of submission: 31/12/2024 16:34:36
ﬁﬁﬁﬂ’\]ﬁ%ﬂ FHERGRIT Y/TW/18
The application no. to which the comment relates:
i _
R’ERA ) /20 SofE Mr. Lau

Name of person making this comment:

R

Details of the Comment :
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From:

Sent: 2025-01-03 EHi+H 17:02:27

To: . tpbpd/PLAND <tpbpd@pland.gov.hk>

Cc

Subject: PLANNING APPLICATION NO. Y/TW/18 - PUBLIC COMMENT
Attachment; 20250103 Y_TW_18_Public Comment_FINAL.pdf

To: Secretary, Town Planning Board

Dear Sir/Madam,

On behalf of the Hong Kong Housing Society, we would like to formally express our objection to the planning
_application referenced above, as well as the Further Information received by the Town Planning Board on 5
December 2024.

Please find attached our detailed comments for your consideration.

Thank you for your attention to this matter.

Best regards,

Grace Siu

Senior Manager (Planning & Development)
Hong Kong Housing Society

Direct Line:

Gemmae

Creating Homes for Susiainable Living

BIEBEE kRH*E

0900
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The information in this email is intended only for the person or entity to which it is addressed and may contain confidential and/or

privileged material. Any review, retransmission, dissemination or other use of, or taking of any action in reliance upon, this information by
persons or entities other than the intended recipient is prohibited. If you have received this in error, please contact the sender and delete
the material from any computer. Opinions, conclusions and other information expressed in this message are not given or endors ed by the
Hong Kong Housing Society unless otherwise indicated by an authorized representative independent of this message.
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BAGEREENE ¢ I EEEE 333 it AEUT & E 15 1
I : 2877 0245 5%, 2522 8426
FE) - tpbpd@pland.gov.hk

To: Secretary, Town Planning Board
By hand or post: 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax: 2877 0245 or 2522 8426

By e-mail: tphpd&ntand . gov.hik

EREGUF B H4R5F The application no. to which the comment relates Y/TW/18

BEHRE (WAEE  BXRERRA)
Details of the Comment (use separate sheet if necessary)

See separate sheets attached.

TRERA %
Name of perser/company making this comment ______Hong Kong Housing Society

%% Signature F|HH Date ____3January 2025
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PUBLIC COMIMENT ON PLANNING APPLICATION NO. Y/TW/18

We, the Hong Kong Housing Society (“HKHS”), are writing to raise our objection to the captioned
Rezoning Proposal submitted by Scarborough Development Limited (the “Applicant”).

In 2019, the HKSAR Government introduced the Starter Homes (“SH”) pilot projects for Hong Kong
residents, which aim to help higher-income families who are not eligible for the Home Ownership
Scheme (“HOS”) and yet cannot afford private housing to meet their home ownership aspirations. In
end August 2023, HKHS was invited by the HKSAR Government to take up the SH project at Tsuen Wan
Town Lot No. 430 (“TWTL 430”) in Yau Kom Tau, Tsuen Wan to support the Government’s policy
initiatives of meeting the public’s home ownership aspirations and building the housing ladder. In this
connection, it is worth noting that a Development Scheme for the SH project is under active
preparation. HKHS has also been in close liaison with relevant Government authorities on some
technical arrangements and has commissioned consultants to conduct feasibility studies.

It is important to note that the successful implementation of the Yau Kom Tau SH Project is contingent
on the availability of a temporary construction access road. Without full control and exclusive use of
this temporary construction access road throughout the entire construction period of the SH Project,
the construction timeline would be significantly prolonged.

Currently, Po Fung Road, a sub-standard single two-lane carriageway with a steep gradient (steepest
1:6), is the only access road connecting TWTL 430 with the road network to Castle Peak Road. The
existing road condition renders construction traffic to and from the site very difficult due to limited
space for manoeuvring. To enable the housing development at the Yau Kom Tau Site, HKHS is currently
applying for a Short Term Tenancy (“STT”) for construction of a temporary access road, which covers a
portion of an existing access road connecting Po Fung Road and Water Supplies Department (“WSD")’s
Yau Kom Tau Water Treatment Works. The temporary haul road is proposed along this access road,
which serves as a maintenance road for the treatment works, with an access point at Tuen Mun Road,
to facilitate construction access to TWTL 430.

According to the Rezoning Proposal under Planning Application No. Y/TW/18, the Applicant is seeking
to rezone the Application Site for proposed medium density residential development of 613 flats and
social welfare facilities, with a proposed road connection by widening the existing access road to the
Yau Kom Tau Water Treatment Works into a standard two-lane two-way carriageway with a footpath
to connect the Site and Po Fung Road.

In this regard, it is observed that the Rezoning Proposal and the associated Traffic Impact Assessment
("TIA") have neither taken into account the most recent development circumstances in the area, nor
adequately addressed the potential project interfaces with works at TWTL 430 and TWTL 427.
Accordingly, we wish to raise OBJECTION to the subject planning application on the grounds set out
below:

1. Absence of Remediation Measures to Minimize Interface Issues
It is understood that the proposed development will be in operation in 2030 (Para. 4.3.1 of the TIA
submitted by the Applicant on 5 Dec 2024 refers), and the existing WSD’s maintenance access will
be widened to two-lane two-way carriageway. The road widening scheme proposed by the
Applicant conflicts with the HKHS’s on-going STT application. The TIA report should consider
remediation measures to minimize the impact on the nearby development of TWTL 430, in
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particular pertaining to the widening of WSD’s maintenance access, to ensure there is no potential
interface issue in both schematic design and construction programme.

Uncertainty on Accessibility to the Access Road

According to the submitted TIA, the Applicant will be responsible for the management and
maintenance of the new widened road connecting to Po Fung Road during the operational stage,
and the access road will be primarily used for the proposed development's access (Para. 3.2.12).
Clarification is required, upon widening of WSD’s maintenance access, as to whether the road will
remain public or private; in the case of the latter, the access of construction vehicles to TWTL 430
may be denied. It is important to note that the timely and successful implementation of the SH
project at Yau Kom Tau is contingent on the availability of the temporary haul road, which overlaps
with the Applicant's road widening proposal.

No Development Programme on the New Widened Road

Information pertaining to the construction programme and target occupation of the new widened
WSD’s maintenance access is not included in the Rezoning Proposal. Such information is critical to
ensuring that any potential interfaces between the two projects are properly managed and
mitigated, and that the implementation timeline of the SH pro;ect at TWTL 430 is not negatively
affected.

Failure to Consider Development Programme and Road Improvement Works associated with
Nearby Developments

It is noted that, in order to evaluate the traffic impact on the nearby road network during the
construction stages, four possible scenarios were discussed in Section 6 of the submitted TIA, with
scenario 4 being the worst. Junction capacity has also been assessed. However, the TIA failed to
consider the development programme of the nearby development projects, namely the SH project
at TWTL 430-and the private residential development at TWTL 427, as well as their associated
access arrangements (during both construction and operation phases), road widening proposals,
and potential project interface issue(s).

In this connection, it should be noted that during the implementation of the road widening works
by contractors for both TWTL 427 and TWTL 430, one of the lanes at Po Fung Road will be closed
to through traffic during the construction period.

‘Absence of Analysis on the Construction Traffic from Nearby Development

It is noted that while the TIA has included the traffic generation from our SH project at TWTL 430
during both construction and operation phases in the traffic calculations and design of temporary
traffic arrangements, it has only included the traffic from the private development project at TWTL
427 during the operation phase in its assessment and fails to take into account the traffic
generation during the construction phase (Section 6.5 of the TIA refers).

Insufficient Public Transportation Facilities

The Yau Kom Tau area is currently served by the New Territories Green Mini Bus Route 96A which
provides the only public transportation (circular) services between Yau Kom Tau Village and MTR
Tsuen Wan Station via Po Fung Road, Castle Peak Road-Tsuen Wan and Tsuen Wan Town Centre.
Due to insufficient manoeuvring space for larger vehicles on Po Fung Road, there will be no public
buses to serve the Application Site, TWTL 430, or Yau Kom Tau Village. The proposed rezoning will
exacerbate the already limited public transportation service.




According to the submitted TIA, the commuting of the future residents will rely on private 28-seat
Non-Franchised Bus shuttle services, to provide feeder service to nearby railway stations while
minimising the impact on existing public transportation services. In this regard, it is understood
that the granting of new Passenger Service License for non-franchised bus shuttle services by
relevant Government authority may be uncertain.

We shall be grateful if the Town Planning Board would take note of our concerns above and object to
the captioned Rezoning Proposal. Thank you very much for your consideration.
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SEELET NGRS L O ] Making Comment on Planning Application / Review

et

Reference Number:

230315-114013-67428

IR

Deadline for submission: 24/03/2023

HE3T H H R BRF ]

Date and time of submission: 15/03/2023 11:40:13

A BEAY AR B B A

The application no. to which the comment relates: Y/ITWI8

TRERA L /AT

Name of person making this comment: 4+ Ms. Corinne Wong
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Subject: PLANNING APPLICATION NO. Y/TW/18 - PUBLIC COMMENT
Attachment: 20250530 Y_TW_18_Public Comment_HKHS.pdf

To: Secretary, Town Planning Board
By e-mail: tpbpd@pland.gov.hk

Ry B555455% The application no. to which the comment relates Y/TW/18

Dear Sir/Madam,

We, the Hong Kong Housing Society (“HKHS”), are writing to offer our comments on the F}urther Information
No. 10 in relation to the captioned Rezoning Proposal submitted by Scarborough Development Limited (the
“Applicant”) on 28 April 2025. ‘

Please find attached our detailed comments for your consideration.

Thank you for your attention to this matter.

Best regards,

Grace Siu

xxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxx
dedededede

The information in this email is intended only for the person or entity to which it is addressed and may contain confidential and/or
privileged material. Any review, retransmission, dissemination or other use of, or taking of any action in reliance upo n, this information by
persons or entities other than the intended recipient is prohibited. If you have received this in error, please contact the s ender and delete
the material from any computer. Opinions, conclusions and other information expressed in this message are not given or endorsed by the
Hong Kong Housing Society unless otherwise indicated by an authorized representative independent of this message.
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PUBLIC COMMENT ON PLANNING APPLICATION NO. Y/TW/18

We, the Hong Kong Housing Society (“HKHS”), are writing to offer our comments on the Further
Information No. 10 in relation to the captioned Rezoning Proposal submitted by Scarborough
Development Limited (the “Applicant”) on 28 April 2025.

We acknowledge that the Applicant has revised the projected number of vehicles generated during
construction, proposed a temporary access road connection to HKHS’s temporary access road at Stage
1 of construction, and outlined the permanent road layout for Stage 2. While we have no comments
on these observations, we note that the Applicant has not provided details on how the interface issues
with the Starter Homes project at TWTL 430 will be minimized.

Interface Issues with HKHS's Starter Homes Project at TWTL 430

The proposed medium density residential development will have interface issues with HKHS's Starter
Homes Project at TWTL 430, particularly regarding the shared use of the temporary haul road, which
is part of a Short Term Tenancy (STT) held by HKHS. Specifically, the Applicant plans to connect their
construction access to HKHS's temporary road in the first stage of development (refer to Figures 6.4
and 6.5 of the TIA). However, this connection will be constructed while the temporary road is fully
operational and used as the sole construction access for HKHS's Starter Homes development. It remains
unclear how this proposed connection will not hinder the manoeuvring of HKHS's construction vehicles
and how it will not adversely impact the progress of our project, which is under a very tight construction
timeline.

Furthermore, HKHS is currently initiating the formation of the proposed temporary haul road and Tuen
Mun Road Construction Access, facilitated by an “Expressway Permit” granted by the Highways
Department (HyD). Upon completion of these works, HKHS is obligated to restore the haul road and
Tuen Mun Road Construction Access to their original condition. Given that this temporary access road
will also serve the Applicant for vehicular access to the Application Site, it is crucial that the details
regarding the sharing of construction costs, maintenance and reinstatement responsibilities be
thoroughly worked out.

We urge the Applicant to provide a clear implementation plan that addresses these interface issues,
along with a detailed proposal concerning cost-sharing and responsibilities, as soon as possible.



TR S /AL R E L Making Comment on Planning Application / Review

2 imber: 250520-101846-56173
H 2
A FRHEA 30/05/2025

Deadline for submission:

FERF I HA
ST H A . 20/05/2025 10:18:46
Date and time of submission:

ARRHIR B R 4R Y/TW/18

The application no. to which the comment relates:

TRERA L /A 2 Ms. lee ho ming

Name of person making this comment:

BRAFE

Details of the Comment :

ftest |




Seq N 69

WS

/U”

JL i B

%%fﬁ?)ﬁ

Reference Number: -

11751 Making Comment on Planning Application / Review

250731-122612-06509

HRAZFRIA

Deadline for submission: 01/08/2025

$e A H A R sl

Date and time of submission: 31/07/2025 12:26:12

7 BREAT AL B A 5
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Details of the Comment :

The Hong Kong Housing Society (“HKHS”) has reviewed the updated Traffic Impact Assessme
nt (TIA) submitted on 4 July 2025 by the Applicant, and acknowledges that the revised completi
on timeline is broadly aligned with our current development programme for the Starter Homes P
roject at TWTL 430.

Following discussions and agreements reached to date, we note that our previous objections rega
rding potential interface matters have been substantially addressed at the planning stage.

As such, we have no substantive comments on the current application, but would like to request
one amendment to ensure the TIA fully reflects our mutual understanding. Specifically, the first
sentence of paragraph 6.6.7 of the updated TIA should state: “Construction of the remaining por
tion of the permanent access road via Po Fung Road will commence once the temporary haul roa
d is no longer in use by other development(s), or by the end of year 2033, whichever occurs earli
er”, as previously agreed between both parties.

We understand that certain outstanding matters will be progressed in the next stage of this proce
ss. HKHS remains committed to working collaboratively with all parties and is confident that thi
s cooperative approach will facilitate the smooth delivery of both projects.

We look forward to the Applicant’s continued engagement with HKHS to finalise the necessary
arrangements and ensure a smooth implementation process for both projects.
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	Executive Summary
	This Supporting Planning Statement is submitted in support of the Proposed Amendment to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) under Section 12A of the Town Planning Ordinance (Cap. 131), in respect of the rezoning from “Gr...
	The Government has endeavoured efforts to increase territorial housing supply, with private initiative seen as an important support alongside with public housing development. In line with the Government’s on-going initiatives to optimise the usage of ...
	An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. Under the Indicative Scheme, three residential towers will provide a total of 613 units, together with a 100-place RCHE cum 30-place DCU and HCS for Fra...
	The Proposed Amendment could achieve the following planning merits:
	• Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need;
	• Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing Suitable “GB” Sites of Beneficial Societal uses;
	• Responding to the Changing Planning Context of Housing Sites in Yau Kom Tau, Tsuen Wan;
	• Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities to Promote Intergeneration Living and Improving Quality of Life of the Neighbourhood;
	• Encouraging Private Sector Initiatives on Provision of Social Welfare Facilities;
	• Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre;
	• Fully Complying with Sustainable Building Design Guideline and Green Building Design;
	• No Deficit in Existing and Planned “G/IC” Provision with Increased Population;
	• Resulting in No Adverse Impacts to the Surrounding Area;
	• Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone; and
	• Will Not Set an Undesirable Precedent.
	The Applicant has demonstrated their genuine intention and commitment to taking forward the Indicative Scheme at the Application Site. In light of the planning merits and justifications put forward in the Supporting Planning Statement, we sincerely se...

	行政摘要
	政府一直致力提高全港房屋供應，除公營房屋發展外私人發展項目亦是重要的供應來源。申請人制定了一個指示性方案以展示擬議修訂的可行性，亦希望透過擬議修訂使申請地點的土地資源被善用。此舉同時能配合政府改劃已檢視的「綠化地帶」作住宅用途的最新倡議。是項改劃申請把用地最高建築物高度限制定為主水平基準上180米、最高住用總樓面面積為25,676平方米及非住用總樓面面積為不少於3,021.5平方米，以地盤平整水平為約主水平基準上90米，較用地前方屯門公路較高。申請地點位置鄰近兩個同樣位於荃灣分區計劃大綱圖範圍內已...
	擬議修訂已準備一個指示性設計方案來證明其可行性。指示性方案建議的三棟住宅大廈將為油柑頭社區帶來613個住宅單位，另包括安老院舍（100個服務名額）及長者日間護理單位（３0個服務名額）及體弱長者家居照顧服務中心，預計總人口約1,816 人。此方案不但能提高私人房屋供應，亦有助推動年齡友善的概念，以應對香港人口老齡化問題。
	擬議修訂將帶來以下規劃增益：
	• 配合政府施政報告的房屋政策和滿足本港的房屋需求；
	• 與政府通過檢視「綠化地帶」以增加房屋供應的倡議相一致；
	• 配合荃灣油柑頭一帶的對房屋發展的規劃條件變化；
	• 應對社區對長者設施的殷切需要，鼓勵跨世代共融生活及改善生活質素；
	• 為在私人發展項目提供社福設施創立良好先例；
	• 符合當地規劃環境並與鄰近荃灣市中心的周邊社區兼容；
	• 完全符合可持續建築設計指引和綠色建築設計；
	• 在增加人口的同時下不會造成現有或已規劃的政府、機構或社區設施短缺；
	• 不會為周邊環境帶來負面影響；
	• 不會影響「綠化地帶」的整體質量及完整性；及
	• 不會構成不良先例。
	申請人對推進此項目持有誠懇和積極的態度。基於本規劃綱領所闡述的規劃增益及理據，我們懇請城市規劃委員會支持是次規劃申請。

	1 Introduction
	1.1.1 This Supporting Planning Statement is submitted to the Town Planning Board (“TPB”) in support of the Planning Application under Section 12A of the Town Planning Ordinance (Cap. 131) for the Amendment of Plan for Proposed Residential Development ...
	1.1.2 The Applicant proposes amendments to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) by rezoning the Application Site from “Green Belt” (“GB”) and “Government, Institution or Community” (“G/IC”) to a tailor-made “Residential (...
	1.1.3 An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. The Proposed Amendment will facilitate a medium-rise residential development with much-needed housing supply and quality living environment with s...
	1.1.4 As reaffirmed in the Chief Executive’s 2014 Policy Address, the Government would continue to review various land uses (including “GB” sites) and rezone suitable sites to meet the pressing need for housing land supply. Recently, the Government pr...
	1.1.5 In response to the changing planning circumstances, the Proposed Amendment at the Application Site will also complement Government’s effort in optimising the development potential of “GB” sites in the Yau Kom Tau area that are of relatively less...
	1.1.6 The Indicative Scheme has adopted a context-responsive building arrangement and BH profile that are compatible with the neighbourhood. Technical assessments conducted also confirmed the Proposed Amendment will not generate, nor be suspectable to...
	1.1.7 This Supporting Planning Statement contains the sections below that are necessary to support this Planning Application to demonstrate its feasibility and suitability:
	• Section 2 describes the context of the Application Site and its surrounding areas;
	• Section 3 explains the planning context of the Application Site;
	• Section 4 presents the Indicative Scheme at the Application Site;
	• Section 5 summarises the amendment proposal to be incorporated into the Plan and Notes of the OZP;
	• Section 6 highlights the planning justifications and planning merits in support of the rezoning request; and
	• Section 7 concludes the highlights and justifications of this Supporting Planning Statement.
	1.1.8 We sincerely seek for favourable consideration from the TPB to grant approval to this well justified S12A Application.

	2 Site Context
	2.1 Location
	2.1.1 With an area of about 6,419m2, the Application Site situates at YKT in the western fringe of Tsuen Wan Town Centre. The Application Site is bounded by the Yau Kom Tau Fresh Water Service Reservoir and Water Treatment Works (YKTFWSR&WTW) at its n...
	2.1.2 Please refer to Figure 2.1 for the location of the Application Site.

	2.2 Land Status
	2.2.1 The Application Site’s area is about 6,419m2. The site area comprises of about 5,934m2 (about 92% of the Application Site) of private land held under Lots 164 RP, 175 and 232 RP in DD 354, and about 485m2 (about 8% of the Application Site) of ad...
	2.2.2 Please refer to Figure 2.2 for the land status of the Application Site.

	2.3 Existing Use
	2.3.1 The Application Site’s site level ranges from about 79mPD at the eastern boundary to 95 mPD at the western boundary above Tuen Mun Road. Based on the site’s topography, the terrain of a large portion of the site from the eastern boundary to the ...
	2.3.2 The Application Site is covered with overgrown vegetation with trees and shrubs. There are two existing streams flowing from north to south within the Application Site to the west and east of Lot 164 RP respectively. There is also a drainage cha...
	2.3.3 There is no road access to the Application Site, as such it is currently inaccessible by vehicles. A small footpath leads to the south-eastern edge of the site from access road of the adjacent YKTWTW to the east and another footpath leads to the...
	2.3.4 Please refer to Figure 2.3 for the existing condition of the Application Site.

	2.4 Surrounding Uses
	2.4.1 The Application Site is situated near a neighbourhood mainly characterised by the predominant medium to high-rise residential uses, with scattered low-rise GIC developments and vegetative space, in the western Tsuen Wan Town Centre, To the south...
	2.4.2 To the immediate south is the Tuen Mun Road which forms part of the New Territories Circular Road. Further south is an area mainly zoned “GB”, “R(B)” and “Residential (Group C)” (“R(C)”) within the same OZP, comprising of low to medium-rise resi...
	2.4.3 To the immediate east, it is the YKTFWSR&WTW which is zoned “Government, Institution or Community” (“G/IC”) within the same OZP. Further east to the north of Tuen Mun Road (northeast of the Application Site) are the Yau Kom Tau Village zoned as ...
	2.4.4 Across Tuen Mun Road to the southeast of the Application Site are mainly the existing medium to high-rise residential settlements which are comparatively in larger scale, including Bayview Garden, Belvedere Garden, Greenview Court, Greenview Ter...
	2.4.5 To the immediate north, it is the YKTFWSR&WTW which is zoned “G/IC”. To the further north, it is the hills of Shek Lung Kung with a height of about 470mPD at its tallest point. It forms part of the Tai Lam Country Park and is not covered by any ...
	2.4.6 To the immediate west, it is the “GB” zone within the same OZP. To the further west and southwest, there are the “GB” areas under the Tsuen Wan West Outline Zoning Plan No. S/TWW/19 and the hillside woodlands of Tai Lam Country Park.
	2.4.7 Please also refer to Figure 2.4c for the surrounding context of the Application Site.

	2.5 Accessibility
	2.5.1 There is no existing road access to the Application Site. Vehicular and pedestrian access to the Application Site can be made via a proposed access road connecting through an existing access road outside YKTWTW to Po Fung Road (with a short sect...
	2.5.2 The existing access road outside YKTWTW and part of Po Fung Road are under Water Supplies Department (WSD)’s management. A section of Po Fung Road closer to Castle Peak Road is under management by Highways Department (HyD). The existing access r...
	2.5.3 To cater for the anticipated increase in traffic flow and pedestrian movement arising from various developments at Po Fung Road and also to facilitate the rezoning of Sites A & B mentioned in Paragraph 2.4.3, there is plan for the Government to ...


	3 Planning Context
	3.1 Land Use Zoning
	3.1.1 A majority portion (6,041m2, or about 94% of the total Application Site area)  of the Application Site is current zoned “GB” on the Approved Tsuen Wan OZP no. S/TW/35 approved by the CE in C on 8th February 2022. The planning intention or the “G...
	3.1.2 Please refer to Figures 3.1a and 3.1b respectively for the extracted Notes and Explanatory Statement (“ES”) of the “GB” zone under the OZP.
	3.1.3 A minor portion of the Application Site (about 378m2, about 6% of the total Application Site Area) is currently zoned “G/IC” on the Approved Tsuen Wan OZP no. S/TW/35. As the portion zoned “G/IC” falls within the premise of private lot no. 232 R...

	3.2 Responding to Territorial Housing Land Shortage
	3.2.1 The 2020 Policy Address identified that the crux of the housing problem lies in the shortage of land for housing development, and urged that the public sector and private developers need to work together and support Government’s various land cre...
	3.2.2 Also, according to the 2021 Policy Address, the Government is determined to sustain land supply for both public and private housing to meet the keen housing demands of Hong Kong. The Government is committed towards a government-led and multi-pro...
	3.2.3 Considering that the Application Site is situated in close proximity to existing residential neighbourhood and located in close proximity to existing infrastructure of the Tsuen Wan New Town, as well as the two sites recently rezoned from the “G...

	3.3 Policy Initiatives for Rezoning of “Greenbelt” Zone for Housing Sites
	3.3.1 Advocated since the 2013 and 2014 Policy Addresses, the Government would adopt a multi-pronged strategy to meet the pressing need for housing land supply, including carrying out various land use reviews on an on-going basis, such as reviews on G...
	3.3.2 Earlier rounds of “Green Belt” review conducted by the Government had focused on Government land and sites with lower gradient and nearer to built-up areas, where they accounted for about 30% of the 210 sites identified for rezoning for resident...
	3.3.3 Taking the policy initiatives into account, “GB” sites that fulfil several main criteria, namely, lower gradient, located at the fringe of existing built-up areas, in close proximity to existing roads, possessing relatively less buffering effect...

	3.4 Housing Sites for High-density Residential Developments in Tsuen Wan
	3.4.1 As mentioned in Paragraph 3.3.2, by 2017, the Government has identified 210 sites for rezoning after engaging in a land use review across the territory. Out of these 210 potential housing sites, 13 (about 6% of the total) of them are in Tsuen Wa...

	3.5 Changing Planning Circumstances in the Immediate Surrounding
	3.5.1 Within the same OZP and in close proximity to the Application Site, there are two sites (Site A and Site B) recently identified by the Government during review on “GB” sites for conversion to residential use. The two proposed amendment item, to ...
	3.5.2 Also, as mentioned in Paragraph 2.5.3, Po Fung Road will be widened and improved to facilitate future development at these two housing sites in YKT. Improvement works include widening of the carriageway and footpath (widen Po Fung Road to a stan...
	3.5.3 Upon completion of the OZP amendment process, in February 2022, the Government announced its 2022-23 Land Sale Programme which includes the two aforementioned residential sites in Tsuen Wan to be put up for sale13F .

	3.6 Policy Initiatives to Promote Active Ageing/ Provision of Elderly Facilities in Residential Developments
	3.6.1 Apart from the shortage of land supply in Hong Kong, ageing population is another issue that our society has to look for solutions to address the challenges it leads to. There is a continuous increase in the elderly population in the world and H...
	3.6.2 In view of the situation, in the 2021 Policy Address, the Government committed to adopt a multi-pronged approach to boost the short, medium and long-term supply of residential care services as its demand has exceeded the supply due to an ageing ...
	3.6.3 To encourage participation by more private enterprises in providing quality RCHE services, the Government has put in place since 2003 the Scheme to Encourage Provision of RCHE Premises in New Private Developments16F . As stated in the Policy Add...
	3.6.4 On a district basis, the overall provision of GIC facilities is considered generally sufficient to serve the population in Tsuen Wan as of Oct 202118F . However, PlanD’s latest view on a similar application (No. A/TW/526 approved on 10 Dec 2021)...


	4 The Indicative Scheme – Proposed Residential Development and Social Welfare Facilities
	4.1 General Planning and Design Principles
	4.1.1 Having regarded the overall planning context from a territorial and local scale as discussed in Section 3, the society is in severe need for land for new housing supply. Meanwhile, the Government is actively reviewing suitable “GB” areas to opti...
	4.1.2 Taken into consideration of the Application Site’s locality and surrounding, which surrounded by existing built-up areas on three sides, i.e., the YKTFWSR, YKTWTW and Tuen Mun Road. The Application Site is also located close to various existing ...
	4.1.3 With consideration of the existing condition, together with the changes in territorial planning context and the recent OZP amendment in the adjacent sites, the Applicant recognises the opportunity of the Application Site, which is solely owned b...
	4.1.4 To demonstrate the feasibility and merits of the Proposed Amendment, an Indicative Scheme has been prepared. The overarching planning and design principle of the Indicative Scheme is to respect the residential setting in the neighbourhood while ...
	4.1.5 The key planning and design principles are discussed as follows:
	4.1.6 To Utilise Precious Residential Land Resources Without Compromising on the Quality of Landscape and Environment – The Application Site is located in the fringe of “GB” zone amid built-up area to the west of Tsuen Wan Town Centre. Under the curre...
	4.1.7 To Contribute More Than 500 Units to the Housing Market by Private Initiative – The Proposed Amendment is intended to optimise the development potential at the Application Site which is situated in a residential neighbourhood with scattered gove...
	4.1.8 To Increase the Supply of G/IC facilities of the Community and to Promote Intergeneration Living with Residential Development – The Indicative Scheme will provide social welfare facilities, i.e., a 100-place RCHE cum 30-place DCU, and a HCS for ...
	4.1.9 Responding to the Site’s Condition with Compatible Design – The scale and the design of the Indicative Scheme will strike a balance between the urban-rural setting and the transforming residential neighbourhood. Besides, to respond with the slop...
	4.1.10 Considering that the Application Site is in an elongated shape, the building bulk of the towers and podium are sensitively designed with voids and building separation to capture valuable landscape scenery and allowing visual permeability to the...
	4.1.11 Quality and Sensitive Building and Landscape Design – Due to the proximity to Tuen Mun Road, the residential towers will maintain a minimum buffer distance of 20m from Tuen Mun Road to minimise nuisances to the living quality of future resident...

	4.2 Building Design of the Indicative Scheme
	4.2.1 Based on planning and design principles presented above, the Applicant has prepared an Indicative Layout Plans for the Indicative Scheme at the Application Site (Appendix A refers).
	Building Layout of the Indicative Scheme
	4.2.2 The Indicative Scheme is comprised of 3 residential blocks, with 1 of the 3 blocks sitting on a 3-storey podium building for proposed RCHE cum DCU and HCS for Frail Elderly Persons facilities, on top of 1 level of basement for ancillary car park...
	4.2.3 Block 3 is located on top of the 3-storey podium at the western portion of the Application Site. The podium will accommodate RCHE cum DCU and HCS for Frail Elderly Persons facilities to foster the inter-generation concept. A terraced garden is d...
	4.2.4 Please refer to Appendix A for the layout drawings of the Indicative Scheme.
	Sensitive Building Design and Disposition
	4.2.5 As a proactive response to the Application Site’s surrounding, the Indicative Scheme has demonstrated a number of green building features. A stepped garden roof extending from the ground is created at the RCHE Block to enhance circulation and to...
	4.2.6 To respect the existing terrain of the Application Site, an optimal site level of 90mPD is adopted. To the west end of the Application Site, there is a relatively steeper section of sloping terrain. To respective the existing topography and natu...
	4.2.7 Responding to the sloping topography (with a site level of about 90mPD) and the scenic ridgeline backdrop to the north of the Application Site, the bulkiness of the building has been minimised by provision of voids and large building separation ...
	4.2.8 To further minimise visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be articulated to ad...
	4.2.9 To cope with the noise impact from Tuen Mun Road, the building orientation and building setback from Tuen Mun Road has been optimised to mitigate as much possible noise nuisance as possible. Furthermore, appropriate mitigation measures such as a...
	Consideration on Location of Social Welfare Facilities
	4.2.10 According to the Code of Practice for Residential Care Homes (Elderly Persons) published by the Social Welfare Department, no part of the proposed RCHE and DCUs facilities are situated at a height more than 24m above the proposed ground level (...
	4.2.11 The RCHE entrance lobby, 30-place DCU and the HCS for Frail Elderly Persons are arranged on G/F to provide better circulation is located in close proximity to the G/F pick-up / drop-off space for the conveniences of users and visitors. The entr...
	4.2.12 As per HKPSG Ch.3 and comment from the Social Welfare Department (SWD), the proposed 100-place RCHE and 30-place DCU would have a NOFA of 1,354m2 and 90m2 respectively (1,444m2 in total). A GFA of about 2,718.5m2 (equivalent to a GFA:NOFA ratio...
	Environmental Considerations on Building Design
	4.2.13 A number of building design considerations and noise mitigation measures have been proposed and incorporated in the Indicative Scheme to minimise potential environmental nuisances to the future residents and users, these include:
	Building Setback
	4.2.14 The Application Site is elongated and narrow in shape, and is bounded between Tuen Mun Road to the south and the service reservoirs of Yau Kom Tau Water Treatment Works to the north. In order to avoid adverse vehicular emission impact and minim...
	Building Orientation
	4.2.15 Under the Building (Planning) Regulations (Cap. 123F), the prescribed window requirement for habitable space of residential units needs to be satisfied (i.e., facing street or open space generally). Therefore, some windows will inevitably face ...
	Internal Layout Design
	4.2.16 In order to minimise road traffic noise impact due to Tuen Mun Road, internal layout of some residential units, RCHE rooms, rooms in the DCU and HCS for Frail Elderly Persons allows the openable windows for ventilation facing away from Tuen Mun...
	Acoustic Window (Baffle Type) / Enhanced Acoustic Balcony (Baffle Type)
	4.2.17 Further to the adoption of the building design consideration mentioned above, acoustic window (baffle type) and enhanced acoustic balcony (baffle type) have been proposed to mitigate the residue road traffic noise exceedances
	4.2.18 The detailed mitigation measures are outlined in Appendix D.

	4.3 Key Development Parameters of the Indicative Scheme
	4.3.1 The key development parameters of the Indicative Scheme are summarised in Table 4.3 below.
	Remarks:
	[1] The GFA for the 100-place RCHE cum 30-place DCU and the HCS for Frail Elderly Persons are calculated based on the respective NOFA requirements of 1,354m2 for 100-place RCHE and 90m2 for 30-place DCUs attached to RCHE (based on proposed GFA of 2718...
	[2] Composite tower with 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons.
	[3] A Person Per Occupied Flat (PPOF) of 2.8 is assumed based on the average domestic household size of Tsuen Wan District in the 2021 Census result.21F
	[4] The proposed 100-place RCHE cum 30-place DCU is proposed to be operated on a private / self-financing mode; The proposed HCS for Frail Elderly Persons is proposed to be assigned to SWD as a Government Accommodation.

	4.4 Landscape Design Framework
	4.4.1 The primary objectives for the landscape design of the Indication Scheme are:
	 To integrate the Indicative Scheme from a landscape and visual perspective with the existing and planned landscape context;
	 To use landscape measures to soften the form of the proposed buildings;
	 To provide visual integration, screening and softening effects of the built-form;
	 To provide a high-quality living environment and open spaces for future residents and visitors;
	 To utilize a variety of tree species to alleviate visual impact to the surroundings, delineate the landscape character of the area and emphasize the individuality afforded by the environmental qualities of the Site;
	 To maximize opportunities for the planting of new trees, shrubs and other vegetation mix; and
	 To provide compensation for the proposed felling of trees required to accommodate the Indicative Scheme.
	4.4.2 With the above objectives and the aim to provide quality medium-rise residential development, a Landscape Master Plan (“LMP”) has been prepared for the Indicative Scheme (Appendix J) with key features highlighted as below.
	Landscape Design
	4.4.3 To facilitate residents and visitors’ movements, landscaping features such as outdoor swimming pools, activity lawn, outdoor play area, water feature, landscape gardens, yoga deck and fitness station are proposed for better leisure and relaxatio...
	4.4.4 In order to minimise the visual impact of the Indicative Scheme, a combination of one to two rows of evergreen trees with various height of shrubs are proposed along the site boundary, especially in the area at the north of the Indicative Scheme...
	4.4.5 Through appropriate landscape treatments and visual integration, a quality and sustainable environment could be created at the Application Site. With a friendly and green environment with various spaces for social activities, the landscape desig...
	Greenery Provision
	4.4.6 To enhance visual linkage with the green surroundings, a greenery provision of about 19% (about 1,173m2) coverage of greenery located in the primary zone and about 29% (about 1,722m2) overall coverage of greenery, which are more than the 10% and...
	Tree Preservation and Removal
	4.4.7 A total of 650 nos. of existing trees have been identified within the assessment boundary for tree preservation. 7 trees are proposed to be retained while 720 nos. of compensatory trees will be provided in the Indicative Scheme. For detailed inf...

	4.5 Traffic and Transport Arrangement
	Proposed Construction of Road Connection for Application Site
	4.5.1 In order to provide vehicular and pedestrian access to the Application Site, the existing access road outside Yau Kom Tau Water Treatment Works is proposed to be widened. A new standard 2-lane 2-way carriageway with footpath is proposed from out...
	4.5.2 Please refer to Appendix B for the layout of the proposed road connection.
	Road/ Junction Improvement Measures by Others
	4.5.3 In order to connect the proposed access road to the Application Site to the wider road network of Tsuen Wan, vehicular and pedestrian access will travel via a widened and improved Po Fung Road towards Castle Peak Road and Hoi On Road. As discuss...
	4.5.4 The existing Tuen Mun Road underpass section at Po Fung Road does not meet the standard width of a single 2-lane carriageway as stipulated in TPDM. Carriageway widening of the underpass is constrained by the existing large diameter of watermains...
	4.5.5 A new 5-phases signalized junction with pedestrian crossing will be proposed at Po Fung Road with Yau Kom Tau Village / Yau Kom Tau Treatment Works to be implemented by the Government.
	Internal Transport Facilities
	Residential Development
	4.5.6 The proposed internal transport facilities provisions are in accordance with the latest Hong Kong Planning Standards and Guidelines (HKPSG).
	 Car Parking Space Provision: A provision of 141 nos. car parking spaces (including 2 nos. accessible car parking spaces and 15 nos. visitor parking spaces) will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Motorcycle Parking Space Provision: A provision of 7 nos. motorcycle parking spaces will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Goods Vehicle Loading/Unloading Bay Provision: A total of 3 nos. HGV loading/unloading bays will be provided on ground floor.
	 Pick-up / Drop off Space for Residential Shuttle Bus: 1 pick-up / drop-off space will be provided on ground floor outside Block 1 and Block 2 for residential shuttle service.
	RCHE with DCU
	4.5.7 There are no specific guidelines in accordance with HKPSG for RCHE with DCU. Therefore, the required internal transport facilities provision is made reference to similar types of developments, an approved RCHE Development at Hung Shui Kiu (A/YL-...
	 Car Parking Space Provision: A total of 3 nos. car parking spaces (including 1 no. accessible car parking space) will be provided in basement parking floor, which will be accessed via car-ramp system.
	 Light Bus Parking Space Provision: A total of 1 no. Light Bus Parking Space will be provided on ground floor.
	 Shared Loading / Unloading Area for Private Light Bus and Ambulance / Other Vehicles of the Development: A total of 1 no. shared loading / unloading area will be provided on ground floor near the entrance of the HCS for Frail Elderly Persons.
	HCS for Frail Elderly Persons
	4.5.8 There are no specific guidelines in accordance with HKPSG for the HCS for Frail Elderly Persons. Therefore, the required internal transport facilities provision is made according to the liaison with Social Welfare Department.
	Overall Traffic and Transport Arrangement
	4.5.9 Please refer to Appendix B for the details on the traffic and transport arrangement for the Indicative Scheme in the Traffic Impact Assessment

	4.6 Proposed Development Programme
	4.6.1 With consideration to the time required for amendment of plan, land exchange / lease modification, site formation and construction of the proposed access road and residential development, it is anticipated that the development would be completed...


	5 Amendment Proposal
	5.1 Considerations for an Appropriate Zoning
	5.1.1 In light of the changing planning circumstances for increasing the overall housing supply in Tsuen Wan and in Hong Kong, as well as for synergising with the planned and existing residential clusters around YKT and Tsuen Wan Town Centre, an appro...

	5.2 Clear Planning Intention
	5.2.1 The proposed zoning should carry a clear planning intention and development direction for the type of uses and development intensity on the Application Site. In the case of this particular planning application, the zoning should provide flexibil...

	5.3 Appropriate Zoning Control
	5.3.1 The proposed zoning should have appropriate zoning control over the proposed use, scale and intensity by designating restrictions on the GFA and BH to guide the direction of the development towards the intended planning intention and to achieve ...

	5.4 Appropriate Zoning Flexibility
	5.4.1 Some kind of flexibility has to be allowed in the zoning so as to allow flexibility in creative and innovative design and proposals, which can tie in more closely to the fluid social and community aspirations, and market demands at the transform...

	5.5 The Proposed Amendments
	5.5.1 In light of the discussions in the earlier Sections, this Planning Application proposes amendments to the Plan and Notes of the OZP by rezoning the Application Site from “GB” and “G/IC” to a tailor-made “R(B)9” with a development intensity makin...
	5.5.2 To realise the Indicative Scheme for the proposed medium-dense residential development and social welfare facilities (RCHE with DCUs) as illustrated in Section 4, a tailor-made “R(B)9” sub-zone with a maximum GFA of 25,676m2 for domestic purpose...
	5.5.3 The Proposed Amendment will provide incentive for a timely implementation of private residential units and social welfare facilities at a convenient location near existing urban areas, while contributing wider social benefits for Tsuen Wan and m...
	5.5.4 In addition, in the ES of the OZP, it is proposed to specify that the “R(B)9” zone is intended to provide a 100-place RCHE cum 30-place DCU and a HCS for Frail Elderly Persons, with a non-domestic GFA of not less than 3,021.5m2, and that in dete...
	5.5.5 The Proposed Amendment on the Plan is shown in Figure 5.1. The Proposed Amendments to the Notes and ES of the OZP are respectively illustrated in Figures 5.2 - 5.4.


	6 Planning Justification
	6.1 Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need
	6.1.1 The Proposed Amendment, which facilitates the proposed residential development and social welfare facilities, is in line with the Government’s ongoing policy to speed up the much-needed housing supply to address the territorial shortage. The Pol...
	6.1.2 Furthermore, according to the Long-Term Housing Strategy Annual Progress Report 2021, the total housing supply target for the next 10-year period will be 430,000 units (in which the private housing supply target accounts for 30% of the total tar...
	6.1.3 With due consideration of this policy direction and the transforming residential neighbourhood, the Indicative Scheme, with the production of approximately 613 flats, will make optimal use of scarce land resources to provide timely support to th...

	6.2 Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing “GB” Sites of Beneficial Societal Uses
	1.1.1 The Government has been implementing a series of measures to increase land supply through a multi-pronged approach so as to meet the housing land demand, which one of the measures is to identify suitable “GB” sites for conversion to residential ...
	1.1.2 Applying the same policy intentions and site-selection criteria, the Application Site falls within the fringe of a “GB” zone between the existing YKTWTW and Tuen Mun Road. Furthermore, there are existing man-made structure within the Application...

	6.3 Responding to the Changing Planning Context of Housing Texts in Yau Kom Tau, Tsuen Wan
	6.3.1 The initiative to rezone potential “GB” for private residential use, as discussed in Section 6.2, are not without precedent in YKT area, Tsuen Wan. Close to the Application Site, there were two similar rezoning proposals processed by the Governm...
	6.3.2 Comparing the conditions of the Application Site with the two “GB” sites rezoning items mentioned above, all three sites are located within the same OZP in the same residential neighbourhood. The vegetation found in all three sites are also foun...
	6.3.3 The anticipated increase in residential density in YKT with improved infrastructure capacity and appreciable policy application around western Tsuen Wan Town Centre have both demonstrated the opportunities for the Application Site to realise its...

	6.4 Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities for Intergeneration Living and Improving Quality of Life of the Neighbourhood
	6.4.1 The Proposed Amendment will improve the quality of life for the future residents and the surrounding community. The need for community facilities in the area has been thoughtfully considered during the design of the Indicative Scheme. With refer...
	6.4.2 The proposed RCHE cum DCU and the HCS for Frail Elderly Persons will be located to the western portion of the Application Site and will be easily accessible from at-grade pick-up/drop-off laybys for the convenience of users and visitors. Landsca...

	6.5 Encouraging Private Sector Initiatives on the Provision of Social Welfare Facilities
	6.5.1 In Hong Kong, by 2039, about one-third of the total population will be aged 65 or above22F . The ageing population would foreseeably intensify the local demand of elderly services and pose a great challenge to the social welfare system. In light...
	6.5.2 In addressing the heightening territorial needs for residential care services, aside from measures in public sector such as to increase supply of subsidised RCHEs and the proposal to reserve 5% of total GFA for welfare uses in future public hous...

	6.6 Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre
	6.6.1 The Application Site is situated in the fringe of built-up area mainly characterised by the predominant medium to high-rise residential uses with scattered low-rise GIC developments and vegetative space in the western Tsuen Wan Town Centre. To t...
	6.6.2 The south of the Application Site across Tuen Mun Road are residential clusters with mainly medium-rise residential development with maximum permitted BH of 140mPD. Since the Application Site is located to the north of Tuen Mun Road and sitting ...
	6.6.3 To further minimise any potential visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be art...
	6.6.4 In view of the above, the Proposed Amendment will not only be compatible with its surroundings in terms of land use, development scale and intensity, but also respond well to the existing topography. As demonstrated in the VIA, it is also confir...

	6.7 Fully Complying with Sustainable Building Design Guideline and Green Building Design
	6.7.1 To achieve a quality and sustainable built environment, due considerations have been made to the relevant provisions of PNAP APP-152 Sustainable Building Design Guidelines (SBDG) in formulating the Indicative Scheme. The considerations of the th...
	Building Separation
	6.7.2 The Application Site is with a site area less than 20,000m2. Only a small portion of the Indicative Scheme where residential block 1 and block 2 is located has a projected façade length slightly higher than 60m. To satisfy the requirements for B...
	Building Setback
	6.7.3 Under the Indicative Scheme, no part of the Indicative Scheme up to a level of 15m above the street level is within 7.5m from the centreline of the proposed new access road. The building setback requirement is duly complied.
	Site Coverage of Greenery
	6.7.4 According to the SBDG, the Application Site, with a site area of about 6,043m2, is required to reach minimum site coverage of greenery of 10% in primary zones and 20% in overall development respectively. Such requirements on site coverage of gre...
	6.7.5 To promote energy efficiency and ensure compatibility with the natural setting around the Application Site, green building design elements including terrace podium design and green roofs have been taken into account in formulating the Indicative...
	Terrace Podium Design

	6.7.6 The podium design of the RCHE block has fully respected the natural terrain and landscape of the Application Site. To the western side of the podium, the building mass of G/F, 1/F and 2/F retracts from the natural slope. The design is intended t...
	Green Roofs

	6.7.7 As discussed earlier, the RCHE block has adopted a terracing podium design. Not only does it create open spaces for the enjoyment of the RCHE users, but it also creates a green roof that proactively respond to the surrounding vegetated landscape...
	6.7.8 The aforementioned design merits will bring about more pleasant living environment for the future residents, and also better visuals and social benefits amidst the residential.

	6.8 Resulting in No Deficit in Existing and Planned “G/IC” Provision with Increased Population
	6.8.1 The Proposed Amendment will unlikely overstain the existing and planned “G/IC” facilities provision in Tsuen Wan. According to the TPB Paper No. 10775, “the overall provision of GIC facilities is generally sufficient to serve the population in T...
	6.8.2 Despite the shortfalls in community care services facilities and child care centres24F , PlanD stated in the 665th Meeting of the Metro Town Planning Committee (held on 5 Feb 2021) that relevant facilities have been incorporated into the propose...
	6.8.3 The additional population of about 1,816 brought by the Proposed Amendment is not expected to cause adverse impact to these types of G/IC facilities that are already in shortage, given that when compared with the aggregate total population added...

	6.9 The Proposed Amendment is Technically Feasible and Results in No Adverse Impacts to the Surrounding Area
	6.9.1 Various technical assessments on different aspects, namely traffic, environmental, visual, air ventilation, landscape and tree preservation, drainage, sewerage, and geotechnical, have been conducted and included in Appendices B to I, and Appendi...

	6.10 Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone
	6.10.1 The Application Site is moderate in scale with a site area of only about 6,419m2. It is also situated in the fringe of built-up area in YKT in the western Tsuen Wan Town Centre. It is also located in the fringe of “GB” zone at a location which ...
	6.10.2 In addition, the Indicative Scheme will fully respect the natural setting and provide ample greenery and open space, with continuous green buffer along the Application Site’s edge. It will also fully comply with SBDG and incorporate a number of...
	6.10.3 Relevant technical assessments as mentioned in Section 6.9 also confirmed that the Indicative Scheme will neither be subject to, nor cause adverse impacts to the surrounding environment, air ventilation, sewerage, drainage, water supplies, nor ...

	6.11 Will Not Set an Undesirable Precedent
	6.11.1 The Proposed Amendment is in line with the Government’s initiative to increase housing land supply by reviewing “GB” sites as discussed earlier in Section 6.2. Furthermore, the proposed use and development intensity is compatible with the surro...
	6.11.2 The Proposed Amendment is a timely response to the Government’s policy direction on identifying and optimising the development potential of suitable “GB” areas as a short to medium long-term measure to deliver much needed housing supply to addr...
	6.11.3 With the Proposed Amendment, the Applicant has proposed social welfare facility in the form of a 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons to serve the social needs of an enlarging community in Yau Kom Tau. It would also...
	6.11.4 As such, it can be concluded that the Proposed Amendment would serve a desirable precedent for mobilising suitable “GB” areas with underutilised private land to optimise their development potential and contribute to providing much needed housin...


	7 Conclusion
	7.1.1 This S12A Application is proposed for an amendment to the Approved Tsuen Wan OZP No. S/TM/35 by rezoning the Application Site from “GB” and “G/IC” to “R(B)9” to facilitate the implementation of a medium-density residential development with socia...
	7.1.2 This Supporting Planning Statement has demonstrated the technical feasibility and strong planning grounds to justify the rezoning proposal at the Application Site for the provision of more than 600 housing units, while also providing merits to s...
	7.1.3 Taking into account the merits and justifications presented in this Supporting Planning Statement, we sincerely seek the favourable consideration from the TPB to support this S12A Planning Application.
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	Executive Summary
	This Supporting Planning Statement is submitted in support of the Proposed Amendment to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) under Section 12A of the Town Planning Ordinance (Cap. 131), in respect of the rezoning from “Gr...
	The Government has endeavoured efforts to increase territorial housing supply, with private initiative seen as an important support alongside with public housing development. In line with the Government’s on-going initiatives to optimise the usage of ...
	An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. Under the Indicative Scheme, three residential towers will provide a total of 613 units, together with a 100-place RCHE cum 30-place DCU and HCS for Fra...
	The Proposed Amendment could achieve the following planning merits:
	• Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need;
	• Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing Suitable “GB” Sites of Beneficial Societal uses;
	• Responding to the Changing Planning Context of Housing Sites in Yau Kom Tau, Tsuen Wan;
	• Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities to Promote Intergeneration Living and Improving Quality of Life of the Neighbourhood;
	• Encouraging Private Sector Initiatives on Provision of Social Welfare Facilities;
	• Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre;
	• Fully Complying with Sustainable Building Design Guideline and Green Building Design;
	• No Deficit in Existing and Planned “G/IC” Provision with Increased Population;
	• Resulting in No Adverse Impacts to the Surrounding Area;
	• Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone; and
	• Will Not Set an Undesirable Precedent.
	The Applicant has demonstrated their genuine intention and commitment to taking forward the Indicative Scheme at the Application Site. In light of the planning merits and justifications put forward in the Supporting Planning Statement, we sincerely se...

	行政摘要
	政府一直致力提高全港房屋供應，除公營房屋發展外私人發展項目亦是重要的供應來源。申請人制定了一個指示性方案以展示擬議修訂的可行性，亦希望透過擬議修訂使申請地點的土地資源被善用。此舉同時能配合政府改劃已檢視的「綠化地帶」作住宅用途的最新倡議。是項改劃申請把用地最高建築物高度限制定為主水平基準上180米、最高住用總樓面面積為25,676平方米及非住用總樓面面積為不少於3,021.5平方米，以地盤平整水平為約主水平基準上90米，較用地前方屯門公路較高。申請地點位置鄰近兩個同樣位於荃灣分區計劃大綱圖範圍內已...
	擬議修訂已準備一個指示性設計方案來證明其可行性。指示性方案建議的三棟住宅大廈將為油柑頭社區帶來613個住宅單位，另包括安老院舍（100個服務名額）及長者日間護理單位（３0個服務名額）及體弱長者家居照顧服務中心，預計總人口約1,816 人。此方案不但能提高私人房屋供應，亦有助推動年齡友善的概念，以應對香港人口老齡化問題。
	擬議修訂將帶來以下規劃增益：
	• 配合政府施政報告的房屋政策和滿足本港的房屋需求；
	• 與政府通過檢視「綠化地帶」以增加房屋供應的倡議相一致；
	• 配合荃灣油柑頭一帶的對房屋發展的規劃條件變化；
	• 應對社區對長者設施的殷切需要，鼓勵跨世代共融生活及改善生活質素；
	• 為在私人發展項目提供社福設施創立良好先例；
	• 符合當地規劃環境並與鄰近荃灣市中心的周邊社區兼容；
	• 完全符合可持續建築設計指引和綠色建築設計；
	• 在增加人口的同時下不會造成現有或已規劃的政府、機構或社區設施短缺；
	• 不會為周邊環境帶來負面影響；
	• 不會影響「綠化地帶」的整體質量及完整性；及
	• 不會構成不良先例。
	申請人對推進此項目持有誠懇和積極的態度。基於本規劃綱領所闡述的規劃增益及理據，我們懇請城市規劃委員會支持是次規劃申請。

	1 Introduction
	1.1.1 This Supporting Planning Statement is submitted to the Town Planning Board (“TPB”) in support of the Planning Application under Section 12A of the Town Planning Ordinance (Cap. 131) for the Amendment of Plan for Proposed Residential Development ...
	1.1.2 The Applicant proposes amendments to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) by rezoning the Application Site from “Green Belt” (“GB”) and “Government, Institution or Community” (“G/IC”) to a tailor-made “Residential (...
	1.1.3 An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. The Proposed Amendment will facilitate a medium-rise residential development with much-needed housing supply and quality living environment with s...
	1.1.4 As reaffirmed in the Chief Executive’s 2014 Policy Address, the Government would continue to review various land uses (including “GB” sites) and rezone suitable sites to meet the pressing need for housing land supply. Recently, the Government pr...
	1.1.5 In response to the changing planning circumstances, the Proposed Amendment at the Application Site will also complement Government’s effort in optimising the development potential of “GB” sites in the Yau Kom Tau area that are of relatively less...
	1.1.6 The Indicative Scheme has adopted a context-responsive building arrangement and BH profile that are compatible with the neighbourhood. Technical assessments conducted also confirmed the Proposed Amendment will not generate, nor be suspectable to...
	1.1.7 This Supporting Planning Statement contains the sections below that are necessary to support this Planning Application to demonstrate its feasibility and suitability:
	• Section 2 describes the context of the Application Site and its surrounding areas;
	• Section 3 explains the planning context of the Application Site;
	• Section 4 presents the Indicative Scheme at the Application Site;
	• Section 5 summarises the amendment proposal to be incorporated into the Plan and Notes of the OZP;
	• Section 6 highlights the planning justifications and planning merits in support of the rezoning request; and
	• Section 7 concludes the highlights and justifications of this Supporting Planning Statement.
	1.1.8 We sincerely seek for favourable consideration from the TPB to grant approval to this well justified S12A Application.

	2 Site Context
	2.1 Location
	2.1.1 With an area of about 6,419m2, the Application Site situates at YKT in the western fringe of Tsuen Wan Town Centre. The Application Site is bounded by the Yau Kom Tau Fresh Water Service Reservoir and Water Treatment Works (YKTFWSR&WTW) at its n...
	2.1.2 Please refer to Figure 2.1 for the location of the Application Site.

	2.2 Land Status
	2.2.1 The Application Site’s area is about 6,419m2. The site area comprises of about 5,934m2 (about 92% of the Application Site) of private land held under Lots 164 RP, 175 and 232 RP in DD 354, and about 485m2 (about 8% of the Application Site) of ad...
	2.2.2 Please refer to Figure 2.2 for the land status of the Application Site.

	2.3 Existing Use
	2.3.1 The Application Site’s site level ranges from about 79mPD at the eastern boundary to 95 mPD at the western boundary above Tuen Mun Road. Based on the site’s topography, the terrain of a large portion of the site from the eastern boundary to the ...
	2.3.2 The Application Site is covered with overgrown vegetation with trees and shrubs. There are two existing streams flowing from north to south within the Application Site to the west and east of Lot 164 RP respectively. There is also a drainage cha...
	2.3.3 There is no road access to the Application Site, as such it is currently inaccessible by vehicles. A small footpath leads to the south-eastern edge of the site from access road of the adjacent YKTWTW to the east and another footpath leads to the...
	2.3.4 Please refer to Figure 2.3 for the existing condition of the Application Site.

	2.4 Surrounding Uses
	2.4.1 The Application Site is situated near a neighbourhood mainly characterised by the predominant medium to high-rise residential uses, with scattered low-rise GIC developments and vegetative space, in the western Tsuen Wan Town Centre, To the south...
	2.4.2 To the immediate south is the Tuen Mun Road which forms part of the New Territories Circular Road. Further south is an area mainly zoned “GB”, “R(B)” and “Residential (Group C)” (“R(C)”) within the same OZP, comprising of low to medium-rise resi...
	2.4.3 To the immediate east, it is the YKTFWSR&WTW which is zoned “Government, Institution or Community” (“G/IC”) within the same OZP. Further east to the north of Tuen Mun Road (northeast of the Application Site) are the Yau Kom Tau Village zoned as ...
	2.4.4 Across Tuen Mun Road to the southeast of the Application Site are mainly the existing medium to high-rise residential settlements which are comparatively in larger scale, including Bayview Garden, Belvedere Garden, Greenview Court, Greenview Ter...
	2.4.5 To the immediate north, it is the YKTFWSR&WTW which is zoned “G/IC”. To the further north, it is the hills of Shek Lung Kung with a height of about 470mPD at its tallest point. It forms part of the Tai Lam Country Park and is not covered by any ...
	2.4.6 To the immediate west, it is the “GB” zone within the same OZP. To the further west and southwest, there are the “GB” areas under the Tsuen Wan West Outline Zoning Plan No. S/TWW/19 and the hillside woodlands of Tai Lam Country Park.
	2.4.7 Please also refer to Figure 2.4c for the surrounding context of the Application Site.

	2.5 Accessibility
	2.5.1 There is no existing road access to the Application Site. Vehicular and pedestrian access to the Application Site can be made via a proposed access road connecting through an existing access road outside YKTWTW to Po Fung Road (with a short sect...
	2.5.2 The existing access road outside YKTWTW and part of Po Fung Road are under Water Supplies Department (WSD)’s management. A section of Po Fung Road closer to Castle Peak Road is under management by Highways Department (HyD). The existing access r...
	2.5.3 To cater for the anticipated increase in traffic flow and pedestrian movement arising from various developments at Po Fung Road and also to facilitate the rezoning of Sites A & B mentioned in Paragraph 2.4.3, there is plan for the Government to ...


	3 Planning Context
	3.1 Land Use Zoning
	3.1.1 A majority portion (6,041m2, or about 94% of the total Application Site area)  of the Application Site is current zoned “GB” on the Approved Tsuen Wan OZP no. S/TW/35 approved by the CE in C on 8th February 2022. The planning intention or the “G...
	3.1.2 Please refer to Figures 3.1a and 3.1b respectively for the extracted Notes and Explanatory Statement (“ES”) of the “GB” zone under the OZP.
	3.1.3 A minor portion of the Application Site (about 378m2, about 6% of the total Application Site Area) is currently zoned “G/IC” on the Approved Tsuen Wan OZP no. S/TW/35. As the portion zoned “G/IC” falls within the premise of private lot no. 232 R...

	3.2 Responding to Territorial Housing Land Shortage
	3.2.1 The 2020 Policy Address identified that the crux of the housing problem lies in the shortage of land for housing development, and urged that the public sector and private developers need to work together and support Government’s various land cre...
	3.2.2 Also, according to the 2021 Policy Address, the Government is determined to sustain land supply for both public and private housing to meet the keen housing demands of Hong Kong. The Government is committed towards a government-led and multi-pro...
	3.2.3 Considering that the Application Site is situated in close proximity to existing residential neighbourhood and located in close proximity to existing infrastructure of the Tsuen Wan New Town, as well as the two sites recently rezoned from the “G...

	3.3 Policy Initiatives for Rezoning of “Greenbelt” Zone for Housing Sites
	3.3.1 Advocated since the 2013 and 2014 Policy Addresses, the Government would adopt a multi-pronged strategy to meet the pressing need for housing land supply, including carrying out various land use reviews on an on-going basis, such as reviews on G...
	3.3.2 Earlier rounds of “Green Belt” review conducted by the Government had focused on Government land and sites with lower gradient and nearer to built-up areas, where they accounted for about 30% of the 210 sites identified for rezoning for resident...
	3.3.3 Taking the policy initiatives into account, “GB” sites that fulfil several main criteria, namely, lower gradient, located at the fringe of existing built-up areas, in close proximity to existing roads, possessing relatively less buffering effect...

	3.4 Housing Sites for High-density Residential Developments in Tsuen Wan
	3.4.1 As mentioned in Paragraph 3.3.2, by 2017, the Government has identified 210 sites for rezoning after engaging in a land use review across the territory. Out of these 210 potential housing sites, 13 (about 6% of the total) of them are in Tsuen Wa...

	3.5 Changing Planning Circumstances in the Immediate Surrounding
	3.5.1 Within the same OZP and in close proximity to the Application Site, there are two sites (Site A and Site B) recently identified by the Government during review on “GB” sites for conversion to residential use. The two proposed amendment item, to ...
	3.5.2 Also, as mentioned in Paragraph 2.5.3, Po Fung Road will be widened and improved to facilitate future development at these two housing sites in YKT. Improvement works include widening of the carriageway and footpath (widen Po Fung Road to a stan...
	3.5.3 Upon completion of the OZP amendment process, in February 2022, the Government announced its 2022-23 Land Sale Programme which includes the two aforementioned residential sites in Tsuen Wan to be put up for sale13F .

	3.6 Policy Initiatives to Promote Active Ageing/ Provision of Elderly Facilities in Residential Developments
	3.6.1 Apart from the shortage of land supply in Hong Kong, ageing population is another issue that our society has to look for solutions to address the challenges it leads to. There is a continuous increase in the elderly population in the world and H...
	3.6.2 In view of the situation, in the 2021 Policy Address, the Government committed to adopt a multi-pronged approach to boost the short, medium and long-term supply of residential care services as its demand has exceeded the supply due to an ageing ...
	3.6.3 To encourage participation by more private enterprises in providing quality RCHE services, the Government has put in place since 2003 the Scheme to Encourage Provision of RCHE Premises in New Private Developments16F . As stated in the Policy Add...
	3.6.4 On a district basis, the overall provision of GIC facilities is considered generally sufficient to serve the population in Tsuen Wan as of Oct 202118F . However, PlanD’s latest view on a similar application (No. A/TW/526 approved on 10 Dec 2021)...


	4 The Indicative Scheme – Proposed Residential Development and Social Welfare Facilities
	4.1 General Planning and Design Principles
	4.1.1 Having regarded the overall planning context from a territorial and local scale as discussed in Section 3, the society is in severe need for land for new housing supply. Meanwhile, the Government is actively reviewing suitable “GB” areas to opti...
	4.1.2 Taken into consideration of the Application Site’s locality and surrounding, which surrounded by existing built-up areas on three sides, i.e., the YKTFWSR, YKTWTW and Tuen Mun Road. The Application Site is also located close to various existing ...
	4.1.3 With consideration of the existing condition, together with the changes in territorial planning context and the recent OZP amendment in the adjacent sites, the Applicant recognises the opportunity of the Application Site, which is solely owned b...
	4.1.4 To demonstrate the feasibility and merits of the Proposed Amendment, an Indicative Scheme has been prepared. The overarching planning and design principle of the Indicative Scheme is to respect the residential setting in the neighbourhood while ...
	4.1.5 The key planning and design principles are discussed as follows:
	4.1.6 To Utilise Precious Residential Land Resources Without Compromising on the Quality of Landscape and Environment – The Application Site is located in the fringe of “GB” zone amid built-up area to the west of Tsuen Wan Town Centre. Under the curre...
	4.1.7 To Contribute More Than 500 Units to the Housing Market by Private Initiative – The Proposed Amendment is intended to optimise the development potential at the Application Site which is situated in a residential neighbourhood with scattered gove...
	4.1.8 To Increase the Supply of G/IC facilities of the Community and to Promote Intergeneration Living with Residential Development – The Indicative Scheme will provide social welfare facilities, i.e., a 100-place RCHE cum 30-place DCU, and a HCS for ...
	4.1.9 Responding to the Site’s Condition with Compatible Design – The scale and the design of the Indicative Scheme will strike a balance between the urban-rural setting and the transforming residential neighbourhood. Besides, to respond with the slop...
	4.1.10 Considering that the Application Site is in an elongated shape, the building bulk of the towers and podium are sensitively designed with voids and building separation to capture valuable landscape scenery and allowing visual permeability to the...
	4.1.11 Quality and Sensitive Building and Landscape Design – Due to the proximity to Tuen Mun Road, the residential towers will maintain a minimum buffer distance of 20m from Tuen Mun Road to minimise nuisances to the living quality of future resident...

	4.2 Building Design of the Indicative Scheme
	4.2.1 Based on planning and design principles presented above, the Applicant has prepared an Indicative Layout Plans for the Indicative Scheme at the Application Site (Appendix A refers).
	Building Layout of the Indicative Scheme
	4.2.2 The Indicative Scheme is comprised of 3 residential blocks, with 1 of the 3 blocks sitting on a 3-storey podium building for proposed RCHE cum DCU and HCS for Frail Elderly Persons facilities, on top of 1 level of basement for ancillary car park...
	4.2.3 Block 3 is located on top of the 3-storey podium at the western portion of the Application Site. The podium will accommodate RCHE cum DCU and HCS for Frail Elderly Persons facilities to foster the inter-generation concept. A terraced garden is d...
	4.2.4 Please refer to Appendix A for the layout drawings of the Indicative Scheme.
	Sensitive Building Design and Disposition
	4.2.5 As a proactive response to the Application Site’s surrounding, the Indicative Scheme has demonstrated a number of green building features. A stepped garden roof extending from the ground is created at the RCHE Block to enhance circulation and to...
	4.2.6 To respect the existing terrain of the Application Site, an optimal site level of 90mPD is adopted. To the west end of the Application Site, there is a relatively steeper section of sloping terrain. To respective the existing topography and natu...
	4.2.7 Responding to the sloping topography (with a site level of about 90mPD) and the scenic ridgeline backdrop to the north of the Application Site, the bulkiness of the building has been minimised by provision of voids and large building separation ...
	4.2.8 To further minimise visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be articulated to ad...
	4.2.9 To cope with the noise impact from Tuen Mun Road, the building orientation and building setback from Tuen Mun Road has been optimised to mitigate as much possible noise nuisance as possible. Furthermore, appropriate mitigation measures such as a...
	Consideration on Location of Social Welfare Facilities
	4.2.10 According to the Code of Practice for Residential Care Homes (Elderly Persons) published by the Social Welfare Department, no part of the proposed RCHE and DCUs facilities are situated at a height more than 24m above the proposed ground level (...
	4.2.11 The RCHE entrance lobby, 30-place DCU and the HCS for Frail Elderly Persons are arranged on G/F to provide better circulation is located in close proximity to the G/F pick-up / drop-off space for the conveniences of users and visitors. The entr...
	4.2.12 As per HKPSG Ch.3 and comment from the Social Welfare Department (SWD), the proposed 100-place RCHE and 30-place DCU would have a NOFA of 1,354m2 and 90m2 respectively (1,444m2 in total). A GFA of about 2,718.5m2 (equivalent to a GFA:NOFA ratio...
	Environmental Considerations on Building Design
	4.2.13 A number of building design considerations and noise mitigation measures have been proposed and incorporated in the Indicative Scheme to minimise potential environmental nuisances to the future residents and users, these include:
	Building Setback
	4.2.14 The Application Site is elongated and narrow in shape, and is bounded between Tuen Mun Road to the south and the service reservoirs of Yau Kom Tau Water Treatment Works to the north. In order to avoid adverse vehicular emission impact and minim...
	Building Orientation
	4.2.15 Under the Building (Planning) Regulations (Cap. 123F), the prescribed window requirement for habitable space of residential units needs to be satisfied (i.e., facing street or open space generally). Therefore, some windows will inevitably face ...
	Internal Layout Design
	4.2.16 In order to minimise road traffic noise impact due to Tuen Mun Road, internal layout of some residential units, RCHE rooms, rooms in the DCU and HCS for Frail Elderly Persons allows the openable windows for ventilation facing away from Tuen Mun...
	Acoustic Window (Baffle Type) / Enhanced Acoustic Balcony (Baffle Type)
	4.2.17 Further to the adoption of the building design consideration mentioned above, acoustic window (baffle type) and enhanced acoustic balcony (baffle type) have been proposed to mitigate the residue road traffic noise exceedances
	4.2.18 The detailed mitigation measures are outlined in Appendix D.

	4.3 Key Development Parameters of the Indicative Scheme
	4.3.1 The key development parameters of the Indicative Scheme are summarised in Table 4.3 below.
	Remarks:
	[1] The GFA for the 100-place RCHE cum 30-place DCU and the HCS for Frail Elderly Persons are calculated based on the respective NOFA requirements of 1,354m2 for 100-place RCHE and 90m2 for 30-place DCUs attached to RCHE (based on proposed GFA of 2718...
	[2] Composite tower with 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons.
	[3] A Person Per Occupied Flat (PPOF) of 2.8 is assumed based on the average domestic household size of Tsuen Wan District in the 2021 Census result.21F
	[4] The proposed 100-place RCHE cum 30-place DCU is proposed to be operated on a private / self-financing mode; The proposed HCS for Frail Elderly Persons is proposed to be assigned to SWD as a Government Accommodation.

	4.4 Landscape Design Framework
	4.4.1 The primary objectives for the landscape design of the Indication Scheme are:
	 To integrate the Indicative Scheme from a landscape and visual perspective with the existing and planned landscape context;
	 To use landscape measures to soften the form of the proposed buildings;
	 To provide visual integration, screening and softening effects of the built-form;
	 To provide a high-quality living environment and open spaces for future residents and visitors;
	 To utilize a variety of tree species to alleviate visual impact to the surroundings, delineate the landscape character of the area and emphasize the individuality afforded by the environmental qualities of the Site;
	 To maximize opportunities for the planting of new trees, shrubs and other vegetation mix; and
	 To provide compensation for the proposed felling of trees required to accommodate the Indicative Scheme.
	4.4.2 With the above objectives and the aim to provide quality medium-rise residential development, a Landscape Master Plan (“LMP”) has been prepared for the Indicative Scheme (Appendix J) with key features highlighted as below.
	Landscape Design
	4.4.3 To facilitate residents and visitors’ movements, landscaping features such as outdoor swimming pools, activity lawn, outdoor play area, water feature, landscape gardens, yoga deck and fitness station are proposed for better leisure and relaxatio...
	4.4.4 In order to minimise the visual impact of the Indicative Scheme, a combination of one to two rows of evergreen trees with various height of shrubs are proposed along the site boundary, especially in the area at the north of the Indicative Scheme...
	4.4.5 Through appropriate landscape treatments and visual integration, a quality and sustainable environment could be created at the Application Site. With a friendly and green environment with various spaces for social activities, the landscape desig...
	Greenery Provision
	4.4.6 To enhance visual linkage with the green surroundings, a greenery provision of about 18% (about 1,173m2) coverage of greenery located in the primary zone and about 27% (about 1,722m2) overall coverage of greenery, which are more than the 10% and...
	Tree Preservation and Removal
	4.4.7 A total of 650 nos. of existing trees have been identified within the assessment boundary for tree preservation. 7 trees are proposed to be retained while 720 nos. of compensatory trees will be provided in the Indicative Scheme. For detailed inf...

	4.5 Traffic and Transport Arrangement
	Proposed Construction of Road Connection for Application Site
	4.5.1 In order to provide vehicular and pedestrian access to the Application Site, the existing access road outside Yau Kom Tau Water Treatment Works is proposed to be widened. A new standard 2-lane 2-way carriageway with footpath is proposed from out...
	4.5.2 Please refer to Appendix B for the layout of the proposed road connection.
	Road/ Junction Improvement Measures by Others
	4.5.3 In order to connect the proposed access road to the Application Site to the wider road network of Tsuen Wan, vehicular and pedestrian access will travel via a widened and improved Po Fung Road towards Castle Peak Road and Hoi On Road. As discuss...
	4.5.4 The existing Tuen Mun Road underpass section at Po Fung Road does not meet the standard width of a single 2-lane carriageway as stipulated in TPDM. Carriageway widening of the underpass is constrained by the existing large diameter of watermains...
	4.5.5 A new 5-phases signalized junction with pedestrian crossing will be proposed at Po Fung Road with Yau Kom Tau Village / Yau Kom Tau Treatment Works to be implemented by the Government.
	Internal Transport Facilities
	Residential Development
	4.5.6 The proposed internal transport facilities provisions are in accordance with the latest Hong Kong Planning Standards and Guidelines (HKPSG).
	 Car Parking Space Provision: A provision of 141 nos. car parking spaces (including 2 nos. accessible car parking spaces and 15 nos. visitor parking spaces) will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Motorcycle Parking Space Provision: A provision of 7 nos. motorcycle parking spaces will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Goods Vehicle Loading/Unloading Bay Provision: A total of 3 nos. HGV loading/unloading bays will be provided on ground floor.
	 Pick-up / Drop off Space for Residential Shuttle Bus: 1 pick-up / drop-off space will be provided on ground floor outside Block 1 and Block 2 for residential shuttle service.
	RCHE with DCU
	4.5.7 There are no specific guidelines in accordance with HKPSG for RCHE with DCU. Therefore, the required internal transport facilities provision is made reference to similar types of developments, an approved RCHE Development at Hung Shui Kiu (A/YL-...
	 Car Parking Space Provision: A total of 3 nos. car parking spaces (including 1 no. accessible car parking space) will be provided in basement parking floor, which will be accessed via car-ramp system.
	 Light Bus Parking Space Provision: A total of 1 no. Light Bus Parking Space will be provided on ground floor.
	 Shared Loading / Unloading Area for Private Light Bus and Ambulance / Other Vehicles of the Development: A total of 1 no. shared loading / unloading area will be provided on ground floor near the entrance of the HCS for Frail Elderly Persons.
	HCS for Frail Elderly Persons
	4.5.8 There are no specific guidelines in accordance with HKPSG for the HCS for Frail Elderly Persons. Therefore, the required internal transport facilities provision is made according to the liaison with Social Welfare Department.
	Overall Traffic and Transport Arrangement
	4.5.9 Please refer to Appendix B for the details on the traffic and transport arrangement for the Indicative Scheme in the Traffic Impact Assessment

	4.6 Proposed Development Programme
	4.6.1 With consideration to the time required for amendment of plan, land exchange / lease modification, site formation and construction of the proposed access road and residential development, it is anticipated that the development would be completed...


	5 Amendment Proposal
	5.1 Considerations for an Appropriate Zoning
	5.1.1 In light of the changing planning circumstances for increasing the overall housing supply in Tsuen Wan and in Hong Kong, as well as for synergising with the planned and existing residential clusters around YKT and Tsuen Wan Town Centre, an appro...

	5.2 Clear Planning Intention
	5.2.1 The proposed zoning should carry a clear planning intention and development direction for the type of uses and development intensity on the Application Site. In the case of this particular planning application, the zoning should provide flexibil...

	5.3 Appropriate Zoning Control
	5.3.1 The proposed zoning should have appropriate zoning control over the proposed use, scale and intensity by designating restrictions on the GFA and BH to guide the direction of the development towards the intended planning intention and to achieve ...

	5.4 Appropriate Zoning Flexibility
	5.4.1 Some kind of flexibility has to be allowed in the zoning so as to allow flexibility in creative and innovative design and proposals, which can tie in more closely to the fluid social and community aspirations, and market demands at the transform...

	5.5 The Proposed Amendments
	5.5.1 In light of the discussions in the earlier Sections, this Planning Application proposes amendments to the Plan and Notes of the OZP by rezoning the Application Site from “GB” and “G/IC” to a tailor-made “R(B)9” with a development intensity makin...
	5.5.2 To realise the Indicative Scheme for the proposed medium-dense residential development and social welfare facilities (RCHE with DCUs) as illustrated in Section 4, a tailor-made “R(B)9” sub-zone with a maximum GFA of 25,676m2 for domestic purpose...
	5.5.3 The Proposed Amendment will provide incentive for a timely implementation of private residential units and social welfare facilities at a convenient location near existing urban areas, while contributing wider social benefits for Tsuen Wan and m...
	5.5.4 In addition, in the ES of the OZP, it is proposed to specify that the “R(B)9” zone is intended to provide a 100-place RCHE cum 30-place DCU and a HCS for Frail Elderly Persons, with a non-domestic GFA of not less than 3,021.5m2, and that in dete...
	5.5.5 The Proposed Amendment on the Plan is shown in Figure 5.1. The Proposed Amendments to the Notes and ES of the OZP are respectively illustrated in Figures 5.2 - 5.4.


	6 Planning Justification
	6.1 Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need
	6.1.1 The Proposed Amendment, which facilitates the proposed residential development and social welfare facilities, is in line with the Government’s ongoing policy to speed up the much-needed housing supply to address the territorial shortage. The Pol...
	6.1.2 Furthermore, according to the Long-Term Housing Strategy Annual Progress Report 2021, the total housing supply target for the next 10-year period will be 430,000 units (in which the private housing supply target accounts for 30% of the total tar...
	6.1.3 With due consideration of this policy direction and the transforming residential neighbourhood, the Indicative Scheme, with the production of approximately 613 flats, will make optimal use of scarce land resources to provide timely support to th...

	6.2 Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing “GB” Sites of Beneficial Societal Uses
	1.1.1 The Government has been implementing a series of measures to increase land supply through a multi-pronged approach so as to meet the housing land demand, which one of the measures is to identify suitable “GB” sites for conversion to residential ...
	1.1.2 Applying the same policy intentions and site-selection criteria, the Application Site falls within the fringe of a “GB” zone between the existing YKTWTW and Tuen Mun Road. Furthermore, there are existing man-made structure within the Application...

	6.3 Responding to the Changing Planning Context of Housing Texts in Yau Kom Tau, Tsuen Wan
	6.3.1 The initiative to rezone potential “GB” for private residential use, as discussed in Section 6.2, are not without precedent in YKT area, Tsuen Wan. Close to the Application Site, there were two similar rezoning proposals processed by the Governm...
	6.3.2 Comparing the conditions of the Application Site with the two “GB” sites rezoning items mentioned above, all three sites are located within the same OZP in the same residential neighbourhood. The vegetation found in all three sites are also foun...
	6.3.3 The anticipated increase in residential density in YKT with improved infrastructure capacity and appreciable policy application around western Tsuen Wan Town Centre have both demonstrated the opportunities for the Application Site to realise its...

	6.4 Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities for Intergeneration Living and Improving Quality of Life of the Neighbourhood
	6.4.1 The Proposed Amendment will improve the quality of life for the future residents and the surrounding community. The need for community facilities in the area has been thoughtfully considered during the design of the Indicative Scheme. With refer...
	6.4.2 The proposed RCHE cum DCU and the HCS for Frail Elderly Persons will be located to the western portion of the Application Site and will be easily accessible from at-grade pick-up/drop-off laybys for the convenience of users and visitors. Landsca...

	6.5 Encouraging Private Sector Initiatives on the Provision of Social Welfare Facilities
	6.5.1 In Hong Kong, by 2039, about one-third of the total population will be aged 65 or above22F . The ageing population would foreseeably intensify the local demand of elderly services and pose a great challenge to the social welfare system. In light...
	6.5.2 In addressing the heightening territorial needs for residential care services, aside from measures in public sector such as to increase supply of subsidised RCHEs and the proposal to reserve 5% of total GFA for welfare uses in future public hous...

	6.6 Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre
	6.6.1 The Application Site is situated in the fringe of built-up area mainly characterised by the predominant medium to high-rise residential uses with scattered low-rise GIC developments and vegetative space in the western Tsuen Wan Town Centre. To t...
	6.6.2 The south of the Application Site across Tuen Mun Road are residential clusters with mainly medium-rise residential development with maximum permitted BH of 140mPD. Since the Application Site is located to the north of Tuen Mun Road and sitting ...
	6.6.3 To further minimise any potential visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be art...
	6.6.4 In view of the above, the Proposed Amendment will not only be compatible with its surroundings in terms of land use, development scale and intensity, but also respond well to the existing topography. As demonstrated in the VIA, it is also confir...

	6.7 Fully Complying with Sustainable Building Design Guideline and Green Building Design
	6.7.1 To achieve a quality and sustainable built environment, due considerations have been made to the relevant provisions of PNAP APP-152 Sustainable Building Design Guidelines (SBDG) in formulating the Indicative Scheme. The considerations of the th...
	Building Separation
	6.7.2 The Application Site is with a site area less than 20,000m2. Only a small portion of the Indicative Scheme where residential block 1 and block 2 is located has a projected façade length slightly higher than 60m. To satisfy the requirements for B...
	Building Setback
	6.7.3 Under the Indicative Scheme, no part of the Indicative Scheme up to a level of 15m above the street level is within 7.5m from the centreline of the proposed new access road. The building setback requirement is duly complied.
	Site Coverage of Greenery
	6.7.4 According to the SBDG, the Application Site, with a site area of about 6,419m2, is required to reach minimum site coverage of greenery of 10% in primary zones and 20% in overall development respectively. Such requirements on site coverage of gre...
	6.7.5 To promote energy efficiency and ensure compatibility with the natural setting around the Application Site, green building design elements including terrace podium design and green roofs have been taken into account in formulating the Indicative...
	Terrace Podium Design

	6.7.6 The podium design of the RCHE block has fully respected the natural terrain and landscape of the Application Site. To the western side of the podium, the building mass of G/F, 1/F and 2/F retracts from the natural slope. The design is intended t...
	Green Roofs

	6.7.7 As discussed earlier, the RCHE block has adopted a terracing podium design. Not only does it create open spaces for the enjoyment of the RCHE users, but it also creates a green roof that proactively respond to the surrounding vegetated landscape...
	6.7.8 The aforementioned design merits will bring about more pleasant living environment for the future residents, and also better visuals and social benefits amidst the residential.

	6.8 Resulting in No Deficit in Existing and Planned “G/IC” Provision with Increased Population
	6.8.1 The Proposed Amendment will unlikely overstain the existing and planned “G/IC” facilities provision in Tsuen Wan. According to the TPB Paper No. 10775, “the overall provision of GIC facilities is generally sufficient to serve the population in T...
	6.8.2 Despite the shortfalls in community care services facilities and child care centres24F , PlanD stated in the 665th Meeting of the Metro Town Planning Committee (held on 5 Feb 2021) that relevant facilities have been incorporated into the propose...
	6.8.3 The additional population of about 1,816 brought by the Proposed Amendment is not expected to cause adverse impact to these types of G/IC facilities that are already in shortage, given that when compared with the aggregate total population added...

	6.9 The Proposed Amendment is Technically Feasible and Results in No Adverse Impacts to the Surrounding Area
	6.9.1 Various technical assessments on different aspects, namely traffic, environmental, visual, air ventilation, landscape and tree preservation, drainage, sewerage, and geotechnical, have been conducted and included in Appendices B to I, and Appendi...

	6.10 Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone
	6.10.1 The Application Site is moderate in scale with a site area of only about 6,419m2. It is also situated in the fringe of built-up area in YKT in the western Tsuen Wan Town Centre. It is also located in the fringe of “GB” zone at a location which ...
	6.10.2 In addition, the Indicative Scheme will fully respect the natural setting and provide ample greenery and open space, with continuous green buffer along the Application Site’s edge. It will also fully comply with SBDG and incorporate a number of...
	6.10.3 Relevant technical assessments as mentioned in Section 6.9 also confirmed that the Indicative Scheme will neither be subject to, nor cause adverse impacts to the surrounding environment, air ventilation, sewerage, drainage, water supplies, nor ...

	6.11 Will Not Set an Undesirable Precedent
	6.11.1 The Proposed Amendment is in line with the Government’s initiative to increase housing land supply by reviewing “GB” sites as discussed earlier in Section 6.2. Furthermore, the proposed use and development intensity is compatible with the surro...
	6.11.2 The Proposed Amendment is a timely response to the Government’s policy direction on identifying and optimising the development potential of suitable “GB” areas as a short to medium long-term measure to deliver much needed housing supply to addr...
	6.11.3 With the Proposed Amendment, the Applicant has proposed social welfare facility in the form of a 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons to serve the social needs of an enlarging community in Yau Kom Tau. It would also...
	6.11.4 As such, it can be concluded that the Proposed Amendment would serve a desirable precedent for mobilising suitable “GB” areas with underutilised private land to optimise their development potential and contribute to providing much needed housin...


	7 Conclusion
	7.1.1 This S12A Application is proposed for an amendment to the Approved Tsuen Wan OZP No. S/TM/35 by rezoning the Application Site from “GB” and “G/IC” to “R(B)9” to facilitate the implementation of a medium-density residential development with socia...
	7.1.2 This Supporting Planning Statement has demonstrated the technical feasibility and strong planning grounds to justify the rezoning proposal at the Application Site for the provision of more than 600 housing units, while also providing merits to s...
	7.1.3 Taking into account the merits and justifications presented in this Supporting Planning Statement, we sincerely seek the favourable consideration from the TPB to support this S12A Planning Application.
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	Executive Summary
	This Supporting Planning Statement is submitted in support of the Proposed Amendment to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) under Section 12A of the Town Planning Ordinance (Cap. 131), in respect of the rezoning from “Gr...
	The Government has endeavoured efforts to increase territorial housing supply, with private initiative seen as an important support alongside with public housing development. In line with the Government’s on-going initiatives to optimise the usage of ...
	An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. Under the Indicative Scheme, three residential towers will provide a total of 613 units, together with a 100-place RCHE cum 30-place DCU and HCS for Fra...
	The Proposed Amendment could achieve the following planning merits:
	• Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need;
	• Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing Suitable “GB” Sites of Beneficial Societal uses;
	• Responding to the Changing Planning Context of Housing Sites in Yau Kom Tau, Tsuen Wan;
	• Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities to Promote Intergeneration Living and Improving Quality of Life of the Neighbourhood;
	• Encouraging Private Sector Initiatives on Provision of Social Welfare Facilities;
	• Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre;
	• Fully Complying with Sustainable Building Design Guideline and Green Building Design;
	• No Deficit in Existing and Planned “G/IC” Provision with Increased Population;
	• Resulting in No Adverse Impacts to the Surrounding Area;
	• Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone; and
	• Will Not Set an Undesirable Precedent.
	The Applicant has demonstrated their genuine intention and commitment to taking forward the Indicative Scheme at the Application Site. In light of the planning merits and justifications put forward in the Supporting Planning Statement, we sincerely se...

	行政摘要
	政府一直致力提高全港房屋供應，除公營房屋發展外私人發展項目亦是重要的供應來源。申請人制定了一個指示性方案以展示擬議修訂的可行性，亦希望透過擬議修訂使申請地點的土地資源被善用。此舉同時能配合政府改劃已檢視的「綠化地帶」作住宅用途的最新倡議。是項改劃申請把用地最高建築物高度限制定為主水平基準上180米、最高住用總樓面面積為25,676平方米及非住用總樓面面積為不少於3,021.5平方米，以地盤平整水平為約主水平基準上90米，較用地前方屯門公路較高。申請地點位置鄰近兩個同樣位於荃灣分區計劃大綱圖範圍內已...
	擬議修訂已準備一個指示性設計方案來證明其可行性。指示性方案建議的三棟住宅大廈將為油柑頭社區帶來613個住宅單位，另包括安老院舍（100個服務名額）及長者日間護理單位（３0個服務名額）及體弱長者家居照顧服務中心，預計總人口約1,816 人。此方案不但能提高私人房屋供應，亦有助推動年齡友善的概念，以應對香港人口老齡化問題。
	擬議修訂將帶來以下規劃增益：
	• 配合政府施政報告的房屋政策和滿足本港的房屋需求；
	• 與政府通過檢視「綠化地帶」以增加房屋供應的倡議相一致；
	• 配合荃灣油柑頭一帶的對房屋發展的規劃條件變化；
	• 應對社區對長者設施的殷切需要，鼓勵跨世代共融生活及改善生活質素；
	• 為在私人發展項目提供社福設施創立良好先例；
	• 符合當地規劃環境並與鄰近荃灣市中心的周邊社區兼容；
	• 完全符合可持續建築設計指引和綠色建築設計；
	• 在增加人口的同時下不會造成現有或已規劃的政府、機構或社區設施短缺；
	• 不會為周邊環境帶來負面影響；
	• 不會影響「綠化地帶」的整體質量及完整性；及
	• 不會構成不良先例。
	申請人對推進此項目持有誠懇和積極的態度。基於本規劃綱領所闡述的規劃增益及理據，我們懇請城市規劃委員會支持是次規劃申請。

	1 Introduction
	1.1.1 This Supporting Planning Statement is submitted to the Town Planning Board (“TPB”) in support of the Planning Application under Section 12A of the Town Planning Ordinance (Cap. 131) for the Amendment of Plan for Proposed Residential Development ...
	1.1.2 The Applicant proposes amendments to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) by rezoning the Application Site from “Green Belt” (“GB”) and “Government, Institution or Community” (“G/IC”) to a tailor-made “Residential (...
	1.1.3 An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. The Proposed Amendment will facilitate a medium-rise residential development with much-needed housing supply and quality living environment with s...
	1.1.4 As reaffirmed in the Chief Executive’s 2014 Policy Address, the Government would continue to review various land uses (including “GB” sites) and rezone suitable sites to meet the pressing need for housing land supply. Recently, the Government pr...
	1.1.5 In response to the changing planning circumstances, the Proposed Amendment at the Application Site will also complement Government’s effort in optimising the development potential of “GB” sites in the Yau Kom Tau area that are of relatively less...
	1.1.6 The Indicative Scheme has adopted a context-responsive building arrangement and BH profile that are compatible with the neighbourhood. Technical assessments conducted also confirmed the Proposed Amendment will not generate, nor be suspectable to...
	1.1.7 This Supporting Planning Statement contains the sections below that are necessary to support this Planning Application to demonstrate its feasibility and suitability:
	• Section 2 describes the context of the Application Site and its surrounding areas;
	• Section 3 explains the planning context of the Application Site;
	• Section 4 presents the Indicative Scheme at the Application Site;
	• Section 5 summarises the amendment proposal to be incorporated into the Plan and Notes of the OZP;
	• Section 6 highlights the planning justifications and planning merits in support of the rezoning request; and
	• Section 7 concludes the highlights and justifications of this Supporting Planning Statement.
	1.1.8 We sincerely seek for favourable consideration from the TPB to grant approval to this well justified S12A Application.

	2 Site Context
	2.1 Location
	2.1.1 With an area of about 6,419m2, the Application Site situates at YKT in the western fringe of Tsuen Wan Town Centre. The Application Site is bounded by the Yau Kom Tau Fresh Water Service Reservoir and Water Treatment Works (YKTFWSR&WTW) at its n...
	2.1.2 Please refer to Figure 2.1 for the location of the Application Site.

	2.2 Land Status
	2.2.1 The Application Site’s area is about 6,419m2. The site area comprises of about 5,934m2 (about 92% of the Application Site) of private land held under Lots 164 RP, 175 and 232 RP in DD 354, and about 485m2 (about 8% of the Application Site) of ad...
	2.2.2 Please refer to Figure 2.2 for the land status of the Application Site.

	2.3 Existing Use
	2.3.1 The Application Site’s site level ranges from about 79mPD at the eastern boundary to 95 mPD at the western boundary above Tuen Mun Road. Based on the site’s topography, the terrain of a large portion of the site from the eastern boundary to the ...
	2.3.2 The Application Site is covered with overgrown vegetation with trees and shrubs. There are two existing streams flowing from north to south within the Application Site to the west and east of Lot 164 RP respectively. There is also a drainage cha...
	2.3.3 There is no road access to the Application Site, as such it is currently inaccessible by vehicles. A small footpath leads to the south-eastern edge of the site from access road of the adjacent YKTWTW to the east and another footpath leads to the...
	2.3.4 Please refer to Figure 2.3 for the existing condition of the Application Site.

	2.4 Surrounding Uses
	2.4.1 The Application Site is situated near a neighbourhood mainly characterised by the predominant medium to high-rise residential uses, with scattered low-rise GIC developments and vegetative space, in the western Tsuen Wan Town Centre, To the south...
	2.4.2 To the immediate south is the Tuen Mun Road which forms part of the New Territories Circular Road. Further south is an area mainly zoned “GB”, “R(B)” and “Residential (Group C)” (“R(C)”) within the same OZP, comprising of low to medium-rise resi...
	2.4.3 To the immediate east, it is the YKTFWSR&WTW which is zoned “Government, Institution or Community” (“G/IC”) within the same OZP. Further east to the north of Tuen Mun Road (northeast of the Application Site) are the Yau Kom Tau Village zoned as ...
	2.4.4 Across Tuen Mun Road to the southeast of the Application Site are mainly the existing medium to high-rise residential settlements which are comparatively in larger scale, including Bayview Garden, Belvedere Garden, Greenview Court, Greenview Ter...
	2.4.5 To the immediate north, it is the YKTFWSR&WTW which is zoned “G/IC”. To the further north, it is the hills of Shek Lung Kung with a height of about 470mPD at its tallest point. It forms part of the Tai Lam Country Park and is not covered by any ...
	2.4.6 To the immediate west, it is the “GB” zone within the same OZP. To the further west and southwest, there are the “GB” areas under the Tsuen Wan West Outline Zoning Plan No. S/TWW/19 and the hillside woodlands of Tai Lam Country Park.
	2.4.7 Please also refer to Figure 2.4c for the surrounding context of the Application Site.

	2.5 Accessibility
	2.5.1 There is no existing road access to the Application Site. Vehicular and pedestrian access to the Application Site can be made via a proposed access road connecting through an existing access road outside YKTWTW to Po Fung Road (with a short sect...
	2.5.2 The existing access road outside YKTWTW and part of Po Fung Road are under Water Supplies Department (WSD)’s management. A section of Po Fung Road closer to Castle Peak Road is under management by Highways Department (HyD). The existing access r...
	2.5.3 To cater for the anticipated increase in traffic flow and pedestrian movement arising from various developments at Po Fung Road and also to facilitate the rezoning of Sites A & B mentioned in Paragraph 2.4.3, there is plan for the Government to ...


	3 Planning Context
	3.1 Land Use Zoning
	3.1.1 A majority portion (6,041m2, or about 94% of the total Application Site area)  of the Application Site is current zoned “GB” on the Approved Tsuen Wan OZP no. S/TW/35 approved by the CE in C on 8th February 2022. The planning intention or the “G...
	3.1.2 Please refer to Figures 3.1a and 3.1b respectively for the extracted Notes and Explanatory Statement (“ES”) of the “GB” zone under the OZP.
	3.1.3 A minor portion of the Application Site (about 378m2, about 6% of the total Application Site Area) is currently zoned “G/IC” on the Approved Tsuen Wan OZP no. S/TW/35. As the portion zoned “G/IC” falls within the premise of private lot no. 232 R...

	3.2 Responding to Territorial Housing Land Shortage
	3.2.1 The 2020 Policy Address identified that the crux of the housing problem lies in the shortage of land for housing development, and urged that the public sector and private developers need to work together and support Government’s various land cre...
	3.2.2 Also, according to the 2021 Policy Address, the Government is determined to sustain land supply for both public and private housing to meet the keen housing demands of Hong Kong. The Government is committed towards a government-led and multi-pro...
	3.2.3 Considering that the Application Site is situated in close proximity to existing residential neighbourhood and located in close proximity to existing infrastructure of the Tsuen Wan New Town, as well as the two sites recently rezoned from the “G...

	3.3 Policy Initiatives for Rezoning of “Greenbelt” Zone for Housing Sites
	3.3.1 Advocated since the 2013 and 2014 Policy Addresses, the Government would adopt a multi-pronged strategy to meet the pressing need for housing land supply, including carrying out various land use reviews on an on-going basis, such as reviews on G...
	3.3.2 Earlier rounds of “Green Belt” review conducted by the Government had focused on Government land and sites with lower gradient and nearer to built-up areas, where they accounted for about 30% of the 210 sites identified for rezoning for resident...
	3.3.3 Taking the policy initiatives into account, “GB” sites that fulfil several main criteria, namely, lower gradient, located at the fringe of existing built-up areas, in close proximity to existing roads, possessing relatively less buffering effect...

	3.4 Housing Sites for High-density Residential Developments in Tsuen Wan
	3.4.1 As mentioned in Paragraph 3.3.2, by 2017, the Government has identified 210 sites for rezoning after engaging in a land use review across the territory. Out of these 210 potential housing sites, 13 (about 6% of the total) of them are in Tsuen Wa...

	3.5 Changing Planning Circumstances in the Immediate Surrounding
	3.5.1 Within the same OZP and in close proximity to the Application Site, there are two sites (Site A and Site B) recently identified by the Government during review on “GB” sites for conversion to residential use. The two proposed amendment item, to ...
	3.5.2 Also, as mentioned in Paragraph 2.5.3, Po Fung Road will be widened and improved to facilitate future development at these two housing sites in YKT. Improvement works include widening of the carriageway and footpath (widen Po Fung Road to a stan...
	3.5.3 Upon completion of the OZP amendment process, in February 2022, the Government announced its 2022-23 Land Sale Programme which includes the two aforementioned residential sites in Tsuen Wan to be put up for sale13F .

	3.6 Policy Initiatives to Promote Active Ageing/ Provision of Elderly Facilities in Residential Developments
	3.6.1 Apart from the shortage of land supply in Hong Kong, ageing population is another issue that our society has to look for solutions to address the challenges it leads to. There is a continuous increase in the elderly population in the world and H...
	3.6.2 In view of the situation, in the 2021 Policy Address, the Government committed to adopt a multi-pronged approach to boost the short, medium and long-term supply of residential care services as its demand has exceeded the supply due to an ageing ...
	3.6.3 To encourage participation by more private enterprises in providing quality RCHE services, the Government has put in place since 2003 the Scheme to Encourage Provision of RCHE Premises in New Private Developments16F . As stated in the Policy Add...
	3.6.4 On a district basis, the overall provision of GIC facilities is considered generally sufficient to serve the population in Tsuen Wan as of Oct 202118F . However, PlanD’s latest view on a similar application (No. A/TW/526 approved on 10 Dec 2021)...


	4 The Indicative Scheme – Proposed Residential Development and Social Welfare Facilities
	4.1 General Planning and Design Principles
	4.1.1 Having regarded the overall planning context from a territorial and local scale as discussed in Section 3, the society is in severe need for land for new housing supply. Meanwhile, the Government is actively reviewing suitable “GB” areas to opti...
	4.1.2 Taken into consideration of the Application Site’s locality and surrounding, which surrounded by existing built-up areas on three sides, i.e., the YKTFWSR, YKTWTW and Tuen Mun Road. The Application Site is also located close to various existing ...
	4.1.3 With consideration of the existing condition, together with the changes in territorial planning context and the recent OZP amendment in the adjacent sites, the Applicant recognises the opportunity of the Application Site, which is solely owned b...
	4.1.4 To demonstrate the feasibility and merits of the Proposed Amendment, an Indicative Scheme has been prepared. The overarching planning and design principle of the Indicative Scheme is to respect the residential setting in the neighbourhood while ...
	4.1.5 The key planning and design principles are discussed as follows:
	4.1.6 To Utilise Precious Residential Land Resources Without Compromising on the Quality of Landscape and Environment – The Application Site is located in the fringe of “GB” zone amid built-up area to the west of Tsuen Wan Town Centre. Under the curre...
	4.1.7 To Contribute More Than 500 Units to the Housing Market by Private Initiative – The Proposed Amendment is intended to optimise the development potential at the Application Site which is situated in a residential neighbourhood with scattered gove...
	4.1.8 To Increase the Supply of G/IC facilities of the Community and to Promote Intergeneration Living with Residential Development – The Indicative Scheme will provide social welfare facilities, i.e., a 100-place RCHE cum 30-place DCU, and a HCS for ...
	4.1.9 Responding to the Site’s Condition with Compatible Design – The scale and the design of the Indicative Scheme will strike a balance between the urban-rural setting and the transforming residential neighbourhood. Besides, to respond with the slop...
	4.1.10 Considering that the Application Site is in an elongated shape, the building bulk of the towers and podium are sensitively designed with voids and building separation to capture valuable landscape scenery and allowing visual permeability to the...
	4.1.11 Quality and Sensitive Building and Landscape Design – Due to the proximity to Tuen Mun Road, the residential towers will maintain a minimum buffer distance of 20m from Tuen Mun Road to minimise nuisances to the living quality of future resident...

	4.2 Building Design of the Indicative Scheme
	4.2.1 Based on planning and design principles presented above, the Applicant has prepared an Indicative Layout Plans for the Indicative Scheme at the Application Site (Appendix A refers).
	Building Layout of the Indicative Scheme
	4.2.2 The Indicative Scheme is comprised of 3 residential blocks, with 1 of the 3 blocks sitting on a 3-storey podium building for proposed RCHE cum DCU and HCS for Frail Elderly Persons facilities, on top of 1 level of basement for ancillary car park...
	4.2.3 Block 3 is located on top of the 3-storey podium at the western portion of the Application Site. The podium will accommodate RCHE cum DCU and HCS for Frail Elderly Persons facilities to foster the inter-generation concept. A terraced garden is d...
	4.2.4 Please refer to Appendix A for the layout drawings of the Indicative Scheme.
	Sensitive Building Design and Disposition
	4.2.5 As a proactive response to the Application Site’s surrounding, the Indicative Scheme has demonstrated a number of green building features. A stepped garden roof extending from the ground is created at the RCHE Block to enhance circulation and to...
	4.2.6 To respect the existing terrain of the Application Site, an optimal site level of 90mPD is adopted. To the west end of the Application Site, there is a relatively steeper section of sloping terrain. To respective the existing topography and natu...
	4.2.7 Responding to the sloping topography (with a site level of about 90mPD) and the scenic ridgeline backdrop to the north of the Application Site, the bulkiness of the building has been minimised by provision of voids and large building separation ...
	4.2.8 To further minimise visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be articulated to ad...
	4.2.9 To cope with the noise impact from Tuen Mun Road, the building orientation and building setback from Tuen Mun Road has been optimised to mitigate as much possible noise nuisance as possible. Furthermore, appropriate mitigation measures such as a...
	Consideration on Location of Social Welfare Facilities
	4.2.10 According to the Code of Practice for Residential Care Homes (Elderly Persons) published by the Social Welfare Department, no part of the proposed RCHE and DCUs facilities are situated at a height more than 24m above the proposed ground level (...
	4.2.11 The RCHE entrance lobby, 30-place DCU and the HCS for Frail Elderly Persons are arranged on G/F to provide better circulation is located in close proximity to the G/F pick-up / drop-off space for the conveniences of users and visitors. The entr...
	4.2.12 As per HKPSG Ch.3 and comment from the Social Welfare Department (SWD), the proposed 100-place RCHE and 30-place DCU would have a NOFA of 1,354m2 and 90m2 respectively (1,444m2 in total). A GFA of about 2,718.5m2 (equivalent to a GFA:NOFA ratio...
	Environmental Considerations on Building Design
	4.2.13 A number of building design considerations and noise mitigation measures have been proposed and incorporated in the Indicative Scheme to minimise potential environmental nuisances to the future residents and users, these include:
	Building Setback
	4.2.14 The Application Site is elongated and narrow in shape, and is bounded between Tuen Mun Road to the south and the service reservoirs of Yau Kom Tau Water Treatment Works to the north. In order to avoid adverse vehicular emission impact and minim...
	Building Orientation
	4.2.15 Under the Building (Planning) Regulations (Cap. 123F), the prescribed window requirement for habitable space of residential units needs to be satisfied (i.e., facing street or open space generally). Therefore, some windows will inevitably face ...
	Internal Layout Design
	4.2.16 In order to minimise road traffic noise impact due to Tuen Mun Road, internal layout of some residential units, RCHE rooms, rooms in the DCU and HCS for Frail Elderly Persons allows the openable windows for ventilation facing away from Tuen Mun...
	Acoustic Window (Baffle Type) / Enhanced Acoustic Balcony (Baffle Type)
	4.2.17 Further to the adoption of the building design consideration mentioned above, acoustic window (baffle type) and enhanced acoustic balcony (baffle type) have been proposed to mitigate the residue road traffic noise exceedances
	4.2.18 The detailed mitigation measures are outlined in Appendix D.

	4.3 Key Development Parameters of the Indicative Scheme
	4.3.1 The key development parameters of the Indicative Scheme are summarised in Table 4.3 below.
	Remarks:
	[1] The GFA for the 100-place RCHE cum 30-place DCU and the HCS for Frail Elderly Persons are calculated based on the respective NOFA requirements of 1,354m2 for 100-place RCHE and 90m2 for 30-place DCUs attached to RCHE (based on proposed GFA of 2718...
	[2] Composite tower with 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons.
	[3] A Person Per Occupied Flat (PPOF) of 2.8 is assumed based on the average domestic household size of Tsuen Wan District in the 2021 Census result.21F
	[4] The proposed 100-place RCHE cum 30-place DCU is proposed to be operated on a private / self-financing mode; The proposed HCS for Frail Elderly Persons is proposed to be assigned to SWD as a Government Accommodation.

	4.4 Landscape Design Framework
	4.4.1 The primary objectives for the landscape design of the Indication Scheme are:
	 To integrate the Indicative Scheme from a landscape and visual perspective with the existing and planned landscape context;
	 To use landscape measures to soften the form of the proposed buildings;
	 To provide visual integration, screening and softening effects of the built-form;
	 To provide a high-quality living environment and open spaces for future residents and visitors;
	 To utilize a variety of tree species to alleviate visual impact to the surroundings, delineate the landscape character of the area and emphasize the individuality afforded by the environmental qualities of the Site;
	 To maximize opportunities for the planting of new trees, shrubs and other vegetation mix; and
	 To provide compensation for the proposed felling of trees required to accommodate the Indicative Scheme.
	4.4.2 With the above objectives and the aim to provide quality medium-rise residential development, a Landscape Master Plan (“LMP”) has been prepared for the Indicative Scheme (Appendix J) with key features highlighted as below.
	Landscape Design
	4.4.3 To facilitate residents and visitors’ movements, landscaping features such as outdoor swimming pools, activity lawn, outdoor play area, water feature, landscape gardens, yoga deck and fitness station are proposed for better leisure and relaxatio...
	4.4.4 In order to minimise the visual impact of the Indicative Scheme, a combination of one to two rows of evergreen trees with various height of shrubs are proposed along the site boundary, especially in the area at the north of the Indicative Scheme...
	4.4.5 Through appropriate landscape treatments and visual integration, a quality and sustainable environment could be created at the Application Site. With a friendly and green environment with various spaces for social activities, the landscape desig...
	Greenery Provision
	4.4.6 To enhance visual linkage with the green surroundings, a greenery provision of about 19% (about 1,173m2) coverage of greenery located in the primary zone and about 29% (about 1,722m2) overall coverage of greenery, which are more than the 10% and...
	Tree Preservation and Removal
	4.4.7 A total of 650 nos. of existing trees have been identified within the assessment boundary for tree preservation. 7 trees are proposed to be retained while 720 nos. of compensatory trees will be provided in the Indicative Scheme. For detailed inf...

	4.5 Traffic and Transport Arrangement
	Proposed Construction of Road Connection for Application Site
	4.5.1 In order to provide vehicular and pedestrian access to the Application Site, the existing access road outside Yau Kom Tau Water Treatment Works is proposed to be widened. A new standard 2-lane 2-way carriageway with footpath is proposed from out...
	4.5.2 Please refer to Appendix B for the layout of the proposed road connection.
	Road/ Junction Improvement Measures by Others
	4.5.3 In order to connect the proposed access road to the Application Site to the wider road network of Tsuen Wan, vehicular and pedestrian access will travel via a widened and improved Po Fung Road towards Castle Peak Road and Hoi On Road. As discuss...
	4.5.4 The existing Tuen Mun Road underpass section at Po Fung Road does not meet the standard width of a single 2-lane carriageway as stipulated in TPDM. Carriageway widening of the underpass is constrained by the existing large diameter of watermains...
	4.5.5 A new 5-phases signalized junction with pedestrian crossing will be proposed at Po Fung Road with Yau Kom Tau Village / Yau Kom Tau Treatment Works to be implemented by the Government.
	Internal Transport Facilities
	Residential Development
	4.5.6 The proposed internal transport facilities provisions are in accordance with the latest Hong Kong Planning Standards and Guidelines (HKPSG).
	 Car Parking Space Provision: A provision of 141 nos. car parking spaces (including 2 nos. accessible car parking spaces and 15 nos. visitor parking spaces) will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Motorcycle Parking Space Provision: A provision of 7 nos. motorcycle parking spaces will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Goods Vehicle Loading/Unloading Bay Provision: A total of 3 nos. HGV loading/unloading bays will be provided on ground floor.
	 Pick-up / Drop off Space for Residential Shuttle Bus: 1 pick-up / drop-off space will be provided on ground floor outside Block 1 and Block 2 for residential shuttle service.
	RCHE with DCU
	4.5.7 There are no specific guidelines in accordance with HKPSG for RCHE with DCU. Therefore, the required internal transport facilities provision is made reference to similar types of developments, an approved RCHE Development at Hung Shui Kiu (A/YL-...
	 Car Parking Space Provision: A total of 3 nos. car parking spaces (including 1 no. accessible car parking space) will be provided in basement parking floor, which will be accessed via car-ramp system.
	 Light Bus Parking Space Provision: A total of 1 no. Light Bus Parking Space will be provided on ground floor.
	 Shared Loading / Unloading Area for Private Light Bus and Ambulance / Other Vehicles of the Development: A total of 1 no. shared loading / unloading area will be provided on ground floor near the entrance of the HCS for Frail Elderly Persons.
	HCS for Frail Elderly Persons
	4.5.8 There are no specific guidelines in accordance with HKPSG for the HCS for Frail Elderly Persons. Therefore, the required internal transport facilities provision is made according to the liaison with Social Welfare Department.
	Overall Traffic and Transport Arrangement
	4.5.9 Please refer to Appendix B for the details on the traffic and transport arrangement for the Indicative Scheme in the Traffic Impact Assessment

	4.6 Proposed Development Programme
	4.6.1 With consideration to the time required for amendment of plan, land exchange / lease modification, site formation and construction of the proposed access road and residential development, it is anticipated that the development would be completed...


	5 Amendment Proposal
	5.1 Considerations for an Appropriate Zoning
	5.1.1 In light of the changing planning circumstances for increasing the overall housing supply in Tsuen Wan and in Hong Kong, as well as for synergising with the planned and existing residential clusters around YKT and Tsuen Wan Town Centre, an appro...

	5.2 Clear Planning Intention
	5.2.1 The proposed zoning should carry a clear planning intention and development direction for the type of uses and development intensity on the Application Site. In the case of this particular planning application, the zoning should provide flexibil...

	5.3 Appropriate Zoning Control
	5.3.1 The proposed zoning should have appropriate zoning control over the proposed use, scale and intensity by designating restrictions on the GFA and BH to guide the direction of the development towards the intended planning intention and to achieve ...

	5.4 Appropriate Zoning Flexibility
	5.4.1 Some kind of flexibility has to be allowed in the zoning so as to allow flexibility in creative and innovative design and proposals, which can tie in more closely to the fluid social and community aspirations, and market demands at the transform...

	5.5 The Proposed Amendments
	5.5.1 In light of the discussions in the earlier Sections, this Planning Application proposes amendments to the Plan and Notes of the OZP by rezoning the Application Site from “GB” and “G/IC” to a tailor-made “R(B)9” with a development intensity makin...
	5.5.2 To realise the Indicative Scheme for the proposed medium-dense residential development and social welfare facilities (RCHE with DCUs) as illustrated in Section 4, a tailor-made “R(B)9” sub-zone with a maximum GFA of 25,676m2 for domestic purpose...
	5.5.3 The Proposed Amendment will provide incentive for a timely implementation of private residential units and social welfare facilities at a convenient location near existing urban areas, while contributing wider social benefits for Tsuen Wan and m...
	5.5.4 In addition, in the ES of the OZP, it is proposed to specify that the “R(B)9” zone is intended to provide a 100-place RCHE cum 30-place DCU and a HCS for Frail Elderly Persons, with a non-domestic GFA of not less than 3,021.5m2, and that in dete...
	5.5.5 The Proposed Amendment on the Plan is shown in Figure 5.1. The Proposed Amendments to the Notes and ES of the OZP are respectively illustrated in Figures 5.2 - 5.4.


	6 Planning Justification
	6.1 Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need
	6.1.1 The Proposed Amendment, which facilitates the proposed residential development and social welfare facilities, is in line with the Government’s ongoing policy to speed up the much-needed housing supply to address the territorial shortage. The Pol...
	6.1.2 Furthermore, according to the Long-Term Housing Strategy Annual Progress Report 2021, the total housing supply target for the next 10-year period will be 430,000 units (in which the private housing supply target accounts for 30% of the total tar...
	6.1.3 With due consideration of this policy direction and the transforming residential neighbourhood, the Indicative Scheme, with the production of approximately 613 flats, will make optimal use of scarce land resources to provide timely support to th...

	6.2 Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing “GB” Sites of Beneficial Societal Uses
	1.1.1 The Government has been implementing a series of measures to increase land supply through a multi-pronged approach so as to meet the housing land demand, which one of the measures is to identify suitable “GB” sites for conversion to residential ...
	1.1.2 Applying the same policy intentions and site-selection criteria, the Application Site falls within the fringe of a “GB” zone between the existing YKTWTW and Tuen Mun Road. Furthermore, there are existing man-made structure within the Application...

	6.3 Responding to the Changing Planning Context of Housing Texts in Yau Kom Tau, Tsuen Wan
	6.3.1 The initiative to rezone potential “GB” for private residential use, as discussed in Section 6.2, are not without precedent in YKT area, Tsuen Wan. Close to the Application Site, there were two similar rezoning proposals processed by the Governm...
	6.3.2 Comparing the conditions of the Application Site with the two “GB” sites rezoning items mentioned above, all three sites are located within the same OZP in the same residential neighbourhood. The vegetation found in all three sites are also foun...
	6.3.3 The anticipated increase in residential density in YKT with improved infrastructure capacity and appreciable policy application around western Tsuen Wan Town Centre have both demonstrated the opportunities for the Application Site to realise its...

	6.4 Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities for Intergeneration Living and Improving Quality of Life of the Neighbourhood
	6.4.1 The Proposed Amendment will improve the quality of life for the future residents and the surrounding community. The need for community facilities in the area has been thoughtfully considered during the design of the Indicative Scheme. With refer...
	6.4.2 The proposed RCHE cum DCU and the HCS for Frail Elderly Persons will be located to the western portion of the Application Site and will be easily accessible from at-grade pick-up/drop-off laybys for the convenience of users and visitors. Landsca...

	6.5 Encouraging Private Sector Initiatives on the Provision of Social Welfare Facilities
	6.5.1 In Hong Kong, by 2039, about one-third of the total population will be aged 65 or above22F . The ageing population would foreseeably intensify the local demand of elderly services and pose a great challenge to the social welfare system. In light...
	6.5.2 In addressing the heightening territorial needs for residential care services, aside from measures in public sector such as to increase supply of subsidised RCHEs and the proposal to reserve 5% of total GFA for welfare uses in future public hous...

	6.6 Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre
	6.6.1 The Application Site is situated in the fringe of built-up area mainly characterised by the predominant medium to high-rise residential uses with scattered low-rise GIC developments and vegetative space in the western Tsuen Wan Town Centre. To t...
	6.6.2 The south of the Application Site across Tuen Mun Road are residential clusters with mainly medium-rise residential development with maximum permitted BH of 140mPD. Since the Application Site is located to the north of Tuen Mun Road and sitting ...
	6.6.3 To further minimise any potential visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be art...
	6.6.4 In view of the above, the Proposed Amendment will not only be compatible with its surroundings in terms of land use, development scale and intensity, but also respond well to the existing topography. As demonstrated in the VIA, it is also confir...

	6.7 Fully Complying with Sustainable Building Design Guideline and Green Building Design
	6.7.1 To achieve a quality and sustainable built environment, due considerations have been made to the relevant provisions of PNAP APP-152 Sustainable Building Design Guidelines (SBDG) in formulating the Indicative Scheme. The considerations of the th...
	Building Separation
	6.7.2 The Application Site is with a site area less than 20,000m2. Only a small portion of the Indicative Scheme where residential block 1 and block 2 is located has a projected façade length slightly higher than 60m. To satisfy the requirements for B...
	Building Setback
	6.7.3 Under the Indicative Scheme, no part of the Indicative Scheme up to a level of 15m above the street level is within 7.5m from the centreline of the proposed new access road. The building setback requirement is duly complied.
	Site Coverage of Greenery
	6.7.4 According to the SBDG, the Application Site, with a site area of about 6,043m2, is required to reach minimum site coverage of greenery of 10% in primary zones and 20% in overall development respectively. Such requirements on site coverage of gre...
	6.7.5 To promote energy efficiency and ensure compatibility with the natural setting around the Application Site, green building design elements including terrace podium design and green roofs have been taken into account in formulating the Indicative...
	Terrace Podium Design

	6.7.6 The podium design of the RCHE block has fully respected the natural terrain and landscape of the Application Site. To the western side of the podium, the building mass of G/F, 1/F and 2/F retracts from the natural slope. The design is intended t...
	Green Roofs

	6.7.7 As discussed earlier, the RCHE block has adopted a terracing podium design. Not only does it create open spaces for the enjoyment of the RCHE users, but it also creates a green roof that proactively respond to the surrounding vegetated landscape...
	6.7.8 The aforementioned design merits will bring about more pleasant living environment for the future residents, and also better visuals and social benefits amidst the residential.

	6.8 Resulting in No Deficit in Existing and Planned “G/IC” Provision with Increased Population
	6.8.1 The Proposed Amendment will unlikely overstain the existing and planned “G/IC” facilities provision in Tsuen Wan. According to the TPB Paper No. 10775, “the overall provision of GIC facilities is generally sufficient to serve the population in T...
	6.8.2 Despite the shortfalls in community care services facilities and child care centres24F , PlanD stated in the 665th Meeting of the Metro Town Planning Committee (held on 5 Feb 2021) that relevant facilities have been incorporated into the propose...
	6.8.3 The additional population of about 1,816 brought by the Proposed Amendment is not expected to cause adverse impact to these types of G/IC facilities that are already in shortage, given that when compared with the aggregate total population added...

	6.9 The Proposed Amendment is Technically Feasible and Results in No Adverse Impacts to the Surrounding Area
	6.9.1 Various technical assessments on different aspects, namely traffic, environmental, visual, air ventilation, landscape and tree preservation, drainage, sewerage, and geotechnical, have been conducted and included in Appendices B to I, and Appendi...

	6.10 Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone
	6.10.1 The Application Site is moderate in scale with a site area of only about 6,419m2. It is also situated in the fringe of built-up area in YKT in the western Tsuen Wan Town Centre. It is also located in the fringe of “GB” zone at a location which ...
	6.10.2 In addition, the Indicative Scheme will fully respect the natural setting and provide ample greenery and open space, with continuous green buffer along the Application Site’s edge. It will also fully comply with SBDG and incorporate a number of...
	6.10.3 Relevant technical assessments as mentioned in Section 6.9 also confirmed that the Indicative Scheme will neither be subject to, nor cause adverse impacts to the surrounding environment, air ventilation, sewerage, drainage, water supplies, nor ...

	6.11 Will Not Set an Undesirable Precedent
	6.11.1 The Proposed Amendment is in line with the Government’s initiative to increase housing land supply by reviewing “GB” sites as discussed earlier in Section 6.2. Furthermore, the proposed use and development intensity is compatible with the surro...
	6.11.2 The Proposed Amendment is a timely response to the Government’s policy direction on identifying and optimising the development potential of suitable “GB” areas as a short to medium long-term measure to deliver much needed housing supply to addr...
	6.11.3 With the Proposed Amendment, the Applicant has proposed social welfare facility in the form of a 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons to serve the social needs of an enlarging community in Yau Kom Tau. It would also...
	6.11.4 As such, it can be concluded that the Proposed Amendment would serve a desirable precedent for mobilising suitable “GB” areas with underutilised private land to optimise their development potential and contribute to providing much needed housin...


	7 Conclusion
	7.1.1 This S12A Application is proposed for an amendment to the Approved Tsuen Wan OZP No. S/TM/35 by rezoning the Application Site from “GB” and “G/IC” to “R(B)9” to facilitate the implementation of a medium-density residential development with socia...
	7.1.2 This Supporting Planning Statement has demonstrated the technical feasibility and strong planning grounds to justify the rezoning proposal at the Application Site for the provision of more than 600 housing units, while also providing merits to s...
	7.1.3 Taking into account the merits and justifications presented in this Supporting Planning Statement, we sincerely seek the favourable consideration from the TPB to support this S12A Planning Application.
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	Executive Summary
	This Supporting Planning Statement is submitted in support of the Proposed Amendment to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) under Section 12A of the Town Planning Ordinance (Cap. 131), in respect of the rezoning from “Gr...
	The Government has endeavoured efforts to increase territorial housing supply, with private initiative seen as an important support alongside with public housing development. In line with the Government’s on-going initiatives to optimise the usage of ...
	An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. Under the Indicative Scheme, three residential towers will provide a total of 613 units, together with a 100-place RCHE cum 30-place DCU and HCS for Fra...
	The Proposed Amendment could achieve the following planning merits:
	• Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need;
	• Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing Suitable “GB” Sites of Beneficial Societal uses;
	• Responding to the Changing Planning Context of Housing Sites in Yau Kom Tau, Tsuen Wan;
	• Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities to Promote Intergeneration Living and Improving Quality of Life of the Neighbourhood;
	• Encouraging Private Sector Initiatives on Provision of Social Welfare Facilities;
	• Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre;
	• Fully Complying with Sustainable Building Design Guideline and Green Building Design;
	• No Deficit in Existing and Planned “G/IC” Provision with Increased Population;
	• Resulting in No Adverse Impacts to the Surrounding Area;
	• Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone; and
	• Will Not Set an Undesirable Precedent.
	The Applicant has demonstrated their genuine intention and commitment to taking forward the Indicative Scheme at the Application Site. In light of the planning merits and justifications put forward in the Supporting Planning Statement, we sincerely se...

	行政摘要
	政府一直致力提高全港房屋供應，除公營房屋發展外私人發展項目亦是重要的供應來源。申請人制定了一個指示性方案以展示擬議修訂的可行性，亦希望透過擬議修訂使申請地點的土地資源被善用。此舉同時能配合政府改劃已檢視的「綠化地帶」作住宅用途的最新倡議。是項改劃申請把用地最高建築物高度限制定為主水平基準上180米、最高住用總樓面面積為25,676平方米及非住用總樓面面積為不少於3,021.5平方米，以地盤平整水平為約主水平基準上90米，較用地前方屯門公路較高。申請地點位置鄰近兩個同樣位於荃灣分區計劃大綱圖範圍內已...
	擬議修訂已準備一個指示性設計方案來證明其可行性。指示性方案建議的三棟住宅大廈將為油柑頭社區帶來613個住宅單位，另包括安老院舍（100個服務名額）及長者日間護理單位（３0個服務名額）及體弱長者家居照顧服務中心，預計總人口約1,816 人。此方案不但能提高私人房屋供應，亦有助推動年齡友善的概念，以應對香港人口老齡化問題。
	擬議修訂將帶來以下規劃增益：
	• 配合政府施政報告的房屋政策和滿足本港的房屋需求；
	• 與政府通過檢視「綠化地帶」以增加房屋供應的倡議相一致；
	• 配合荃灣油柑頭一帶的對房屋發展的規劃條件變化；
	• 應對社區對長者設施的殷切需要，鼓勵跨世代共融生活及改善生活質素；
	• 為在私人發展項目提供社福設施創立良好先例；
	• 符合當地規劃環境並與鄰近荃灣市中心的周邊社區兼容；
	• 完全符合可持續建築設計指引和綠色建築設計；
	• 在增加人口的同時下不會造成現有或已規劃的政府、機構或社區設施短缺；
	• 不會為周邊環境帶來負面影響；
	• 不會影響「綠化地帶」的整體質量及完整性；及
	• 不會構成不良先例。
	申請人對推進此項目持有誠懇和積極的態度。基於本規劃綱領所闡述的規劃增益及理據，我們懇請城市規劃委員會支持是次規劃申請。

	1 Introduction
	1.1.1 This Supporting Planning Statement is submitted to the Town Planning Board (“TPB”) in support of the Planning Application under Section 12A of the Town Planning Ordinance (Cap. 131) for the Amendment of Plan for Proposed Residential Development ...
	1.1.2 The Applicant proposes amendments to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) by rezoning the Application Site from “Green Belt” (“GB”) and “Government, Institution or Community” (“G/IC”) to a tailor-made “Residential (...
	1.1.3 An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. The Proposed Amendment will facilitate a medium-rise residential development with much-needed housing supply and quality living environment with s...
	1.1.4 As reaffirmed in the Chief Executive’s 2014 Policy Address, the Government would continue to review various land uses (including “GB” sites) and rezone suitable sites to meet the pressing need for housing land supply. Recently, the Government pr...
	1.1.5 In response to the changing planning circumstances, the Proposed Amendment at the Application Site will also complement Government’s effort in optimising the development potential of “GB” sites in the Yau Kom Tau area that are of relatively less...
	1.1.6 The Indicative Scheme has adopted a context-responsive building arrangement and BH profile that are compatible with the neighbourhood. Technical assessments conducted also confirmed the Proposed Amendment will not generate, nor be suspectable to...
	1.1.7 This Supporting Planning Statement contains the sections below that are necessary to support this Planning Application to demonstrate its feasibility and suitability:
	• Section 2 describes the context of the Application Site and its surrounding areas;
	• Section 3 explains the planning context of the Application Site;
	• Section 4 presents the Indicative Scheme at the Application Site;
	• Section 5 summarises the amendment proposal to be incorporated into the Plan and Notes of the OZP;
	• Section 6 highlights the planning justifications and planning merits in support of the rezoning request; and
	• Section 7 concludes the highlights and justifications of this Supporting Planning Statement.
	1.1.8 We sincerely seek for favourable consideration from the TPB to grant approval to this well justified S12A Application.

	2 Site Context
	2.1 Location
	2.1.1 With an area of about 6,419m2, the Application Site situates at YKT in the western fringe of Tsuen Wan Town Centre. The Application Site is bounded by the Yau Kom Tau Fresh Water Service Reservoir and Water Treatment Works (YKTFWSR&WTW) at its n...
	2.1.2 Please refer to Figure 2.1 for the location of the Application Site.

	2.2 Land Status
	2.2.1 The Application Site’s area is about 6,419m2. The site area comprises of about 5,934m2 (about 92% of the Application Site) of private land held under Lots 164 RP, 175 and 232 RP in DD 354, and about 485m2 (about 8% of the Application Site) of ad...
	2.2.2 Please refer to Figure 2.2 for the land status of the Application Site.

	2.3 Existing Use
	2.3.1 The Application Site’s site level ranges from about 79mPD at the eastern boundary to 95 mPD at the western boundary above Tuen Mun Road. Based on the site’s topography, the terrain of a large portion of the site from the eastern boundary to the ...
	2.3.2 The Application Site is covered with overgrown vegetation with trees and shrubs. There are two existing streams flowing from north to south within the Application Site to the west and east of Lot 164 RP respectively. There is also a drainage cha...
	2.3.3 There is no road access to the Application Site, as such it is currently inaccessible by vehicles. A small footpath leads to the south-eastern edge of the site from access road of the adjacent YKTWTW to the east and another footpath leads to the...
	2.3.4 Please refer to Figure 2.3 for the existing condition of the Application Site.

	2.4 Surrounding Uses
	2.4.1 The Application Site is situated near a neighbourhood mainly characterised by the predominant medium to high-rise residential uses, with scattered low-rise GIC developments and vegetative space, in the western Tsuen Wan Town Centre, To the south...
	2.4.2 To the immediate south is the Tuen Mun Road which forms part of the New Territories Circular Road. Further south is an area mainly zoned “GB”, “R(B)” and “Residential (Group C)” (“R(C)”) within the same OZP, comprising of low to medium-rise resi...
	2.4.3 To the immediate east, it is the YKTFWSR&WTW which is zoned “Government, Institution or Community” (“G/IC”) within the same OZP. Further east to the north of Tuen Mun Road (northeast of the Application Site) are the Yau Kom Tau Village zoned as ...
	2.4.4 Across Tuen Mun Road to the southeast of the Application Site are mainly the existing medium to high-rise residential settlements which are comparatively in larger scale, including Bayview Garden, Belvedere Garden, Greenview Court, Greenview Ter...
	2.4.5 To the immediate north, it is the YKTFWSR&WTW which is zoned “G/IC”. To the further north, it is the hills of Shek Lung Kung with a height of about 470mPD at its tallest point. It forms part of the Tai Lam Country Park and is not covered by any ...
	2.4.6 To the immediate west, it is the “GB” zone within the same OZP. To the further west and southwest, there are the “GB” areas under the Tsuen Wan West Outline Zoning Plan No. S/TWW/19 and the hillside woodlands of Tai Lam Country Park.
	2.4.7 Please also refer to Figure 2.4c for the surrounding context of the Application Site.

	2.5 Accessibility
	2.5.1 There is no existing road access to the Application Site. Vehicular and pedestrian access to the Application Site can be made via a proposed access road connecting through an existing access road outside YKTWTW to Po Fung Road (with a short sect...
	2.5.2 The existing access road outside YKTWTW and part of Po Fung Road are under Water Supplies Department (WSD)’s management. A section of Po Fung Road closer to Castle Peak Road is under management by Highways Department (HyD). The existing access r...
	2.5.3 To cater for the anticipated increase in traffic flow and pedestrian movement arising from various developments at Po Fung Road and also to facilitate the rezoning of Sites A & B mentioned in Paragraph 2.4.3, there is plan for the Government to ...


	3 Planning Context
	3.1 Land Use Zoning
	3.1.1 A majority portion (6,041m2, or about 94% of the total Application Site area)  of the Application Site is current zoned “GB” on the Approved Tsuen Wan OZP no. S/TW/35 approved by the CE in C on 8th February 2022. The planning intention or the “G...
	3.1.2 Please refer to Figures 3.1a and 3.1b respectively for the extracted Notes and Explanatory Statement (“ES”) of the “GB” zone under the OZP.
	3.1.3 A minor portion of the Application Site (about 378m2, about 6% of the total Application Site Area) is currently zoned “G/IC” on the Approved Tsuen Wan OZP no. S/TW/35. As the portion zoned “G/IC” falls within the premise of private lot no. 232 R...

	3.2 Responding to Territorial Housing Land Shortage
	3.2.1 The 2020 Policy Address identified that the crux of the housing problem lies in the shortage of land for housing development, and urged that the public sector and private developers need to work together and support Government’s various land cre...
	3.2.2 Also, according to the 2021 Policy Address, the Government is determined to sustain land supply for both public and private housing to meet the keen housing demands of Hong Kong. The Government is committed towards a government-led and multi-pro...
	3.2.3 Considering that the Application Site is situated in close proximity to existing residential neighbourhood and located in close proximity to existing infrastructure of the Tsuen Wan New Town, as well as the two sites recently rezoned from the “G...

	3.3 Policy Initiatives for Rezoning of “Greenbelt” Zone for Housing Sites
	3.3.1 Advocated since the 2013 and 2014 Policy Addresses, the Government would adopt a multi-pronged strategy to meet the pressing need for housing land supply, including carrying out various land use reviews on an on-going basis, such as reviews on G...
	3.3.2 Earlier rounds of “Green Belt” review conducted by the Government had focused on Government land and sites with lower gradient and nearer to built-up areas, where they accounted for about 30% of the 210 sites identified for rezoning for resident...
	3.3.3 Taking the policy initiatives into account, “GB” sites that fulfil several main criteria, namely, lower gradient, located at the fringe of existing built-up areas, in close proximity to existing roads, possessing relatively less buffering effect...

	3.4 Housing Sites for High-density Residential Developments in Tsuen Wan
	3.4.1 As mentioned in Paragraph 3.3.2, by 2017, the Government has identified 210 sites for rezoning after engaging in a land use review across the territory. Out of these 210 potential housing sites, 13 (about 6% of the total) of them are in Tsuen Wa...

	3.5 Changing Planning Circumstances in the Immediate Surrounding
	3.5.1 Within the same OZP and in close proximity to the Application Site, there are two sites (Site A and Site B) recently identified by the Government during review on “GB” sites for conversion to residential use. The two proposed amendment item, to ...
	3.5.2 Also, as mentioned in Paragraph 2.5.3, Po Fung Road will be widened and improved to facilitate future development at these two housing sites in YKT. Improvement works include widening of the carriageway and footpath (widen Po Fung Road to a stan...
	3.5.3 Upon completion of the OZP amendment process, in February 2022, the Government announced its 2022-23 Land Sale Programme which includes the two aforementioned residential sites in Tsuen Wan to be put up for sale13F .

	3.6 Policy Initiatives to Promote Active Ageing/ Provision of Elderly Facilities in Residential Developments
	3.6.1 Apart from the shortage of land supply in Hong Kong, ageing population is another issue that our society has to look for solutions to address the challenges it leads to. There is a continuous increase in the elderly population in the world and H...
	3.6.2 In view of the situation, in the 2021 Policy Address, the Government committed to adopt a multi-pronged approach to boost the short, medium and long-term supply of residential care services as its demand has exceeded the supply due to an ageing ...
	3.6.3 To encourage participation by more private enterprises in providing quality RCHE services, the Government has put in place since 2003 the Scheme to Encourage Provision of RCHE Premises in New Private Developments16F . As stated in the Policy Add...
	3.6.4 On a district basis, the overall provision of GIC facilities is considered generally sufficient to serve the population in Tsuen Wan as of Oct 202118F . However, PlanD’s latest view on a similar application (No. A/TW/526 approved on 10 Dec 2021)...


	4 The Indicative Scheme – Proposed Residential Development and Social Welfare Facilities
	4.1 General Planning and Design Principles
	4.1.1 Having regarded the overall planning context from a territorial and local scale as discussed in Section 3, the society is in severe need for land for new housing supply. Meanwhile, the Government is actively reviewing suitable “GB” areas to opti...
	4.1.2 Taken into consideration of the Application Site’s locality and surrounding, which surrounded by existing built-up areas on three sides, i.e., the YKTFWSR, YKTWTW and Tuen Mun Road. The Application Site is also located close to various existing ...
	4.1.3 With consideration of the existing condition, together with the changes in territorial planning context and the recent OZP amendment in the adjacent sites, the Applicant recognises the opportunity of the Application Site, which is solely owned b...
	4.1.4 To demonstrate the feasibility and merits of the Proposed Amendment, an Indicative Scheme has been prepared. The overarching planning and design principle of the Indicative Scheme is to respect the residential setting in the neighbourhood while ...
	4.1.5 The key planning and design principles are discussed as follows:
	4.1.6 To Utilise Precious Residential Land Resources Without Compromising on the Quality of Landscape and Environment – The Application Site is located in the fringe of “GB” zone amid built-up area to the west of Tsuen Wan Town Centre. Under the curre...
	4.1.7 To Contribute More Than 500 Units to the Housing Market by Private Initiative – The Proposed Amendment is intended to optimise the development potential at the Application Site which is situated in a residential neighbourhood with scattered gove...
	4.1.8 To Increase the Supply of G/IC facilities of the Community and to Promote Intergeneration Living with Residential Development – The Indicative Scheme will provide social welfare facilities, i.e., a 100-place RCHE cum 30-place DCU, and a HCS for ...
	4.1.9 Responding to the Site’s Condition with Compatible Design – The scale and the design of the Indicative Scheme will strike a balance between the urban-rural setting and the transforming residential neighbourhood. Besides, to respond with the slop...
	4.1.10 Considering that the Application Site is in an elongated shape, the building bulk of the towers and podium are sensitively designed with voids and building separation to capture valuable landscape scenery and allowing visual permeability to the...
	4.1.11 Quality and Sensitive Building and Landscape Design – Due to the proximity to Tuen Mun Road, the residential towers will maintain a minimum buffer distance of 20m from Tuen Mun Road to minimise nuisances to the living quality of future resident...

	4.2 Building Design of the Indicative Scheme
	4.2.1 Based on planning and design principles presented above, the Applicant has prepared an Indicative Layout Plans for the Indicative Scheme at the Application Site (Appendix A refers).
	Building Layout of the Indicative Scheme
	4.2.2 The Indicative Scheme is comprised of 3 residential blocks, with 1 of the 3 blocks sitting on a 3-storey podium building for proposed RCHE cum DCU and HCS for Frail Elderly Persons facilities, on top of 1 level of basement for ancillary car park...
	4.2.3 Block 3 is located on top of the 3-storey podium at the western portion of the Application Site. The podium will accommodate RCHE cum DCU and HCS for Frail Elderly Persons facilities to foster the inter-generation concept. A terraced garden is d...
	4.2.4 Please refer to Appendix A for the layout drawings of the Indicative Scheme.
	Sensitive Building Design and Disposition
	4.2.5 As a proactive response to the Application Site’s surrounding, the Indicative Scheme has demonstrated a number of green building features. A stepped garden roof extending from the ground is created at the RCHE Block to enhance circulation and to...
	4.2.6 To respect the existing terrain of the Application Site, an optimal site level of 90mPD is adopted. To the west end of the Application Site, there is a relatively steeper section of sloping terrain. To respective the existing topography and natu...
	4.2.7 Responding to the sloping topography (with a site level of about 90mPD) and the scenic ridgeline backdrop to the north of the Application Site, the bulkiness of the building has been minimised by provision of voids and large building separation ...
	4.2.8 To further minimise visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be articulated to ad...
	4.2.9 To cope with the noise impact from Tuen Mun Road, the building orientation and building setback from Tuen Mun Road has been optimised to mitigate as much possible noise nuisance as possible. Furthermore, appropriate mitigation measures such as a...
	Consideration on Location of Social Welfare Facilities
	4.2.10 According to the Code of Practice for Residential Care Homes (Elderly Persons) published by the Social Welfare Department, no part of the proposed RCHE and DCUs facilities are situated at a height more than 24m above the proposed ground level (...
	4.2.11 The RCHE entrance lobby, 30-place DCU and the HCS for Frail Elderly Persons are arranged on G/F to provide better circulation is located in close proximity to the G/F pick-up / drop-off space for the conveniences of users and visitors. The entr...
	4.2.12 As per HKPSG Ch.3 and comment from the Social Welfare Department (SWD), the proposed 100-place RCHE and 30-place DCU would have a NOFA of 1,354m2 and 90m2 respectively (1,444m2 in total). A GFA of about 2,718.5m2 (equivalent to a GFA:NOFA ratio...
	Environmental Considerations on Building Design
	4.2.13 A number of building design considerations and noise mitigation measures have been proposed and incorporated in the Indicative Scheme to minimise potential environmental nuisances to the future residents and users, these include:
	Building Setback
	4.2.14 The Application Site is elongated and narrow in shape, and is bounded between Tuen Mun Road to the south and the service reservoirs of Yau Kom Tau Water Treatment Works to the north. In order to avoid adverse vehicular emission impact and minim...
	Building Orientation
	4.2.15 Under the Building (Planning) Regulations (Cap. 123F), the prescribed window requirement for habitable space of residential units needs to be satisfied (i.e., facing street or open space generally). Therefore, some windows will inevitably face ...
	Internal Layout Design
	4.2.16 In order to minimise road traffic noise impact due to Tuen Mun Road, internal layout of some residential units, RCHE rooms, rooms in the DCU and HCS for Frail Elderly Persons allows the openable windows for ventilation facing away from Tuen Mun...
	Acoustic Window (Baffle Type) / Enhanced Acoustic Balcony (Baffle Type)
	4.2.17 Further to the adoption of the building design consideration mentioned above, acoustic window (baffle type) and enhanced acoustic balcony (baffle type) have been proposed to mitigate the residue road traffic noise exceedances
	4.2.18 The detailed mitigation measures are outlined in Appendix D.

	4.3 Key Development Parameters of the Indicative Scheme
	4.3.1 The key development parameters of the Indicative Scheme are summarised in Table 4.3 below.
	Remarks:
	[1] The GFA for the 100-place RCHE cum 30-place DCU and the HCS for Frail Elderly Persons are calculated based on the respective NOFA requirements of 1,354m2 for 100-place RCHE and 90m2 for 30-place DCUs attached to RCHE (based on proposed GFA of 2718...
	[2] Composite tower with 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons.
	[3] A Person Per Occupied Flat (PPOF) of 2.8 is assumed based on the average domestic household size of Tsuen Wan District in the 2021 Census result.21F
	[4] The proposed 100-place RCHE cum 30-place DCU is proposed to be operated on a private / self-financing mode; The proposed HCS for Frail Elderly Persons is proposed to be assigned to SWD as a Government Accommodation.

	4.4 Landscape Design Framework
	4.4.1 The primary objectives for the landscape design of the Indication Scheme are:
	 To integrate the Indicative Scheme from a landscape and visual perspective with the existing and planned landscape context;
	 To use landscape measures to soften the form of the proposed buildings;
	 To provide visual integration, screening and softening effects of the built-form;
	 To provide a high-quality living environment and open spaces for future residents and visitors;
	 To utilize a variety of tree species to alleviate visual impact to the surroundings, delineate the landscape character of the area and emphasize the individuality afforded by the environmental qualities of the Site;
	 To maximize opportunities for the planting of new trees, shrubs and other vegetation mix; and
	 To provide compensation for the proposed felling of trees required to accommodate the Indicative Scheme.
	4.4.2 With the above objectives and the aim to provide quality medium-rise residential development, a Landscape Master Plan (“LMP”) has been prepared for the Indicative Scheme (Appendix J) with key features highlighted as below.
	Landscape Design
	4.4.3 To facilitate residents and visitors’ movements, landscaping features such as outdoor swimming pools, activity lawn, outdoor play area, water feature, landscape gardens, yoga deck and fitness station are proposed for better leisure and relaxatio...
	4.4.4 In order to minimise the visual impact of the Indicative Scheme, a combination of one to two rows of evergreen trees with various height of shrubs are proposed along the site boundary, especially in the area at the north of the Indicative Scheme...
	4.4.5 Through appropriate landscape treatments and visual integration, a quality and sustainable environment could be created at the Application Site. With a friendly and green environment with various spaces for social activities, the landscape desig...
	Greenery Provision
	4.4.6 To enhance visual linkage with the green surroundings, a greenery provision of about 18% (about 1,173m2) coverage of greenery located in the primary zone and about 27% (about 1,722m2) overall coverage of greenery, which are more than the 10% and...
	Tree Preservation and Removal
	4.4.7 A total of 650 nos. of existing trees have been identified within the assessment boundary for tree preservation. 7 trees are proposed to be retained while 720 nos. of compensatory trees will be provided in the Indicative Scheme. For detailed inf...

	4.5 Traffic and Transport Arrangement
	Proposed Construction of Road Connection for Application Site
	4.5.1 In order to provide vehicular and pedestrian access to the Application Site, the existing access road outside Yau Kom Tau Water Treatment Works is proposed to be widened. A new standard 2-lane 2-way carriageway with footpath is proposed from out...
	4.5.2 Please refer to Appendix B for the layout of the proposed road connection.
	Road/ Junction Improvement Measures by Others
	4.5.3 In order to connect the proposed access road to the Application Site to the wider road network of Tsuen Wan, vehicular and pedestrian access will travel via a widened and improved Po Fung Road towards Castle Peak Road and Hoi On Road. As discuss...
	4.5.4 The existing Tuen Mun Road underpass section at Po Fung Road does not meet the standard width of a single 2-lane carriageway as stipulated in TPDM. Carriageway widening of the underpass is constrained by the existing large diameter of watermains...
	4.5.5 A new 5-phases signalized junction with pedestrian crossing will be proposed at Po Fung Road with Yau Kom Tau Village / Yau Kom Tau Treatment Works to be implemented by the Government.
	Internal Transport Facilities
	Residential Development
	4.5.6 The proposed internal transport facilities provisions are in accordance with the latest Hong Kong Planning Standards and Guidelines (HKPSG).
	 Car Parking Space Provision: A provision of 141 nos. car parking spaces (including 2 nos. accessible car parking spaces and 15 nos. visitor parking spaces) will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Motorcycle Parking Space Provision: A provision of 7 nos. motorcycle parking spaces will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Goods Vehicle Loading/Unloading Bay Provision: A total of 3 nos. HGV loading/unloading bays will be provided on ground floor.
	 Pick-up / Drop off Space for Residential Shuttle Bus: 1 pick-up / drop-off space will be provided on ground floor outside Block 1 and Block 2 for residential shuttle service.
	RCHE with DCU
	4.5.7 There are no specific guidelines in accordance with HKPSG for RCHE with DCU. Therefore, the required internal transport facilities provision is made reference to similar types of developments, an approved RCHE Development at Hung Shui Kiu (A/YL-...
	 Car Parking Space Provision: A total of 3 nos. car parking spaces (including 1 no. accessible car parking space) will be provided in basement parking floor, which will be accessed via car-ramp system.
	 Light Bus Parking Space Provision: A total of 1 no. Light Bus Parking Space will be provided on ground floor.
	 Shared Loading / Unloading Area for Private Light Bus and Ambulance / Other Vehicles of the Development: A total of 1 no. shared loading / unloading area will be provided on ground floor near the entrance of the HCS for Frail Elderly Persons.
	HCS for Frail Elderly Persons
	4.5.8 There are no specific guidelines in accordance with HKPSG for the HCS for Frail Elderly Persons. Therefore, the required internal transport facilities provision is made according to the liaison with Social Welfare Department.
	Overall Traffic and Transport Arrangement
	4.5.9 Please refer to Appendix B for the details on the traffic and transport arrangement for the Indicative Scheme in the Traffic Impact Assessment

	4.6 Proposed Development Programme
	4.6.1 With consideration to the time required for amendment of plan, land exchange / lease modification, site formation and construction of the proposed access road and residential development, it is anticipated that the development would be completed...


	5 Amendment Proposal
	5.1 Considerations for an Appropriate Zoning
	5.1.1 In light of the changing planning circumstances for increasing the overall housing supply in Tsuen Wan and in Hong Kong, as well as for synergising with the planned and existing residential clusters around YKT and Tsuen Wan Town Centre, an appro...

	5.2 Clear Planning Intention
	5.2.1 The proposed zoning should carry a clear planning intention and development direction for the type of uses and development intensity on the Application Site. In the case of this particular planning application, the zoning should provide flexibil...

	5.3 Appropriate Zoning Control
	5.3.1 The proposed zoning should have appropriate zoning control over the proposed use, scale and intensity by designating restrictions on the GFA and BH to guide the direction of the development towards the intended planning intention and to achieve ...

	5.4 Appropriate Zoning Flexibility
	5.4.1 Some kind of flexibility has to be allowed in the zoning so as to allow flexibility in creative and innovative design and proposals, which can tie in more closely to the fluid social and community aspirations, and market demands at the transform...

	5.5 The Proposed Amendments
	5.5.1 In light of the discussions in the earlier Sections, this Planning Application proposes amendments to the Plan and Notes of the OZP by rezoning the Application Site from “GB” and “G/IC” to a tailor-made “R(B)9” with a development intensity makin...
	5.5.2 To realise the Indicative Scheme for the proposed medium-dense residential development and social welfare facilities (RCHE with DCUs) as illustrated in Section 4, a tailor-made “R(B)9” sub-zone with a maximum GFA of 25,676m2 for domestic purpose...
	5.5.3 The Proposed Amendment will provide incentive for a timely implementation of private residential units and social welfare facilities at a convenient location near existing urban areas, while contributing wider social benefits for Tsuen Wan and m...
	5.5.4 In addition, in the ES of the OZP, it is proposed to specify that the “R(B)9” zone is intended to provide a 100-place RCHE cum 30-place DCU and a HCS for Frail Elderly Persons, with a non-domestic GFA of not less than 3,021.5m2, and that in dete...
	5.5.5 The Proposed Amendment on the Plan is shown in Figure 5.1. The Proposed Amendments to the Notes and ES of the OZP are respectively illustrated in Figures 5.2 - 5.4.


	6 Planning Justification
	6.1 Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need
	6.1.1 The Proposed Amendment, which facilitates the proposed residential development and social welfare facilities, is in line with the Government’s ongoing policy to speed up the much-needed housing supply to address the territorial shortage. The Pol...
	6.1.2 Furthermore, according to the Long-Term Housing Strategy Annual Progress Report 2021, the total housing supply target for the next 10-year period will be 430,000 units (in which the private housing supply target accounts for 30% of the total tar...
	6.1.3 With due consideration of this policy direction and the transforming residential neighbourhood, the Indicative Scheme, with the production of approximately 613 flats, will make optimal use of scarce land resources to provide timely support to th...

	6.2 Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing “GB” Sites of Beneficial Societal Uses
	1.1.1 The Government has been implementing a series of measures to increase land supply through a multi-pronged approach so as to meet the housing land demand, which one of the measures is to identify suitable “GB” sites for conversion to residential ...
	1.1.2 Applying the same policy intentions and site-selection criteria, the Application Site falls within the fringe of a “GB” zone between the existing YKTWTW and Tuen Mun Road. Furthermore, there are existing man-made structure within the Application...

	6.3 Responding to the Changing Planning Context of Housing Texts in Yau Kom Tau, Tsuen Wan
	6.3.1 The initiative to rezone potential “GB” for private residential use, as discussed in Section 6.2, are not without precedent in YKT area, Tsuen Wan. Close to the Application Site, there were two similar rezoning proposals processed by the Governm...
	6.3.2 Comparing the conditions of the Application Site with the two “GB” sites rezoning items mentioned above, all three sites are located within the same OZP in the same residential neighbourhood. The vegetation found in all three sites are also foun...
	6.3.3 The anticipated increase in residential density in YKT with improved infrastructure capacity and appreciable policy application around western Tsuen Wan Town Centre have both demonstrated the opportunities for the Application Site to realise its...

	6.4 Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities for Intergeneration Living and Improving Quality of Life of the Neighbourhood
	6.4.1 The Proposed Amendment will improve the quality of life for the future residents and the surrounding community. The need for community facilities in the area has been thoughtfully considered during the design of the Indicative Scheme. With refer...
	6.4.2 The proposed RCHE cum DCU and the HCS for Frail Elderly Persons will be located to the western portion of the Application Site and will be easily accessible from at-grade pick-up/drop-off laybys for the convenience of users and visitors. Landsca...

	6.5 Encouraging Private Sector Initiatives on the Provision of Social Welfare Facilities
	6.5.1 In Hong Kong, by 2039, about one-third of the total population will be aged 65 or above22F . The ageing population would foreseeably intensify the local demand of elderly services and pose a great challenge to the social welfare system. In light...
	6.5.2 In addressing the heightening territorial needs for residential care services, aside from measures in public sector such as to increase supply of subsidised RCHEs and the proposal to reserve 5% of total GFA for welfare uses in future public hous...

	6.6 Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre
	6.6.1 The Application Site is situated in the fringe of built-up area mainly characterised by the predominant medium to high-rise residential uses with scattered low-rise GIC developments and vegetative space in the western Tsuen Wan Town Centre. To t...
	6.6.2 The south of the Application Site across Tuen Mun Road are residential clusters with mainly medium-rise residential development with maximum permitted BH of 140mPD. Since the Application Site is located to the north of Tuen Mun Road and sitting ...
	6.6.3 To further minimise any potential visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be art...
	6.6.4 In view of the above, the Proposed Amendment will not only be compatible with its surroundings in terms of land use, development scale and intensity, but also respond well to the existing topography. As demonstrated in the VIA, it is also confir...

	6.7 Fully Complying with Sustainable Building Design Guideline and Green Building Design
	6.7.1 To achieve a quality and sustainable built environment, due considerations have been made to the relevant provisions of PNAP APP-152 Sustainable Building Design Guidelines (SBDG) in formulating the Indicative Scheme. The considerations of the th...
	Building Separation
	6.7.2 The Application Site is with a site area less than 20,000m2. Only a small portion of the Indicative Scheme where residential block 1 and block 2 is located has a projected façade length slightly higher than 60m. To satisfy the requirements for B...
	Building Setback
	6.7.3 Under the Indicative Scheme, no part of the Indicative Scheme up to a level of 15m above the street level is within 7.5m from the centreline of the proposed new access road. The building setback requirement is duly complied.
	Site Coverage of Greenery
	6.7.4 According to the SBDG, the Application Site, with a site area of about 6,419m2, is required to reach minimum site coverage of greenery of 10% in primary zones and 20% in overall development respectively. Such requirements on site coverage of gre...
	6.7.5 To promote energy efficiency and ensure compatibility with the natural setting around the Application Site, green building design elements including terrace podium design and green roofs have been taken into account in formulating the Indicative...
	Terrace Podium Design

	6.7.6 The podium design of the RCHE block has fully respected the natural terrain and landscape of the Application Site. To the western side of the podium, the building mass of G/F, 1/F and 2/F retracts from the natural slope. The design is intended t...
	Green Roofs

	6.7.7 As discussed earlier, the RCHE block has adopted a terracing podium design. Not only does it create open spaces for the enjoyment of the RCHE users, but it also creates a green roof that proactively respond to the surrounding vegetated landscape...
	6.7.8 The aforementioned design merits will bring about more pleasant living environment for the future residents, and also better visuals and social benefits amidst the residential.

	6.8 Resulting in No Deficit in Existing and Planned “G/IC” Provision with Increased Population
	6.8.1 The Proposed Amendment will unlikely overstain the existing and planned “G/IC” facilities provision in Tsuen Wan. According to the TPB Paper No. 10775, “the overall provision of GIC facilities is generally sufficient to serve the population in T...
	6.8.2 Despite the shortfalls in community care services facilities and child care centres24F , PlanD stated in the 665th Meeting of the Metro Town Planning Committee (held on 5 Feb 2021) that relevant facilities have been incorporated into the propose...
	6.8.3 The additional population of about 1,816 brought by the Proposed Amendment is not expected to cause adverse impact to these types of G/IC facilities that are already in shortage, given that when compared with the aggregate total population added...

	6.9 The Proposed Amendment is Technically Feasible and Results in No Adverse Impacts to the Surrounding Area
	6.9.1 Various technical assessments on different aspects, namely traffic, environmental, visual, air ventilation, landscape and tree preservation, drainage, sewerage, and geotechnical, have been conducted and included in Appendices B to I, and Appendi...

	6.10 Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone
	6.10.1 The Application Site is moderate in scale with a site area of only about 6,419m2. It is also situated in the fringe of built-up area in YKT in the western Tsuen Wan Town Centre. It is also located in the fringe of “GB” zone at a location which ...
	6.10.2 In addition, the Indicative Scheme will fully respect the natural setting and provide ample greenery and open space, with continuous green buffer along the Application Site’s edge. It will also fully comply with SBDG and incorporate a number of...
	6.10.3 Relevant technical assessments as mentioned in Section 6.9 also confirmed that the Indicative Scheme will neither be subject to, nor cause adverse impacts to the surrounding environment, air ventilation, sewerage, drainage, water supplies, nor ...

	6.11 Will Not Set an Undesirable Precedent
	6.11.1 The Proposed Amendment is in line with the Government’s initiative to increase housing land supply by reviewing “GB” sites as discussed earlier in Section 6.2. Furthermore, the proposed use and development intensity is compatible with the surro...
	6.11.2 The Proposed Amendment is a timely response to the Government’s policy direction on identifying and optimising the development potential of suitable “GB” areas as a short to medium long-term measure to deliver much needed housing supply to addr...
	6.11.3 With the Proposed Amendment, the Applicant has proposed social welfare facility in the form of a 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons to serve the social needs of an enlarging community in Yau Kom Tau. It would also...
	6.11.4 As such, it can be concluded that the Proposed Amendment would serve a desirable precedent for mobilising suitable “GB” areas with underutilised private land to optimise their development potential and contribute to providing much needed housin...


	7 Conclusion
	7.1.1 This S12A Application is proposed for an amendment to the Approved Tsuen Wan OZP No. S/TM/35 by rezoning the Application Site from “GB” and “G/IC” to “R(B)9” to facilitate the implementation of a medium-density residential development with socia...
	7.1.2 This Supporting Planning Statement has demonstrated the technical feasibility and strong planning grounds to justify the rezoning proposal at the Application Site for the provision of more than 600 housing units, while also providing merits to s...
	7.1.3 Taking into account the merits and justifications presented in this Supporting Planning Statement, we sincerely seek the favourable consideration from the TPB to support this S12A Planning Application.
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	Executive Summary
	This Supporting Planning Statement is submitted in support of the Proposed Amendment to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) under Section 12A of the Town Planning Ordinance (Cap. 131), in respect of the rezoning from “Gr...
	The Government has endeavoured efforts to increase territorial housing supply, with private initiative seen as an important support alongside with public housing development. In line with the Government’s on-going initiatives to optimise the usage of ...
	An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. Under the Indicative Scheme, three residential towers will provide a total of 613 units, together with a 100-place RCHE cum 30-place DCU and HCS for Fra...
	The Proposed Amendment could achieve the following planning merits:
	• Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need;
	• Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing Suitable “GB” Sites of Beneficial Societal uses;
	• Responding to the Changing Planning Context of Housing Sites in Yau Kom Tau, Tsuen Wan;
	• Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities to Promote Intergeneration Living and Improving Quality of Life of the Neighbourhood;
	• Encouraging Private Sector Initiatives on Provision of Social Welfare Facilities;
	• Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre;
	• Fully Complying with Sustainable Building Design Guideline and Green Building Design;
	• No Deficit in Existing and Planned “G/IC” Provision with Increased Population;
	• Resulting in No Adverse Impacts to the Surrounding Area;
	• Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone; and
	• Will Not Set an Undesirable Precedent.
	The Applicant has demonstrated their genuine intention and commitment to taking forward the Indicative Scheme at the Application Site. In light of the planning merits and justifications put forward in the Supporting Planning Statement, we sincerely se...

	行政摘要
	政府一直致力提高全港房屋供應，除公營房屋發展外私人發展項目亦是重要的供應來源。申請人制定了一個指示性方案以展示擬議修訂的可行性，亦希望透過擬議修訂使申請地點的土地資源被善用。此舉同時能配合政府改劃已檢視的「綠化地帶」作住宅用途的最新倡議。是項改劃申請把用地最高建築物高度限制定為主水平基準上180米、最高住用總樓面面積為25,676平方米及非住用總樓面面積為不少於3,021.5平方米，以地盤平整水平為約主水平基準上90米，較用地前方屯門公路較高。申請地點位置鄰近兩個同樣位於荃灣分區計劃大綱圖範圍內已...
	擬議修訂已準備一個指示性設計方案來證明其可行性。指示性方案建議的三棟住宅大廈將為油柑頭社區帶來613個住宅單位，另包括安老院舍（100個服務名額）及長者日間護理單位（３0個服務名額）及體弱長者家居照顧服務中心，預計總人口約1,816 人。此方案不但能提高私人房屋供應，亦有助推動年齡友善的概念，以應對香港人口老齡化問題。
	擬議修訂將帶來以下規劃增益：
	• 配合政府施政報告的房屋政策和滿足本港的房屋需求；
	• 與政府通過檢視「綠化地帶」以增加房屋供應的倡議相一致；
	• 配合荃灣油柑頭一帶的對房屋發展的規劃條件變化；
	• 應對社區對長者設施的殷切需要，鼓勵跨世代共融生活及改善生活質素；
	• 為在私人發展項目提供社福設施創立良好先例；
	• 符合當地規劃環境並與鄰近荃灣市中心的周邊社區兼容；
	• 完全符合可持續建築設計指引和綠色建築設計；
	• 在增加人口的同時下不會造成現有或已規劃的政府、機構或社區設施短缺；
	• 不會為周邊環境帶來負面影響；
	• 不會影響「綠化地帶」的整體質量及完整性；及
	• 不會構成不良先例。
	申請人對推進此項目持有誠懇和積極的態度。基於本規劃綱領所闡述的規劃增益及理據，我們懇請城市規劃委員會支持是次規劃申請。

	1 Introduction
	1.1.1 This Supporting Planning Statement is submitted to the Town Planning Board (“TPB”) in support of the Planning Application under Section 12A of the Town Planning Ordinance (Cap. 131) for the Amendment of Plan for Proposed Residential Development ...
	1.1.2 The Applicant proposes amendments to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) by rezoning the Application Site from “Green Belt” (“GB”) and “Government, Institution or Community” (“G/IC”) to a tailor-made “Residential (...
	1.1.3 An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. The Proposed Amendment will facilitate a medium-rise residential development with much-needed housing supply and quality living environment with s...
	1.1.4 As reaffirmed in the Chief Executive’s 2014 Policy Address, the Government would continue to review various land uses (including “GB” sites) and rezone suitable sites to meet the pressing need for housing land supply. Recently, the Government pr...
	1.1.5 In response to the changing planning circumstances, the Proposed Amendment at the Application Site will also complement Government’s effort in optimising the development potential of “GB” sites in the Yau Kom Tau area that are of relatively less...
	1.1.6 The Indicative Scheme has adopted a context-responsive building arrangement and BH profile that are compatible with the neighbourhood. Technical assessments conducted also confirmed the Proposed Amendment will not generate, nor be suspectable to...
	1.1.7 This Supporting Planning Statement contains the sections below that are necessary to support this Planning Application to demonstrate its feasibility and suitability:
	• Section 2 describes the context of the Application Site and its surrounding areas;
	• Section 3 explains the planning context of the Application Site;
	• Section 4 presents the Indicative Scheme at the Application Site;
	• Section 5 summarises the amendment proposal to be incorporated into the Plan and Notes of the OZP;
	• Section 6 highlights the planning justifications and planning merits in support of the rezoning request; and
	• Section 7 concludes the highlights and justifications of this Supporting Planning Statement.
	1.1.8 We sincerely seek for favourable consideration from the TPB to grant approval to this well justified S12A Application.

	2 Site Context
	2.1 Location
	2.1.1 With an area of about 6,419m2, the Application Site situates at YKT in the western fringe of Tsuen Wan Town Centre. The Application Site is bounded by the Yau Kom Tau Fresh Water Service Reservoir and Water Treatment Works (YKTFWSR&WTW) at its n...
	2.1.2 Please refer to Figure 2.1 for the location of the Application Site.

	2.2 Land Status
	2.2.1 The Application Site’s area is about 6,419m2. The site area comprises of about 5,934m2 (about 92% of the Application Site) of private land held under Lots 164 RP, 175 and 232 RP in DD 354, and about 485m2 (about 8% of the Application Site) of ad...
	2.2.2 Please refer to Figure 2.2 for the land status of the Application Site.

	2.3 Existing Use
	2.3.1 The Application Site’s site level ranges from about 79mPD at the eastern boundary to 95 mPD at the western boundary above Tuen Mun Road. Based on the site’s topography, the terrain of a large portion of the site from the eastern boundary to the ...
	2.3.2 The Application Site is covered with overgrown vegetation with trees and shrubs. There are two existing streams flowing from north to south within the Application Site to the west and east of Lot 164 RP respectively. There is also a drainage cha...
	2.3.3 There is no road access to the Application Site, as such it is currently inaccessible by vehicles. A small footpath leads to the south-eastern edge of the site from access road of the adjacent YKTWTW to the east and another footpath leads to the...
	2.3.4 Please refer to Figure 2.3 for the existing condition of the Application Site.

	2.4 Surrounding Uses
	2.4.1 The Application Site is situated near a neighbourhood mainly characterised by the predominant medium to high-rise residential uses, with scattered low-rise GIC developments and vegetative space, in the western Tsuen Wan Town Centre, To the south...
	2.4.2 To the immediate south is the Tuen Mun Road which forms part of the New Territories Circular Road. Further south is an area mainly zoned “GB”, “R(B)” and “Residential (Group C)” (“R(C)”) within the same OZP, comprising of low to medium-rise resi...
	2.4.3 To the immediate east, it is the YKTFWSR&WTW which is zoned “Government, Institution or Community” (“G/IC”) within the same OZP. Further east to the north of Tuen Mun Road (northeast of the Application Site) are the Yau Kom Tau Village zoned as ...
	2.4.4 Across Tuen Mun Road to the southeast of the Application Site are mainly the existing medium to high-rise residential settlements which are comparatively in larger scale, including Bayview Garden, Belvedere Garden, Greenview Court, Greenview Ter...
	2.4.5 To the immediate north, it is the YKTFWSR&WTW which is zoned “G/IC”. To the further north, it is the hills of Shek Lung Kung with a height of about 470mPD at its tallest point. It forms part of the Tai Lam Country Park and is not covered by any ...
	2.4.6 To the immediate west, it is the “GB” zone within the same OZP. To the further west and southwest, there are the “GB” areas under the Tsuen Wan West Outline Zoning Plan No. S/TWW/19 and the hillside woodlands of Tai Lam Country Park.
	2.4.7 Please also refer to Figure 2.4c for the surrounding context of the Application Site.

	2.5 Accessibility
	2.5.1 There is no existing road access to the Application Site. Vehicular and pedestrian access to the Application Site can be made via a proposed access road connecting through an existing access road outside YKTWTW to Po Fung Road (with a short sect...
	2.5.2 The existing access road outside YKTWTW and part of Po Fung Road are under Water Supplies Department (WSD)’s management. A section of Po Fung Road closer to Castle Peak Road is under management by Highways Department (HyD). The existing access r...
	2.5.3 To cater for the anticipated increase in traffic flow and pedestrian movement arising from various developments at Po Fung Road and also to facilitate the rezoning of Sites A & B mentioned in Paragraph 2.4.3, there is plan for the Government to ...


	3 Planning Context
	3.1 Land Use Zoning
	3.1.1 A majority portion (6,041m2, or about 94% of the total Application Site area)  of the Application Site is current zoned “GB” on the Approved Tsuen Wan OZP no. S/TW/35 approved by the CE in C on 8th February 2022. The planning intention or the “G...
	3.1.2 Please refer to Figures 3.1a and 3.1b respectively for the extracted Notes and Explanatory Statement (“ES”) of the “GB” zone under the OZP.
	3.1.3 A minor portion of the Application Site (about 378m2, about 6% of the total Application Site Area) is currently zoned “G/IC” on the Approved Tsuen Wan OZP no. S/TW/35. As the portion zoned “G/IC” falls within the premise of private lot no. 232 R...

	3.2 Responding to Territorial Housing Land Shortage
	3.2.1 The 2020 Policy Address identified that the crux of the housing problem lies in the shortage of land for housing development, and urged that the public sector and private developers need to work together and support Government’s various land cre...
	3.2.2 Also, according to the 2021 Policy Address, the Government is determined to sustain land supply for both public and private housing to meet the keen housing demands of Hong Kong. The Government is committed towards a government-led and multi-pro...
	3.2.3 Considering that the Application Site is situated in close proximity to existing residential neighbourhood and located in close proximity to existing infrastructure of the Tsuen Wan New Town, as well as the two sites recently rezoned from the “G...

	3.3 Policy Initiatives for Rezoning of “Greenbelt” Zone for Housing Sites
	3.3.1 Advocated since the 2013 and 2014 Policy Addresses, the Government would adopt a multi-pronged strategy to meet the pressing need for housing land supply, including carrying out various land use reviews on an on-going basis, such as reviews on G...
	3.3.2 Earlier rounds of “Green Belt” review conducted by the Government had focused on Government land and sites with lower gradient and nearer to built-up areas, where they accounted for about 30% of the 210 sites identified for rezoning for resident...
	3.3.3 Taking the policy initiatives into account, “GB” sites that fulfil several main criteria, namely, lower gradient, located at the fringe of existing built-up areas, in close proximity to existing roads, possessing relatively less buffering effect...

	3.4 Housing Sites for High-density Residential Developments in Tsuen Wan
	3.4.1 As mentioned in Paragraph 3.3.2, by 2017, the Government has identified 210 sites for rezoning after engaging in a land use review across the territory. Out of these 210 potential housing sites, 13 (about 6% of the total) of them are in Tsuen Wa...

	3.5 Changing Planning Circumstances in the Immediate Surrounding
	3.5.1 Within the same OZP and in close proximity to the Application Site, there are two sites (Site A and Site B) recently identified by the Government during review on “GB” sites for conversion to residential use. The two proposed amendment item, to ...
	3.5.2 Also, as mentioned in Paragraph 2.5.3, Po Fung Road will be widened and improved to facilitate future development at these two housing sites in YKT. Improvement works include widening of the carriageway and footpath (widen Po Fung Road to a stan...
	3.5.3 Upon completion of the OZP amendment process, in February 2022, the Government announced its 2022-23 Land Sale Programme which includes the two aforementioned residential sites in Tsuen Wan to be put up for sale13F .

	3.6 Policy Initiatives to Promote Active Ageing/ Provision of Elderly Facilities in Residential Developments
	3.6.1 Apart from the shortage of land supply in Hong Kong, ageing population is another issue that our society has to look for solutions to address the challenges it leads to. There is a continuous increase in the elderly population in the world and H...
	3.6.2 In view of the situation, in the 2021 Policy Address, the Government committed to adopt a multi-pronged approach to boost the short, medium and long-term supply of residential care services as its demand has exceeded the supply due to an ageing ...
	3.6.3 To encourage participation by more private enterprises in providing quality RCHE services, the Government has put in place since 2003 the Scheme to Encourage Provision of RCHE Premises in New Private Developments16F . As stated in the Policy Add...
	3.6.4 On a district basis, the overall provision of GIC facilities is considered generally sufficient to serve the population in Tsuen Wan as of Oct 202118F . However, PlanD’s latest view on a similar application (No. A/TW/526 approved on 10 Dec 2021)...


	4 The Indicative Scheme – Proposed Residential Development and Social Welfare Facilities
	4.1 General Planning and Design Principles
	4.1.1 Having regarded the overall planning context from a territorial and local scale as discussed in Section 3, the society is in severe need for land for new housing supply. Meanwhile, the Government is actively reviewing suitable “GB” areas to opti...
	4.1.2 Taken into consideration of the Application Site’s locality and surrounding, which surrounded by existing built-up areas on three sides, i.e., the YKTFWSR, YKTWTW and Tuen Mun Road. The Application Site is also located close to various existing ...
	4.1.3 With consideration of the existing condition, together with the changes in territorial planning context and the recent OZP amendment in the adjacent sites, the Applicant recognises the opportunity of the Application Site, which is solely owned b...
	4.1.4 To demonstrate the feasibility and merits of the Proposed Amendment, an Indicative Scheme has been prepared. The overarching planning and design principle of the Indicative Scheme is to respect the residential setting in the neighbourhood while ...
	4.1.5 The key planning and design principles are discussed as follows:
	4.1.6 To Utilise Precious Residential Land Resources Without Compromising on the Quality of Landscape and Environment – The Application Site is located in the fringe of “GB” zone amid built-up area to the west of Tsuen Wan Town Centre. Under the curre...
	4.1.7 To Contribute More Than 500 Units to the Housing Market by Private Initiative – The Proposed Amendment is intended to optimise the development potential at the Application Site which is situated in a residential neighbourhood with scattered gove...
	4.1.8 To Increase the Supply of G/IC facilities of the Community and to Promote Intergeneration Living with Residential Development – The Indicative Scheme will provide social welfare facilities, i.e., a 100-place RCHE cum 30-place DCU, and a HCS for ...
	4.1.9 Responding to the Site’s Condition with Compatible Design – The scale and the design of the Indicative Scheme will strike a balance between the urban-rural setting and the transforming residential neighbourhood. Besides, to respond with the slop...
	4.1.10 Considering that the Application Site is in an elongated shape, the building bulk of the towers and podium are sensitively designed with voids and building separation to capture valuable landscape scenery and allowing visual permeability to the...
	4.1.11 Quality and Sensitive Building and Landscape Design – Due to the proximity to Tuen Mun Road, the residential towers will maintain a minimum buffer distance of 20m from Tuen Mun Road to minimise nuisances to the living quality of future resident...

	4.2 Building Design of the Indicative Scheme
	4.2.1 Based on planning and design principles presented above, the Applicant has prepared an Indicative Layout Plans for the Indicative Scheme at the Application Site (Appendix A refers).
	Building Layout of the Indicative Scheme
	4.2.2 The Indicative Scheme is comprised of 3 residential blocks, with 1 of the 3 blocks sitting on a 3-storey podium building for proposed RCHE cum DCU and HCS for Frail Elderly Persons facilities, on top of 1 level of basement for ancillary car park...
	4.2.3 Block 3 is located on top of the 3-storey podium at the western portion of the Application Site. The podium will accommodate RCHE cum DCU and HCS for Frail Elderly Persons facilities to foster the inter-generation concept. A terraced garden is d...
	4.2.4 Please refer to Appendix A for the layout drawings of the Indicative Scheme.
	Sensitive Building Design and Disposition
	4.2.5 As a proactive response to the Application Site’s surrounding, the Indicative Scheme has demonstrated a number of green building features. A stepped garden roof extending from the ground is created at the RCHE Block to enhance circulation and to...
	4.2.6 To respect the existing terrain of the Application Site, an optimal site level of 90mPD is adopted. To the west end of the Application Site, there is a relatively steeper section of sloping terrain. To respective the existing topography and natu...
	4.2.7 Responding to the sloping topography (with a site level of about 90mPD) and the scenic ridgeline backdrop to the north of the Application Site, the bulkiness of the building has been minimised by provision of voids and large building separation ...
	4.2.8 To further minimise visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be articulated to ad...
	4.2.9 To cope with the noise impact from Tuen Mun Road, the building orientation and building setback from Tuen Mun Road has been optimised to mitigate as much possible noise nuisance as possible. Furthermore, appropriate mitigation measures such as a...
	Consideration on Location of Social Welfare Facilities
	4.2.10 According to the Code of Practice for Residential Care Homes (Elderly Persons) published by the Social Welfare Department, no part of the proposed RCHE and DCUs facilities are situated at a height more than 24m above the proposed ground level (...
	4.2.11 The RCHE entrance lobby, 30-place DCU and the HCS for Frail Elderly Persons are arranged on G/F to provide better circulation is located in close proximity to the G/F pick-up / drop-off space for the conveniences of users and visitors. The entr...
	4.2.12 As per HKPSG Ch.3 and comment from the Social Welfare Department (SWD), the proposed 100-place RCHE and 30-place DCU would have a NOFA of 1,354m2 and 90m2 respectively (1,444m2 in total). A GFA of about 2,718.5m2 (equivalent to a GFA:NOFA ratio...
	Environmental Considerations on Building Design
	4.2.13 A number of building design considerations and noise mitigation measures have been proposed and incorporated in the Indicative Scheme to minimise potential environmental nuisances to the future residents and users, these include:
	Building Setback
	4.2.14 The Application Site is elongated and narrow in shape, and is bounded between Tuen Mun Road to the south and the service reservoirs of Yau Kom Tau Water Treatment Works to the north. In order to avoid adverse vehicular emission impact and minim...
	Building Orientation
	4.2.15 Under the Building (Planning) Regulations (Cap. 123F), the prescribed window requirement for habitable space of residential units needs to be satisfied (i.e., facing street or open space generally). Therefore, some windows will inevitably face ...
	Internal Layout Design
	4.2.16 In order to minimise road traffic noise impact due to Tuen Mun Road, internal layout of some residential units, RCHE rooms, rooms in the DCU and HCS for Frail Elderly Persons allows the openable windows for ventilation facing away from Tuen Mun...
	Acoustic Window (Baffle Type) / Enhanced Acoustic Balcony (Baffle Type)
	4.2.17 Further to the adoption of the building design consideration mentioned above, acoustic window (baffle type) and enhanced acoustic balcony (baffle type) have been proposed to mitigate the residue road traffic noise exceedances
	4.2.18 The detailed mitigation measures are outlined in Appendix D.

	4.3 Key Development Parameters of the Indicative Scheme
	4.3.1 The key development parameters of the Indicative Scheme are summarised in Table 4.3 below.
	Remarks:
	[1] The GFA for the 100-place RCHE cum 30-place DCU and the HCS for Frail Elderly Persons are calculated based on the respective NOFA requirements of 1,354m2 for 100-place RCHE and 90m2 for 30-place DCUs attached to RCHE (based on proposed GFA of 2718...
	[2] Composite tower with 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons.
	[3] A Person Per Occupied Flat (PPOF) of 2.8 is assumed based on the average domestic household size of Tsuen Wan District in the 2021 Census result.21F
	[4] The proposed 100-place RCHE cum 30-place DCU is proposed to be operated on a private / self-financing mode; The proposed HCS for Frail Elderly Persons is proposed to be assigned to SWD as a Government Accommodation.

	4.4 Landscape Design Framework
	4.4.1 The primary objectives for the landscape design of the Indication Scheme are:
	 To integrate the Indicative Scheme from a landscape and visual perspective with the existing and planned landscape context;
	 To use landscape measures to soften the form of the proposed buildings;
	 To provide visual integration, screening and softening effects of the built-form;
	 To provide a high-quality living environment and open spaces for future residents and visitors;
	 To utilize a variety of tree species to alleviate visual impact to the surroundings, delineate the landscape character of the area and emphasize the individuality afforded by the environmental qualities of the Site;
	 To maximize opportunities for the planting of new trees, shrubs and other vegetation mix; and
	 To provide compensation for the proposed felling of trees required to accommodate the Indicative Scheme.
	4.4.2 With the above objectives and the aim to provide quality medium-rise residential development, a Landscape Master Plan (“LMP”) has been prepared for the Indicative Scheme (Appendix J) with key features highlighted as below.
	Landscape Design
	4.4.3 To facilitate residents and visitors’ movements, landscaping features such as outdoor swimming pools, activity lawn, outdoor play area, water feature, landscape gardens, yoga deck and fitness station are proposed for better leisure and relaxatio...
	4.4.4 In order to minimise the visual impact of the Indicative Scheme, a combination of one to two rows of evergreen trees with various height of shrubs are proposed along the site boundary, especially in the area at the north of the Indicative Scheme...
	4.4.5 Through appropriate landscape treatments and visual integration, a quality and sustainable environment could be created at the Application Site. With a friendly and green environment with various spaces for social activities, the landscape desig...
	Greenery Provision
	4.4.6 To enhance visual linkage with the green surroundings, a greenery provision of about 19% (about 1,173m2) coverage of greenery located in the primary zone and about 29% (about 1,722m2) overall coverage of greenery, which are more than the 10% and...
	Tree Preservation and Removal
	4.4.7 A total of 650 nos. of existing trees have been identified within the assessment boundary for tree preservation. 7 trees are proposed to be retained while 720 nos. of compensatory trees will be provided in the Indicative Scheme. For detailed inf...

	4.5 Traffic and Transport Arrangement
	Proposed Construction of Road Connection for Application Site
	4.5.1 In order to provide vehicular and pedestrian access to the Application Site, the existing access road outside Yau Kom Tau Water Treatment Works is proposed to be widened. A new standard 2-lane 2-way carriageway with footpath is proposed from out...
	4.5.2 Please refer to Appendix B for the layout of the proposed road connection.
	Road/ Junction Improvement Measures by Others
	4.5.3 In order to connect the proposed access road to the Application Site to the wider road network of Tsuen Wan, vehicular and pedestrian access will travel via a widened and improved Po Fung Road towards Castle Peak Road and Hoi On Road. As discuss...
	4.5.4 The existing Tuen Mun Road underpass section at Po Fung Road does not meet the standard width of a single 2-lane carriageway as stipulated in TPDM. Carriageway widening of the underpass is constrained by the existing large diameter of watermains...
	4.5.5 A new 5-phases signalized junction with pedestrian crossing will be proposed at Po Fung Road with Yau Kom Tau Village / Yau Kom Tau Treatment Works to be implemented by the Government.
	Internal Transport Facilities
	Residential Development
	4.5.6 The proposed internal transport facilities provisions are in accordance with the latest Hong Kong Planning Standards and Guidelines (HKPSG).
	 Car Parking Space Provision: A provision of 141 nos. car parking spaces (including 2 nos. accessible car parking spaces and 15 nos. visitor parking spaces) will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Motorcycle Parking Space Provision: A provision of 7 nos. motorcycle parking spaces will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Goods Vehicle Loading/Unloading Bay Provision: A total of 3 nos. HGV loading/unloading bays will be provided on ground floor.
	 Pick-up / Drop off Space for Residential Shuttle Bus: 1 pick-up / drop-off space will be provided on ground floor outside Block 1 and Block 2 for residential shuttle service.
	RCHE with DCU
	4.5.7 There are no specific guidelines in accordance with HKPSG for RCHE with DCU. Therefore, the required internal transport facilities provision is made reference to similar types of developments, an approved RCHE Development at Hung Shui Kiu (A/YL-...
	 Car Parking Space Provision: A total of 3 nos. car parking spaces (including 1 no. accessible car parking space) will be provided in basement parking floor, which will be accessed via car-ramp system.
	 Light Bus Parking Space Provision: A total of 1 no. Light Bus Parking Space will be provided on ground floor.
	 Shared Loading / Unloading Area for Private Light Bus and Ambulance / Other Vehicles of the Development: A total of 1 no. shared loading / unloading area will be provided on ground floor near the entrance of the HCS for Frail Elderly Persons.
	HCS for Frail Elderly Persons
	4.5.8 There are no specific guidelines in accordance with HKPSG for the HCS for Frail Elderly Persons. Therefore, the required internal transport facilities provision is made according to the liaison with Social Welfare Department.
	Overall Traffic and Transport Arrangement
	4.5.9 Please refer to Appendix B for the details on the traffic and transport arrangement for the Indicative Scheme in the Traffic Impact Assessment

	4.6 Proposed Development Programme
	4.6.1 With consideration to the time required for amendment of plan, land exchange / lease modification, site formation and construction of the proposed access road and residential development, it is anticipated that the development would be completed...


	5 Amendment Proposal
	5.1 Considerations for an Appropriate Zoning
	5.1.1 In light of the changing planning circumstances for increasing the overall housing supply in Tsuen Wan and in Hong Kong, as well as for synergising with the planned and existing residential clusters around YKT and Tsuen Wan Town Centre, an appro...

	5.2 Clear Planning Intention
	5.2.1 The proposed zoning should carry a clear planning intention and development direction for the type of uses and development intensity on the Application Site. In the case of this particular planning application, the zoning should provide flexibil...

	5.3 Appropriate Zoning Control
	5.3.1 The proposed zoning should have appropriate zoning control over the proposed use, scale and intensity by designating restrictions on the GFA and BH to guide the direction of the development towards the intended planning intention and to achieve ...

	5.4 Appropriate Zoning Flexibility
	5.4.1 Some kind of flexibility has to be allowed in the zoning so as to allow flexibility in creative and innovative design and proposals, which can tie in more closely to the fluid social and community aspirations, and market demands at the transform...

	5.5 The Proposed Amendments
	5.5.1 In light of the discussions in the earlier Sections, this Planning Application proposes amendments to the Plan and Notes of the OZP by rezoning the Application Site from “GB” and “G/IC” to a tailor-made “R(B)9” with a development intensity makin...
	5.5.2 To realise the Indicative Scheme for the proposed medium-dense residential development and social welfare facilities (RCHE with DCUs) as illustrated in Section 4, a tailor-made “R(B)9” sub-zone with a maximum GFA of 25,676m2 for domestic purpose...
	5.5.3 The Proposed Amendment will provide incentive for a timely implementation of private residential units and social welfare facilities at a convenient location near existing urban areas, while contributing wider social benefits for Tsuen Wan and m...
	5.5.4 In addition, in the ES of the OZP, it is proposed to specify that the “R(B)9” zone is intended to provide a 100-place RCHE cum 30-place DCU and a HCS for Frail Elderly Persons, with a non-domestic GFA of not less than 3,021.5m2, and that in dete...
	5.5.5 The Proposed Amendment on the Plan is shown in Figure 5.1. The Proposed Amendments to the Notes and ES of the OZP are respectively illustrated in Figures 5.2 - 5.4.


	6 Planning Justification
	6.1 Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need
	6.1.1 The Proposed Amendment, which facilitates the proposed residential development and social welfare facilities, is in line with the Government’s ongoing policy to speed up the much-needed housing supply to address the territorial shortage. The Pol...
	6.1.2 Furthermore, according to the Long-Term Housing Strategy Annual Progress Report 2021, the total housing supply target for the next 10-year period will be 430,000 units (in which the private housing supply target accounts for 30% of the total tar...
	6.1.3 With due consideration of this policy direction and the transforming residential neighbourhood, the Indicative Scheme, with the production of approximately 613 flats, will make optimal use of scarce land resources to provide timely support to th...

	6.2 Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing “GB” Sites of Beneficial Societal Uses
	1.1.1 The Government has been implementing a series of measures to increase land supply through a multi-pronged approach so as to meet the housing land demand, which one of the measures is to identify suitable “GB” sites for conversion to residential ...
	1.1.2 Applying the same policy intentions and site-selection criteria, the Application Site falls within the fringe of a “GB” zone between the existing YKTWTW and Tuen Mun Road. Furthermore, there are existing man-made structure within the Application...

	6.3 Responding to the Changing Planning Context of Housing Texts in Yau Kom Tau, Tsuen Wan
	6.3.1 The initiative to rezone potential “GB” for private residential use, as discussed in Section 6.2, are not without precedent in YKT area, Tsuen Wan. Close to the Application Site, there were two similar rezoning proposals processed by the Governm...
	6.3.2 Comparing the conditions of the Application Site with the two “GB” sites rezoning items mentioned above, all three sites are located within the same OZP in the same residential neighbourhood. The vegetation found in all three sites are also foun...
	6.3.3 The anticipated increase in residential density in YKT with improved infrastructure capacity and appreciable policy application around western Tsuen Wan Town Centre have both demonstrated the opportunities for the Application Site to realise its...

	6.4 Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities for Intergeneration Living and Improving Quality of Life of the Neighbourhood
	6.4.1 The Proposed Amendment will improve the quality of life for the future residents and the surrounding community. The need for community facilities in the area has been thoughtfully considered during the design of the Indicative Scheme. With refer...
	6.4.2 The proposed RCHE cum DCU and the HCS for Frail Elderly Persons will be located to the western portion of the Application Site and will be easily accessible from at-grade pick-up/drop-off laybys for the convenience of users and visitors. Landsca...

	6.5 Encouraging Private Sector Initiatives on the Provision of Social Welfare Facilities
	6.5.1 In Hong Kong, by 2039, about one-third of the total population will be aged 65 or above22F . The ageing population would foreseeably intensify the local demand of elderly services and pose a great challenge to the social welfare system. In light...
	6.5.2 In addressing the heightening territorial needs for residential care services, aside from measures in public sector such as to increase supply of subsidised RCHEs and the proposal to reserve 5% of total GFA for welfare uses in future public hous...

	6.6 Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre
	6.6.1 The Application Site is situated in the fringe of built-up area mainly characterised by the predominant medium to high-rise residential uses with scattered low-rise GIC developments and vegetative space in the western Tsuen Wan Town Centre. To t...
	6.6.2 The south of the Application Site across Tuen Mun Road are residential clusters with mainly medium-rise residential development with maximum permitted BH of 140mPD. Since the Application Site is located to the north of Tuen Mun Road and sitting ...
	6.6.3 To further minimise any potential visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be art...
	6.6.4 In view of the above, the Proposed Amendment will not only be compatible with its surroundings in terms of land use, development scale and intensity, but also respond well to the existing topography. As demonstrated in the VIA, it is also confir...

	6.7 Fully Complying with Sustainable Building Design Guideline and Green Building Design
	6.7.1 To achieve a quality and sustainable built environment, due considerations have been made to the relevant provisions of PNAP APP-152 Sustainable Building Design Guidelines (SBDG) in formulating the Indicative Scheme. The considerations of the th...
	Building Separation
	6.7.2 The Application Site is with a site area less than 20,000m2. Only a small portion of the Indicative Scheme where residential block 1 and block 2 is located has a projected façade length slightly higher than 60m. To satisfy the requirements for B...
	Building Setback
	6.7.3 Under the Indicative Scheme, no part of the Indicative Scheme up to a level of 15m above the street level is within 7.5m from the centreline of the proposed new access road. The building setback requirement is duly complied.
	Site Coverage of Greenery
	6.7.4 According to the SBDG, the Application Site, with a site area of about 6,043m2, is required to reach minimum site coverage of greenery of 10% in primary zones and 20% in overall development respectively. Such requirements on site coverage of gre...
	6.7.5 To promote energy efficiency and ensure compatibility with the natural setting around the Application Site, green building design elements including terrace podium design and green roofs have been taken into account in formulating the Indicative...
	Terrace Podium Design

	6.7.6 The podium design of the RCHE block has fully respected the natural terrain and landscape of the Application Site. To the western side of the podium, the building mass of G/F, 1/F and 2/F retracts from the natural slope. The design is intended t...
	Green Roofs

	6.7.7 As discussed earlier, the RCHE block has adopted a terracing podium design. Not only does it create open spaces for the enjoyment of the RCHE users, but it also creates a green roof that proactively respond to the surrounding vegetated landscape...
	6.7.8 The aforementioned design merits will bring about more pleasant living environment for the future residents, and also better visuals and social benefits amidst the residential.

	6.8 Resulting in No Deficit in Existing and Planned “G/IC” Provision with Increased Population
	6.8.1 The Proposed Amendment will unlikely overstain the existing and planned “G/IC” facilities provision in Tsuen Wan. According to the TPB Paper No. 10775, “the overall provision of GIC facilities is generally sufficient to serve the population in T...
	6.8.2 Despite the shortfalls in community care services facilities and child care centres24F , PlanD stated in the 665th Meeting of the Metro Town Planning Committee (held on 5 Feb 2021) that relevant facilities have been incorporated into the propose...
	6.8.3 The additional population of about 1,816 brought by the Proposed Amendment is not expected to cause adverse impact to these types of G/IC facilities that are already in shortage, given that when compared with the aggregate total population added...

	6.9 The Proposed Amendment is Technically Feasible and Results in No Adverse Impacts to the Surrounding Area
	6.9.1 Various technical assessments on different aspects, namely traffic, environmental, visual, air ventilation, landscape and tree preservation, drainage, sewerage, and geotechnical, have been conducted and included in Appendices B to I, and Appendi...

	6.10 Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone
	6.10.1 The Application Site is moderate in scale with a site area of only about 6,419m2. It is also situated in the fringe of built-up area in YKT in the western Tsuen Wan Town Centre. It is also located in the fringe of “GB” zone at a location which ...
	6.10.2 In addition, the Indicative Scheme will fully respect the natural setting and provide ample greenery and open space, with continuous green buffer along the Application Site’s edge. It will also fully comply with SBDG and incorporate a number of...
	6.10.3 Relevant technical assessments as mentioned in Section 6.9 also confirmed that the Indicative Scheme will neither be subject to, nor cause adverse impacts to the surrounding environment, air ventilation, sewerage, drainage, water supplies, nor ...

	6.11 Will Not Set an Undesirable Precedent
	6.11.1 The Proposed Amendment is in line with the Government’s initiative to increase housing land supply by reviewing “GB” sites as discussed earlier in Section 6.2. Furthermore, the proposed use and development intensity is compatible with the surro...
	6.11.2 The Proposed Amendment is a timely response to the Government’s policy direction on identifying and optimising the development potential of suitable “GB” areas as a short to medium long-term measure to deliver much needed housing supply to addr...
	6.11.3 With the Proposed Amendment, the Applicant has proposed social welfare facility in the form of a 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons to serve the social needs of an enlarging community in Yau Kom Tau. It would also...
	6.11.4 As such, it can be concluded that the Proposed Amendment would serve a desirable precedent for mobilising suitable “GB” areas with underutilised private land to optimise their development potential and contribute to providing much needed housin...


	7 Conclusion
	7.1.1 This S12A Application is proposed for an amendment to the Approved Tsuen Wan OZP No. S/TM/35 by rezoning the Application Site from “GB” and “G/IC” to “R(B)9” to facilitate the implementation of a medium-density residential development with socia...
	7.1.2 This Supporting Planning Statement has demonstrated the technical feasibility and strong planning grounds to justify the rezoning proposal at the Application Site for the provision of more than 600 housing units, while also providing merits to s...
	7.1.3 Taking into account the merits and justifications presented in this Supporting Planning Statement, we sincerely seek the favourable consideration from the TPB to support this S12A Planning Application.
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	Executive Summary
	This Supporting Planning Statement is submitted in support of the Proposed Amendment to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) under Section 12A of the Town Planning Ordinance (Cap. 131), in respect of the rezoning from “Gr...
	The Government has endeavoured efforts to increase territorial housing supply, with private initiative seen as an important support alongside with public housing development. In line with the Government’s on-going initiatives to optimise the usage of ...
	An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. Under the Indicative Scheme, three residential towers will provide a total of 613 units, together with a 100-place RCHE cum 30-place DCU and HCS for Fra...
	The Proposed Amendment could achieve the following planning merits:
	• Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need;
	• Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing Suitable “GB” Sites of Beneficial Societal uses;
	• Responding to the Changing Planning Context of Housing Sites in Yau Kom Tau, Tsuen Wan;
	• Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities to Promote Intergeneration Living and Improving Quality of Life of the Neighbourhood;
	• Encouraging Private Sector Initiatives on Provision of Social Welfare Facilities;
	• Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre;
	• Fully Complying with Sustainable Building Design Guideline and Green Building Design;
	• No Deficit in Existing and Planned “G/IC” Provision with Increased Population;
	• Resulting in No Adverse Impacts to the Surrounding Area;
	• Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone; and
	• Will Not Set an Undesirable Precedent.
	The Applicant has demonstrated their genuine intention and commitment to taking forward the Indicative Scheme at the Application Site. In light of the planning merits and justifications put forward in the Supporting Planning Statement, we sincerely se...

	行政摘要
	政府一直致力提高全港房屋供應，除公營房屋發展外私人發展項目亦是重要的供應來源。申請人制定了一個指示性方案以展示擬議修訂的可行性，亦希望透過擬議修訂使申請地點的土地資源被善用。此舉同時能配合政府改劃已檢視的「綠化地帶」作住宅用途的最新倡議。是項改劃申請把用地最高建築物高度限制定為主水平基準上180米、最高住用總樓面面積為25,676平方米及非住用總樓面面積為不少於3,021.5平方米，以地盤平整水平為約主水平基準上90米，較用地前方屯門公路較高。申請地點位置鄰近兩個同樣位於荃灣分區計劃大綱圖範圍內已...
	擬議修訂已準備一個指示性設計方案來證明其可行性。指示性方案建議的三棟住宅大廈將為油柑頭社區帶來613個住宅單位，另包括安老院舍（100個服務名額）及長者日間護理單位（３0個服務名額）及體弱長者家居照顧服務中心，預計總人口約1,816 人。此方案不但能提高私人房屋供應，亦有助推動年齡友善的概念，以應對香港人口老齡化問題。
	擬議修訂將帶來以下規劃增益：
	• 配合政府施政報告的房屋政策和滿足本港的房屋需求；
	• 與政府通過檢視「綠化地帶」以增加房屋供應的倡議相一致；
	• 配合荃灣油柑頭一帶的對房屋發展的規劃條件變化；
	• 應對社區對長者設施的殷切需要，鼓勵跨世代共融生活及改善生活質素；
	• 為在私人發展項目提供社福設施創立良好先例；
	• 符合當地規劃環境並與鄰近荃灣市中心的周邊社區兼容；
	• 完全符合可持續建築設計指引和綠色建築設計；
	• 在增加人口的同時下不會造成現有或已規劃的政府、機構或社區設施短缺；
	• 不會為周邊環境帶來負面影響；
	• 不會影響「綠化地帶」的整體質量及完整性；及
	• 不會構成不良先例。
	申請人對推進此項目持有誠懇和積極的態度。基於本規劃綱領所闡述的規劃增益及理據，我們懇請城市規劃委員會支持是次規劃申請。

	1 Introduction
	1.1.1 This Supporting Planning Statement is submitted to the Town Planning Board (“TPB”) in support of the Planning Application under Section 12A of the Town Planning Ordinance (Cap. 131) for the Amendment of Plan for Proposed Residential Development ...
	1.1.2 The Applicant proposes amendments to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) by rezoning the Application Site from “Green Belt” (“GB”) and “Government, Institution or Community” (“G/IC”) to a tailor-made “Residential (...
	1.1.3 An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. The Proposed Amendment will facilitate a medium-rise residential development with much-needed housing supply and quality living environment with s...
	1.1.4 As reaffirmed in the Chief Executive’s 2014 Policy Address, the Government would continue to review various land uses (including “GB” sites) and rezone suitable sites to meet the pressing need for housing land supply. Recently, the Government pr...
	1.1.5 In response to the changing planning circumstances, the Proposed Amendment at the Application Site will also complement Government’s effort in optimising the development potential of “GB” sites in the Yau Kom Tau area that are of relatively less...
	1.1.6 The Indicative Scheme has adopted a context-responsive building arrangement and BH profile that are compatible with the neighbourhood. Technical assessments conducted also confirmed the Proposed Amendment will not generate, nor be suspectable to...
	1.1.7 This Supporting Planning Statement contains the sections below that are necessary to support this Planning Application to demonstrate its feasibility and suitability:
	• Section 2 describes the context of the Application Site and its surrounding areas;
	• Section 3 explains the planning context of the Application Site;
	• Section 4 presents the Indicative Scheme at the Application Site;
	• Section 5 summarises the amendment proposal to be incorporated into the Plan and Notes of the OZP;
	• Section 6 highlights the planning justifications and planning merits in support of the rezoning request; and
	• Section 7 concludes the highlights and justifications of this Supporting Planning Statement.
	1.1.8 We sincerely seek for favourable consideration from the TPB to grant approval to this well justified S12A Application.

	2 Site Context
	2.1 Location
	2.1.1 With an area of about 6,419m2, the Application Site situates at YKT in the western fringe of Tsuen Wan Town Centre. The Application Site is bounded by the Yau Kom Tau Fresh Water Service Reservoir and Water Treatment Works (YKTFWSR&WTW) at its n...
	2.1.2 Please refer to Figure 2.1 for the location of the Application Site.

	2.2 Land Status
	2.2.1 The Application Site’s area is about 6,419m2. The site area comprises of about 5,934m2 (about 92% of the Application Site) of private land held under Lots 164 RP, 175 and 232 RP in DD 354, and about 485m2 (about 8% of the Application Site) of ad...
	2.2.2 Please refer to Figure 2.2 for the land status of the Application Site.

	2.3 Existing Use
	2.3.1 The Application Site’s site level ranges from about 79mPD at the eastern boundary to 95 mPD at the western boundary above Tuen Mun Road. Based on the site’s topography, the terrain of a large portion of the site from the eastern boundary to the ...
	2.3.2 The Application Site is covered with overgrown vegetation with trees and shrubs. There are two existing streams flowing from north to south within the Application Site to the west and east of Lot 164 RP respectively. There is also a drainage cha...
	2.3.3 There is no road access to the Application Site, as such it is currently inaccessible by vehicles. A small footpath leads to the south-eastern edge of the site from access road of the adjacent YKTWTW to the east and another footpath leads to the...
	2.3.4 Please refer to Figure 2.3 for the existing condition of the Application Site.

	2.4 Surrounding Uses
	2.4.1 The Application Site is situated near a neighbourhood mainly characterised by the predominant medium to high-rise residential uses, with scattered low-rise GIC developments and vegetative space, in the western Tsuen Wan Town Centre, To the south...
	2.4.2 To the immediate south is the Tuen Mun Road which forms part of the New Territories Circular Road. Further south is an area mainly zoned “GB”, “R(B)” and “Residential (Group C)” (“R(C)”) within the same OZP, comprising of low to medium-rise resi...
	2.4.3 To the immediate east, it is the YKTFWSR&WTW which is zoned “Government, Institution or Community” (“G/IC”) within the same OZP. Further east to the north of Tuen Mun Road (northeast of the Application Site) are the Yau Kom Tau Village zoned as ...
	2.4.4 Across Tuen Mun Road to the southeast of the Application Site are mainly the existing medium to high-rise residential settlements which are comparatively in larger scale, including Bayview Garden, Belvedere Garden, Greenview Court, Greenview Ter...
	2.4.5 To the immediate north, it is the YKTFWSR&WTW which is zoned “G/IC”. To the further north, it is the hills of Shek Lung Kung with a height of about 470mPD at its tallest point. It forms part of the Tai Lam Country Park and is not covered by any ...
	2.4.6 To the immediate west, it is the “GB” zone within the same OZP. To the further west and southwest, there are the “GB” areas under the Tsuen Wan West Outline Zoning Plan No. S/TWW/19 and the hillside woodlands of Tai Lam Country Park.
	2.4.7 Please also refer to Figure 2.4c for the surrounding context of the Application Site.

	2.5 Accessibility
	2.5.1 There is no existing road access to the Application Site. Vehicular and pedestrian access to the Application Site can be made via a proposed access road connecting through an existing access road outside YKTWTW to Po Fung Road (with a short sect...
	2.5.2 The existing access road outside YKTWTW and part of Po Fung Road are under Water Supplies Department (WSD)’s management. A section of Po Fung Road closer to Castle Peak Road is under management by Highways Department (HyD). The existing access r...
	2.5.3 To cater for the anticipated increase in traffic flow and pedestrian movement arising from various developments at Po Fung Road and also to facilitate the rezoning of Sites A & B mentioned in Paragraph 2.4.3, there is plan for the Government to ...


	3 Planning Context
	3.1 Land Use Zoning
	3.1.1 A majority portion (6,041m2, or about 94% of the total Application Site area)  of the Application Site is current zoned “GB” on the Approved Tsuen Wan OZP no. S/TW/35 approved by the CE in C on 8th February 2022. The planning intention or the “G...
	3.1.2 Please refer to Figures 3.1a and 3.1b respectively for the extracted Notes and Explanatory Statement (“ES”) of the “GB” zone under the OZP.
	3.1.3 A minor portion of the Application Site (about 378m2, about 6% of the total Application Site Area) is currently zoned “G/IC” on the Approved Tsuen Wan OZP no. S/TW/35. As the portion zoned “G/IC” falls within the premise of private lot no. 232 R...

	3.2 Responding to Territorial Housing Land Shortage
	3.2.1 The 2020 Policy Address identified that the crux of the housing problem lies in the shortage of land for housing development, and urged that the public sector and private developers need to work together and support Government’s various land cre...
	3.2.2 Also, according to the 2021 Policy Address, the Government is determined to sustain land supply for both public and private housing to meet the keen housing demands of Hong Kong. The Government is committed towards a government-led and multi-pro...
	3.2.3 Considering that the Application Site is situated in close proximity to existing residential neighbourhood and located in close proximity to existing infrastructure of the Tsuen Wan New Town, as well as the two sites recently rezoned from the “G...

	3.3 Policy Initiatives for Rezoning of “Greenbelt” Zone for Housing Sites
	3.3.1 Advocated since the 2013 and 2014 Policy Addresses, the Government would adopt a multi-pronged strategy to meet the pressing need for housing land supply, including carrying out various land use reviews on an on-going basis, such as reviews on G...
	3.3.2 Earlier rounds of “Green Belt” review conducted by the Government had focused on Government land and sites with lower gradient and nearer to built-up areas, where they accounted for about 30% of the 210 sites identified for rezoning for resident...
	3.3.3 Taking the policy initiatives into account, “GB” sites that fulfil several main criteria, namely, lower gradient, located at the fringe of existing built-up areas, in close proximity to existing roads, possessing relatively less buffering effect...

	3.4 Housing Sites for High-density Residential Developments in Tsuen Wan
	3.4.1 As mentioned in Paragraph 3.3.2, by 2017, the Government has identified 210 sites for rezoning after engaging in a land use review across the territory. Out of these 210 potential housing sites, 13 (about 6% of the total) of them are in Tsuen Wa...

	3.5 Changing Planning Circumstances in the Immediate Surrounding
	3.5.1 Within the same OZP and in close proximity to the Application Site, there are two sites (Site A and Site B) recently identified by the Government during review on “GB” sites for conversion to residential use. The two proposed amendment item, to ...
	3.5.2 Also, as mentioned in Paragraph 2.5.3, Po Fung Road will be widened and improved to facilitate future development at these two housing sites in YKT. Improvement works include widening of the carriageway and footpath (widen Po Fung Road to a stan...
	3.5.3 Upon completion of the OZP amendment process, in February 2022, the Government announced its 2022-23 Land Sale Programme which includes the two aforementioned residential sites in Tsuen Wan to be put up for sale13F .

	3.6 Policy Initiatives to Promote Active Ageing/ Provision of Elderly Facilities in Residential Developments
	3.6.1 Apart from the shortage of land supply in Hong Kong, ageing population is another issue that our society has to look for solutions to address the challenges it leads to. There is a continuous increase in the elderly population in the world and H...
	3.6.2 In view of the situation, in the 2021 Policy Address, the Government committed to adopt a multi-pronged approach to boost the short, medium and long-term supply of residential care services as its demand has exceeded the supply due to an ageing ...
	3.6.3 To encourage participation by more private enterprises in providing quality RCHE services, the Government has put in place since 2003 the Scheme to Encourage Provision of RCHE Premises in New Private Developments16F . As stated in the Policy Add...
	3.6.4 On a district basis, the overall provision of GIC facilities is considered generally sufficient to serve the population in Tsuen Wan as of Oct 202118F . However, PlanD’s latest view on a similar application (No. A/TW/526 approved on 10 Dec 2021)...


	4 The Indicative Scheme – Proposed Residential Development and Social Welfare Facilities
	4.1 General Planning and Design Principles
	4.1.1 Having regarded the overall planning context from a territorial and local scale as discussed in Section 3, the society is in severe need for land for new housing supply. Meanwhile, the Government is actively reviewing suitable “GB” areas to opti...
	4.1.2 Taken into consideration of the Application Site’s locality and surrounding, which surrounded by existing built-up areas on three sides, i.e., the YKTFWSR, YKTWTW and Tuen Mun Road. The Application Site is also located close to various existing ...
	4.1.3 With consideration of the existing condition, together with the changes in territorial planning context and the recent OZP amendment in the adjacent sites, the Applicant recognises the opportunity of the Application Site, which is solely owned b...
	4.1.4 To demonstrate the feasibility and merits of the Proposed Amendment, an Indicative Scheme has been prepared. The overarching planning and design principle of the Indicative Scheme is to respect the residential setting in the neighbourhood while ...
	4.1.5 The key planning and design principles are discussed as follows:
	4.1.6 To Utilise Precious Residential Land Resources Without Compromising on the Quality of Landscape and Environment – The Application Site is located in the fringe of “GB” zone amid built-up area to the west of Tsuen Wan Town Centre. Under the curre...
	4.1.7 To Contribute More Than 500 Units to the Housing Market by Private Initiative – The Proposed Amendment is intended to optimise the development potential at the Application Site which is situated in a residential neighbourhood with scattered gove...
	4.1.8 To Increase the Supply of G/IC facilities of the Community and to Promote Intergeneration Living with Residential Development – The Indicative Scheme will provide social welfare facilities, i.e., a 100-place RCHE cum 30-place DCU, and a HCS for ...
	4.1.9 Responding to the Site’s Condition with Compatible Design – The scale and the design of the Indicative Scheme will strike a balance between the urban-rural setting and the transforming residential neighbourhood. Besides, to respond with the slop...
	4.1.10 Considering that the Application Site is in an elongated shape, the building bulk of the towers and podium are sensitively designed with voids and building separation to capture valuable landscape scenery and allowing visual permeability to the...
	4.1.11 Quality and Sensitive Building and Landscape Design – Due to the proximity to Tuen Mun Road, the residential towers will maintain a minimum buffer distance of 20m from Tuen Mun Road to minimise nuisances to the living quality of future resident...

	4.2 Building Design of the Indicative Scheme
	4.2.1 Based on planning and design principles presented above, the Applicant has prepared an Indicative Layout Plans for the Indicative Scheme at the Application Site (Appendix A refers).
	Building Layout of the Indicative Scheme
	4.2.2 The Indicative Scheme is comprised of 3 residential blocks, with 1 of the 3 blocks sitting on a 3-storey podium building for proposed RCHE cum DCU and HCS for Frail Elderly Persons facilities, on top of 1 level of basement for ancillary car park...
	4.2.3 Block 3 is located on top of the 3-storey podium at the western portion of the Application Site. The podium will accommodate RCHE cum DCU and HCS for Frail Elderly Persons facilities to foster the inter-generation concept. A terraced garden is d...
	4.2.4 Please refer to Appendix A for the layout drawings of the Indicative Scheme.
	Sensitive Building Design and Disposition
	4.2.5 As a proactive response to the Application Site’s surrounding, the Indicative Scheme has demonstrated a number of green building features. A stepped garden roof extending from the ground is created at the RCHE Block to enhance circulation and to...
	4.2.6 To respect the existing terrain of the Application Site, an optimal site level of 90mPD is adopted. To the west end of the Application Site, there is a relatively steeper section of sloping terrain. To respective the existing topography and natu...
	4.2.7 Responding to the sloping topography (with a site level of about 90mPD) and the scenic ridgeline backdrop to the north of the Application Site, the bulkiness of the building has been minimised by provision of voids and large building separation ...
	4.2.8 To further minimise visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be articulated to ad...
	4.2.9 To cope with the noise impact from Tuen Mun Road, the building orientation and building setback from Tuen Mun Road has been optimised to mitigate as much possible noise nuisance as possible. Furthermore, appropriate mitigation measures such as a...
	Consideration on Location of Social Welfare Facilities
	4.2.10 According to the Code of Practice for Residential Care Homes (Elderly Persons) published by the Social Welfare Department, no part of the proposed RCHE and DCUs facilities are situated at a height more than 24m above the proposed ground level (...
	4.2.11 The RCHE entrance lobby, 30-place DCU and the HCS for Frail Elderly Persons are arranged on G/F to provide better circulation is located in close proximity to the G/F pick-up / drop-off space for the conveniences of users and visitors. The entr...
	4.2.12 As per HKPSG Ch.3 and comment from the Social Welfare Department (SWD), the proposed 100-place RCHE and 30-place DCU would have a NOFA of 1,354m2 and 90m2 respectively (1,444m2 in total). A GFA of about 2,718.5m2 (equivalent to a GFA:NOFA ratio...
	Environmental Considerations on Building Design
	4.2.13 A number of building design considerations and noise mitigation measures have been proposed and incorporated in the Indicative Scheme to minimise potential environmental nuisances to the future residents and users, these include:
	Building Setback
	4.2.14 The Application Site is elongated and narrow in shape, and is bounded between Tuen Mun Road to the south and the service reservoirs of Yau Kom Tau Water Treatment Works to the north. In order to avoid adverse vehicular emission impact and minim...
	Building Orientation
	4.2.15 Under the Building (Planning) Regulations (Cap. 123F), the prescribed window requirement for habitable space of residential units needs to be satisfied (i.e., facing street or open space generally). Therefore, some windows will inevitably face ...
	Internal Layout Design
	4.2.16 In order to minimise road traffic noise impact due to Tuen Mun Road, internal layout of some residential units, RCHE rooms, rooms in the DCU and HCS for Frail Elderly Persons allows the openable windows for ventilation facing away from Tuen Mun...
	Acoustic Window (Baffle Type) / Enhanced Acoustic Balcony (Baffle Type)
	4.2.17 Further to the adoption of the building design consideration mentioned above, acoustic window (baffle type) and enhanced acoustic balcony (baffle type) have been proposed to mitigate the residue road traffic noise exceedances
	4.2.18 The detailed mitigation measures are outlined in Appendix D.

	4.3 Key Development Parameters of the Indicative Scheme
	4.3.1 The key development parameters of the Indicative Scheme are summarised in Table 4.3 below.
	Remarks:
	[1] The GFA for the 100-place RCHE cum 30-place DCU and the HCS for Frail Elderly Persons are calculated based on the respective NOFA requirements of 1,354m2 for 100-place RCHE and 90m2 for 30-place DCUs attached to RCHE (based on proposed GFA of 2718...
	[2] Composite tower with 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons.
	[3] A Person Per Occupied Flat (PPOF) of 2.8 is assumed based on the average domestic household size of Tsuen Wan District in the 2021 Census result.21F
	[4] The proposed 100-place RCHE cum 30-place DCU is proposed to be operated on a private / self-financing mode; The proposed HCS for Frail Elderly Persons is proposed to be assigned to SWD as a Government Accommodation.

	4.4 Landscape Design Framework
	4.4.1 The primary objectives for the landscape design of the Indication Scheme are:
	 To integrate the Indicative Scheme from a landscape and visual perspective with the existing and planned landscape context;
	 To use landscape measures to soften the form of the proposed buildings;
	 To provide visual integration, screening and softening effects of the built-form;
	 To provide a high-quality living environment and open spaces for future residents and visitors;
	 To utilize a variety of tree species to alleviate visual impact to the surroundings, delineate the landscape character of the area and emphasize the individuality afforded by the environmental qualities of the Site;
	 To maximize opportunities for the planting of new trees, shrubs and other vegetation mix; and
	 To provide compensation for the proposed felling of trees required to accommodate the Indicative Scheme.
	4.4.2 With the above objectives and the aim to provide quality medium-rise residential development, a Landscape Master Plan (“LMP”) has been prepared for the Indicative Scheme (Appendix J) with key features highlighted as below.
	Landscape Design
	4.4.3 To facilitate residents and visitors’ movements, landscaping features such as outdoor swimming pools, activity lawn, outdoor play area, water feature, landscape gardens, yoga deck and fitness station are proposed for better leisure and relaxatio...
	4.4.4 In order to minimise the visual impact of the Indicative Scheme, a combination of one to two rows of evergreen trees with various height of shrubs are proposed along the site boundary, especially in the area at the north of the Indicative Scheme...
	4.4.5 Through appropriate landscape treatments and visual integration, a quality and sustainable environment could be created at the Application Site. With a friendly and green environment with various spaces for social activities, the landscape desig...
	Greenery Provision
	4.4.6 To enhance visual linkage with the green surroundings, a greenery provision of about 18% (about 1,173m2) coverage of greenery located in the primary zone and about 27% (about 1,722m2) overall coverage of greenery, which are more than the 10% and...
	Tree Preservation and Removal
	4.4.7 A total of 650 nos. of existing trees have been identified within the assessment boundary for tree preservation. 7 trees are proposed to be retained while 720 nos. of compensatory trees will be provided in the Indicative Scheme. For detailed inf...

	4.5 Traffic and Transport Arrangement
	Proposed Construction of Road Connection for Application Site
	4.5.1 In order to provide vehicular and pedestrian access to the Application Site, the existing access road outside Yau Kom Tau Water Treatment Works is proposed to be widened. A new standard 2-lane 2-way carriageway with footpath is proposed from out...
	4.5.2 Please refer to Appendix B for the layout of the proposed road connection.
	Road/ Junction Improvement Measures by Others
	4.5.3 In order to connect the proposed access road to the Application Site to the wider road network of Tsuen Wan, vehicular and pedestrian access will travel via a widened and improved Po Fung Road towards Castle Peak Road and Hoi On Road. As discuss...
	4.5.4 The existing Tuen Mun Road underpass section at Po Fung Road does not meet the standard width of a single 2-lane carriageway as stipulated in TPDM. Carriageway widening of the underpass is constrained by the existing large diameter of watermains...
	4.5.5 A new 5-phases signalized junction with pedestrian crossing will be proposed at Po Fung Road with Yau Kom Tau Village / Yau Kom Tau Treatment Works to be implemented by the Government.
	Internal Transport Facilities
	Residential Development
	4.5.6 The proposed internal transport facilities provisions are in accordance with the latest Hong Kong Planning Standards and Guidelines (HKPSG).
	 Car Parking Space Provision: A provision of 141 nos. car parking spaces (including 2 nos. accessible car parking spaces and 15 nos. visitor parking spaces) will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Motorcycle Parking Space Provision: A provision of 7 nos. motorcycle parking spaces will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Goods Vehicle Loading/Unloading Bay Provision: A total of 3 nos. HGV loading/unloading bays will be provided on ground floor.
	 Pick-up / Drop off Space for Residential Shuttle Bus: 1 pick-up / drop-off space will be provided on ground floor outside Block 1 and Block 2 for residential shuttle service.
	RCHE with DCU
	4.5.7 There are no specific guidelines in accordance with HKPSG for RCHE with DCU. Therefore, the required internal transport facilities provision is made reference to similar types of developments, an approved RCHE Development at Hung Shui Kiu (A/YL-...
	 Car Parking Space Provision: A total of 3 nos. car parking spaces (including 1 no. accessible car parking space) will be provided in basement parking floor, which will be accessed via car-ramp system.
	 Light Bus Parking Space Provision: A total of 1 no. Light Bus Parking Space will be provided on ground floor.
	 Shared Loading / Unloading Area for Private Light Bus and Ambulance / Other Vehicles of the Development: A total of 1 no. shared loading / unloading area will be provided on ground floor near the entrance of the HCS for Frail Elderly Persons.
	HCS for Frail Elderly Persons
	4.5.8 There are no specific guidelines in accordance with HKPSG for the HCS for Frail Elderly Persons. Therefore, the required internal transport facilities provision is made according to the liaison with Social Welfare Department.
	Overall Traffic and Transport Arrangement
	4.5.9 Please refer to Appendix B for the details on the traffic and transport arrangement for the Indicative Scheme in the Traffic Impact Assessment

	4.6 Proposed Development Programme
	4.6.1 With consideration to the time required for amendment of plan, land exchange / lease modification, site formation and construction of the proposed access road and residential development, it is anticipated that the development would be completed...


	5 Amendment Proposal
	5.1 Considerations for an Appropriate Zoning
	5.1.1 In light of the changing planning circumstances for increasing the overall housing supply in Tsuen Wan and in Hong Kong, as well as for synergising with the planned and existing residential clusters around YKT and Tsuen Wan Town Centre, an appro...

	5.2 Clear Planning Intention
	5.2.1 The proposed zoning should carry a clear planning intention and development direction for the type of uses and development intensity on the Application Site. In the case of this particular planning application, the zoning should provide flexibil...

	5.3 Appropriate Zoning Control
	5.3.1 The proposed zoning should have appropriate zoning control over the proposed use, scale and intensity by designating restrictions on the GFA and BH to guide the direction of the development towards the intended planning intention and to achieve ...

	5.4 Appropriate Zoning Flexibility
	5.4.1 Some kind of flexibility has to be allowed in the zoning so as to allow flexibility in creative and innovative design and proposals, which can tie in more closely to the fluid social and community aspirations, and market demands at the transform...

	5.5 The Proposed Amendments
	5.5.1 In light of the discussions in the earlier Sections, this Planning Application proposes amendments to the Plan and Notes of the OZP by rezoning the Application Site from “GB” and “G/IC” to a tailor-made “R(B)9” with a development intensity makin...
	5.5.2 To realise the Indicative Scheme for the proposed medium-dense residential development and social welfare facilities (RCHE with DCUs) as illustrated in Section 4, a tailor-made “R(B)9” sub-zone with a maximum GFA of 25,676m2 for domestic purpose...
	5.5.3 The Proposed Amendment will provide incentive for a timely implementation of private residential units and social welfare facilities at a convenient location near existing urban areas, while contributing wider social benefits for Tsuen Wan and m...
	5.5.4 In addition, in the ES of the OZP, it is proposed to specify that the “R(B)9” zone is intended to provide a 100-place RCHE cum 30-place DCU and a HCS for Frail Elderly Persons, with a non-domestic GFA of not less than 3,021.5m2, and that in dete...
	5.5.5 The Proposed Amendment on the Plan is shown in Figure 5.1. The Proposed Amendments to the Notes and ES of the OZP are respectively illustrated in Figures 5.2 - 5.4.


	6 Planning Justification
	6.1 Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need
	6.1.1 The Proposed Amendment, which facilitates the proposed residential development and social welfare facilities, is in line with the Government’s ongoing policy to speed up the much-needed housing supply to address the territorial shortage. The Pol...
	6.1.2 Furthermore, according to the Long-Term Housing Strategy Annual Progress Report 2021, the total housing supply target for the next 10-year period will be 430,000 units (in which the private housing supply target accounts for 30% of the total tar...
	6.1.3 With due consideration of this policy direction and the transforming residential neighbourhood, the Indicative Scheme, with the production of approximately 613 flats, will make optimal use of scarce land resources to provide timely support to th...

	6.2 Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing “GB” Sites of Beneficial Societal Uses
	1.1.1 The Government has been implementing a series of measures to increase land supply through a multi-pronged approach so as to meet the housing land demand, which one of the measures is to identify suitable “GB” sites for conversion to residential ...
	1.1.2 Applying the same policy intentions and site-selection criteria, the Application Site falls within the fringe of a “GB” zone between the existing YKTWTW and Tuen Mun Road. Furthermore, there are existing man-made structure within the Application...

	6.3 Responding to the Changing Planning Context of Housing Texts in Yau Kom Tau, Tsuen Wan
	6.3.1 The initiative to rezone potential “GB” for private residential use, as discussed in Section 6.2, are not without precedent in YKT area, Tsuen Wan. Close to the Application Site, there were two similar rezoning proposals processed by the Governm...
	6.3.2 Comparing the conditions of the Application Site with the two “GB” sites rezoning items mentioned above, all three sites are located within the same OZP in the same residential neighbourhood. The vegetation found in all three sites are also foun...
	6.3.3 The anticipated increase in residential density in YKT with improved infrastructure capacity and appreciable policy application around western Tsuen Wan Town Centre have both demonstrated the opportunities for the Application Site to realise its...

	6.4 Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities for Intergeneration Living and Improving Quality of Life of the Neighbourhood
	6.4.1 The Proposed Amendment will improve the quality of life for the future residents and the surrounding community. The need for community facilities in the area has been thoughtfully considered during the design of the Indicative Scheme. With refer...
	6.4.2 The proposed RCHE cum DCU and the HCS for Frail Elderly Persons will be located to the western portion of the Application Site and will be easily accessible from at-grade pick-up/drop-off laybys for the convenience of users and visitors. Landsca...

	6.5 Encouraging Private Sector Initiatives on the Provision of Social Welfare Facilities
	6.5.1 In Hong Kong, by 2039, about one-third of the total population will be aged 65 or above22F . The ageing population would foreseeably intensify the local demand of elderly services and pose a great challenge to the social welfare system. In light...
	6.5.2 In addressing the heightening territorial needs for residential care services, aside from measures in public sector such as to increase supply of subsidised RCHEs and the proposal to reserve 5% of total GFA for welfare uses in future public hous...

	6.6 Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre
	6.6.1 The Application Site is situated in the fringe of built-up area mainly characterised by the predominant medium to high-rise residential uses with scattered low-rise GIC developments and vegetative space in the western Tsuen Wan Town Centre. To t...
	6.6.2 The south of the Application Site across Tuen Mun Road are residential clusters with mainly medium-rise residential development with maximum permitted BH of 140mPD. Since the Application Site is located to the north of Tuen Mun Road and sitting ...
	6.6.3 To further minimise any potential visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be art...
	6.6.4 In view of the above, the Proposed Amendment will not only be compatible with its surroundings in terms of land use, development scale and intensity, but also respond well to the existing topography. As demonstrated in the VIA, it is also confir...

	6.7 Fully Complying with Sustainable Building Design Guideline and Green Building Design
	6.7.1 To achieve a quality and sustainable built environment, due considerations have been made to the relevant provisions of PNAP APP-152 Sustainable Building Design Guidelines (SBDG) in formulating the Indicative Scheme. The considerations of the th...
	Building Separation
	6.7.2 The Application Site is with a site area less than 20,000m2. Only a small portion of the Indicative Scheme where residential block 1 and block 2 is located has a projected façade length slightly higher than 60m. To satisfy the requirements for B...
	Building Setback
	6.7.3 Under the Indicative Scheme, no part of the Indicative Scheme up to a level of 15m above the street level is within 7.5m from the centreline of the proposed new access road. The building setback requirement is duly complied.
	Site Coverage of Greenery
	6.7.4 According to the SBDG, the Application Site, with a site area of about 6,419m2, is required to reach minimum site coverage of greenery of 10% in primary zones and 20% in overall development respectively. Such requirements on site coverage of gre...
	6.7.5 To promote energy efficiency and ensure compatibility with the natural setting around the Application Site, green building design elements including terrace podium design and green roofs have been taken into account in formulating the Indicative...
	Terrace Podium Design

	6.7.6 The podium design of the RCHE block has fully respected the natural terrain and landscape of the Application Site. To the western side of the podium, the building mass of G/F, 1/F and 2/F retracts from the natural slope. The design is intended t...
	Green Roofs

	6.7.7 As discussed earlier, the RCHE block has adopted a terracing podium design. Not only does it create open spaces for the enjoyment of the RCHE users, but it also creates a green roof that proactively respond to the surrounding vegetated landscape...
	6.7.8 The aforementioned design merits will bring about more pleasant living environment for the future residents, and also better visuals and social benefits amidst the residential.

	6.8 Resulting in No Deficit in Existing and Planned “G/IC” Provision with Increased Population
	6.8.1 The Proposed Amendment will unlikely overstain the existing and planned “G/IC” facilities provision in Tsuen Wan. According to the TPB Paper No. 10775, “the overall provision of GIC facilities is generally sufficient to serve the population in T...
	6.8.2 Despite the shortfalls in community care services facilities and child care centres24F , PlanD stated in the 665th Meeting of the Metro Town Planning Committee (held on 5 Feb 2021) that relevant facilities have been incorporated into the propose...
	6.8.3 The additional population of about 1,816 brought by the Proposed Amendment is not expected to cause adverse impact to these types of G/IC facilities that are already in shortage, given that when compared with the aggregate total population added...

	6.9 The Proposed Amendment is Technically Feasible and Results in No Adverse Impacts to the Surrounding Area
	6.9.1 Various technical assessments on different aspects, namely traffic, environmental, visual, air ventilation, landscape and tree preservation, drainage, sewerage, and geotechnical, have been conducted and included in Appendices B to I, and Appendi...

	6.10 Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone
	6.10.1 The Application Site is moderate in scale with a site area of only about 6,419m2. It is also situated in the fringe of built-up area in YKT in the western Tsuen Wan Town Centre. It is also located in the fringe of “GB” zone at a location which ...
	6.10.2 In addition, the Indicative Scheme will fully respect the natural setting and provide ample greenery and open space, with continuous green buffer along the Application Site’s edge. It will also fully comply with SBDG and incorporate a number of...
	6.10.3 Relevant technical assessments as mentioned in Section 6.9 also confirmed that the Indicative Scheme will neither be subject to, nor cause adverse impacts to the surrounding environment, air ventilation, sewerage, drainage, water supplies, nor ...

	6.11 Will Not Set an Undesirable Precedent
	6.11.1 The Proposed Amendment is in line with the Government’s initiative to increase housing land supply by reviewing “GB” sites as discussed earlier in Section 6.2. Furthermore, the proposed use and development intensity is compatible with the surro...
	6.11.2 The Proposed Amendment is a timely response to the Government’s policy direction on identifying and optimising the development potential of suitable “GB” areas as a short to medium long-term measure to deliver much needed housing supply to addr...
	6.11.3 With the Proposed Amendment, the Applicant has proposed social welfare facility in the form of a 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons to serve the social needs of an enlarging community in Yau Kom Tau. It would also...
	6.11.4 As such, it can be concluded that the Proposed Amendment would serve a desirable precedent for mobilising suitable “GB” areas with underutilised private land to optimise their development potential and contribute to providing much needed housin...


	7 Conclusion
	7.1.1 This S12A Application is proposed for an amendment to the Approved Tsuen Wan OZP No. S/TM/35 by rezoning the Application Site from “GB” and “G/IC” to “R(B)9” to facilitate the implementation of a medium-density residential development with socia...
	7.1.2 This Supporting Planning Statement has demonstrated the technical feasibility and strong planning grounds to justify the rezoning proposal at the Application Site for the provision of more than 600 housing units, while also providing merits to s...
	7.1.3 Taking into account the merits and justifications presented in this Supporting Planning Statement, we sincerely seek the favourable consideration from the TPB to support this S12A Planning Application.
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	Executive Summary
	This Supporting Planning Statement is submitted in support of the Proposed Amendment to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) under Section 12A of the Town Planning Ordinance (Cap. 131), in respect of the rezoning from “Gr...
	The Government has endeavoured efforts to increase territorial housing supply, with private initiative seen as an important support alongside with public housing development. In line with the Government’s on-going initiatives to optimise the usage of ...
	An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. Under the Indicative Scheme, three residential towers will provide a total of 613 units, together with a 100-place RCHE cum 30-place DCU and HCS for Fra...
	The Proposed Amendment could achieve the following planning merits:
	• Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need;
	• Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing Suitable “GB” Sites of Beneficial Societal uses;
	• Responding to the Changing Planning Context of Housing Sites in Yau Kom Tau, Tsuen Wan;
	• Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities to Promote Intergeneration Living and Improving Quality of Life of the Neighbourhood;
	• Encouraging Private Sector Initiatives on Provision of Social Welfare Facilities;
	• Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre;
	• Fully Complying with Sustainable Building Design Guideline and Green Building Design;
	• No Deficit in Existing and Planned “G/IC” Provision with Increased Population;
	• Resulting in No Adverse Impacts to the Surrounding Area;
	• Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone; and
	• Will Not Set an Undesirable Precedent.
	The Applicant has demonstrated their genuine intention and commitment to taking forward the Indicative Scheme at the Application Site. In light of the planning merits and justifications put forward in the Supporting Planning Statement, we sincerely se...

	行政摘要
	政府一直致力提高全港房屋供應，除公營房屋發展外私人發展項目亦是重要的供應來源。申請人制定了一個指示性方案以展示擬議修訂的可行性，亦希望透過擬議修訂使申請地點的土地資源被善用。此舉同時能配合政府改劃已檢視的「綠化地帶」作住宅用途的最新倡議。是項改劃申請把用地最高建築物高度限制定為主水平基準上180米、最高住用總樓面面積為25,676平方米及非住用總樓面面積為不少於3,021.5平方米，以地盤平整水平為約主水平基準上90米，較用地前方屯門公路較高。申請地點位置鄰近兩個同樣位於荃灣分區計劃大綱圖範圍內已...
	擬議修訂已準備一個指示性設計方案來證明其可行性。指示性方案建議的三棟住宅大廈將為油柑頭社區帶來613個住宅單位，另包括安老院舍（100個服務名額）及長者日間護理單位（３0個服務名額）及體弱長者家居照顧服務中心，預計總人口約1,816 人。此方案不但能提高私人房屋供應，亦有助推動年齡友善的概念，以應對香港人口老齡化問題。
	擬議修訂將帶來以下規劃增益：
	• 配合政府施政報告的房屋政策和滿足本港的房屋需求；
	• 與政府通過檢視「綠化地帶」以增加房屋供應的倡議相一致；
	• 配合荃灣油柑頭一帶的對房屋發展的規劃條件變化；
	• 應對社區對長者設施的殷切需要，鼓勵跨世代共融生活及改善生活質素；
	• 為在私人發展項目提供社福設施創立良好先例；
	• 符合當地規劃環境並與鄰近荃灣市中心的周邊社區兼容；
	• 完全符合可持續建築設計指引和綠色建築設計；
	• 在增加人口的同時下不會造成現有或已規劃的政府、機構或社區設施短缺；
	• 不會為周邊環境帶來負面影響；
	• 不會影響「綠化地帶」的整體質量及完整性；及
	• 不會構成不良先例。
	申請人對推進此項目持有誠懇和積極的態度。基於本規劃綱領所闡述的規劃增益及理據，我們懇請城市規劃委員會支持是次規劃申請。

	1 Introduction
	1.1.1 This Supporting Planning Statement is submitted to the Town Planning Board (“TPB”) in support of the Planning Application under Section 12A of the Town Planning Ordinance (Cap. 131) for the Amendment of Plan for Proposed Residential Development ...
	1.1.2 The Applicant proposes amendments to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) by rezoning the Application Site from “Green Belt” (“GB”) and “Government, Institution or Community” (“G/IC”) to a tailor-made “Residential (...
	1.1.3 An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. The Proposed Amendment will facilitate a medium-rise residential development with much-needed housing supply and quality living environment with s...
	1.1.4 As reaffirmed in the Chief Executive’s 2014 Policy Address, the Government would continue to review various land uses (including “GB” sites) and rezone suitable sites to meet the pressing need for housing land supply. Recently, the Government pr...
	1.1.5 In response to the changing planning circumstances, the Proposed Amendment at the Application Site will also complement Government’s effort in optimising the development potential of “GB” sites in the Yau Kom Tau area that are of relatively less...
	1.1.6 The Indicative Scheme has adopted a context-responsive building arrangement and BH profile that are compatible with the neighbourhood. Technical assessments conducted also confirmed the Proposed Amendment will not generate, nor be suspectable to...
	1.1.7 This Supporting Planning Statement contains the sections below that are necessary to support this Planning Application to demonstrate its feasibility and suitability:
	• Section 2 describes the context of the Application Site and its surrounding areas;
	• Section 3 explains the planning context of the Application Site;
	• Section 4 presents the Indicative Scheme at the Application Site;
	• Section 5 summarises the amendment proposal to be incorporated into the Plan and Notes of the OZP;
	• Section 6 highlights the planning justifications and planning merits in support of the rezoning request; and
	• Section 7 concludes the highlights and justifications of this Supporting Planning Statement.
	1.1.8 We sincerely seek for favourable consideration from the TPB to grant approval to this well justified S12A Application.

	2 Site Context
	2.1 Location
	2.1.1 With an area of about 6,419m2, the Application Site situates at YKT in the western fringe of Tsuen Wan Town Centre. The Application Site is bounded by the Yau Kom Tau Fresh Water Service Reservoir and Water Treatment Works (YKTFWSR&WTW) at its n...
	2.1.2 Please refer to Figure 2.1 for the location of the Application Site.

	2.2 Land Status
	2.2.1 The Application Site’s area is about 6,419m2. The site area comprises of about 5,934m2 (about 92% of the Application Site) of private land held under Lots 164 RP, 175 and 232 RP in DD 354, and about 485m2 (about 8% of the Application Site) of ad...
	2.2.2 Please refer to Figure 2.2 for the land status of the Application Site.

	2.3 Existing Use
	2.3.1 The Application Site’s site level ranges from about 79mPD at the eastern boundary to 95 mPD at the western boundary above Tuen Mun Road. Based on the site’s topography, the terrain of a large portion of the site from the eastern boundary to the ...
	2.3.2 The Application Site is covered with overgrown vegetation with trees and shrubs. There are two existing streams flowing from north to south within the Application Site to the west and east of Lot 164 RP respectively. There is also a drainage cha...
	2.3.3 There is no road access to the Application Site, as such it is currently inaccessible by vehicles. A small footpath leads to the south-eastern edge of the site from access road of the adjacent YKTWTW to the east and another footpath leads to the...
	2.3.4 Please refer to Figure 2.3 for the existing condition of the Application Site.

	2.4 Surrounding Uses
	2.4.1 The Application Site is situated near a neighbourhood mainly characterised by the predominant medium to high-rise residential uses, with scattered low-rise GIC developments and vegetative space, in the western Tsuen Wan Town Centre, To the south...
	2.4.2 To the immediate south is the Tuen Mun Road which forms part of the New Territories Circular Road. Further south is an area mainly zoned “GB”, “R(B)” and “Residential (Group C)” (“R(C)”) within the same OZP, comprising of low to medium-rise resi...
	2.4.3 To the immediate east, it is the YKTFWSR&WTW which is zoned “Government, Institution or Community” (“G/IC”) within the same OZP. Further east to the north of Tuen Mun Road (northeast of the Application Site) are the Yau Kom Tau Village zoned as ...
	2.4.4 Across Tuen Mun Road to the southeast of the Application Site are mainly the existing medium to high-rise residential settlements which are comparatively in larger scale, including Bayview Garden, Belvedere Garden, Greenview Court, Greenview Ter...
	2.4.5 To the immediate north, it is the YKTFWSR&WTW which is zoned “G/IC”. To the further north, it is the hills of Shek Lung Kung with a height of about 470mPD at its tallest point. It forms part of the Tai Lam Country Park and is not covered by any ...
	2.4.6 To the immediate west, it is the “GB” zone within the same OZP. To the further west and southwest, there are the “GB” areas under the Tsuen Wan West Outline Zoning Plan No. S/TWW/19 and the hillside woodlands of Tai Lam Country Park.
	2.4.7 Please also refer to Figure 2.4c for the surrounding context of the Application Site.

	2.5 Accessibility
	2.5.1 There is no existing road access to the Application Site. Vehicular and pedestrian access to the Application Site can be made via a proposed access road connecting through an existing access road outside YKTWTW to Po Fung Road (with a short sect...
	2.5.2 The existing access road outside YKTWTW and part of Po Fung Road are under Water Supplies Department (WSD)’s management. A section of Po Fung Road closer to Castle Peak Road is under management by Highways Department (HyD). The existing access r...
	2.5.3 To cater for the anticipated increase in traffic flow and pedestrian movement arising from various developments at Po Fung Road and also to facilitate the rezoning of Sites A & B mentioned in Paragraph 2.4.3, there is plan for the Government to ...


	3 Planning Context
	3.1 Land Use Zoning
	3.1.1 A majority portion (6,041m2, or about 94% of the total Application Site area)  of the Application Site is current zoned “GB” on the Approved Tsuen Wan OZP no. S/TW/35 approved by the CE in C on 8th February 2022. The planning intention or the “G...
	3.1.2 Please refer to Figures 3.1a and 3.1b respectively for the extracted Notes and Explanatory Statement (“ES”) of the “GB” zone under the OZP.
	3.1.3 A minor portion of the Application Site (about 378m2, about 6% of the total Application Site Area) is currently zoned “G/IC” on the Approved Tsuen Wan OZP no. S/TW/35. As the portion zoned “G/IC” falls within the premise of private lot no. 232 R...

	3.2 Responding to Territorial Housing Land Shortage
	3.2.1 The 2020 Policy Address identified that the crux of the housing problem lies in the shortage of land for housing development, and urged that the public sector and private developers need to work together and support Government’s various land cre...
	3.2.2 Also, according to the 2021 Policy Address, the Government is determined to sustain land supply for both public and private housing to meet the keen housing demands of Hong Kong. The Government is committed towards a government-led and multi-pro...
	3.2.3 Considering that the Application Site is situated in close proximity to existing residential neighbourhood and located in close proximity to existing infrastructure of the Tsuen Wan New Town, as well as the two sites recently rezoned from the “G...

	3.3 Policy Initiatives for Rezoning of “Greenbelt” Zone for Housing Sites
	3.3.1 Advocated since the 2013 and 2014 Policy Addresses, the Government would adopt a multi-pronged strategy to meet the pressing need for housing land supply, including carrying out various land use reviews on an on-going basis, such as reviews on G...
	3.3.2 Earlier rounds of “Green Belt” review conducted by the Government had focused on Government land and sites with lower gradient and nearer to built-up areas, where they accounted for about 30% of the 210 sites identified for rezoning for resident...
	3.3.3 Taking the policy initiatives into account, “GB” sites that fulfil several main criteria, namely, lower gradient, located at the fringe of existing built-up areas, in close proximity to existing roads, possessing relatively less buffering effect...

	3.4 Housing Sites for High-density Residential Developments in Tsuen Wan
	3.4.1 As mentioned in Paragraph 3.3.2, by 2017, the Government has identified 210 sites for rezoning after engaging in a land use review across the territory. Out of these 210 potential housing sites, 13 (about 6% of the total) of them are in Tsuen Wa...

	3.5 Changing Planning Circumstances in the Immediate Surrounding
	3.5.1 Within the same OZP and in close proximity to the Application Site, there are two sites (Site A and Site B) recently identified by the Government during review on “GB” sites for conversion to residential use. The two proposed amendment item, to ...
	3.5.2 Also, as mentioned in Paragraph 2.5.3, Po Fung Road will be widened and improved to facilitate future development at these two housing sites in YKT. Improvement works include widening of the carriageway and footpath (widen Po Fung Road to a stan...
	3.5.3 Upon completion of the OZP amendment process, in February 2022, the Government announced its 2022-23 Land Sale Programme which includes the two aforementioned residential sites in Tsuen Wan to be put up for sale13F .

	3.6 Policy Initiatives to Promote Active Ageing/ Provision of Elderly Facilities in Residential Developments
	3.6.1 Apart from the shortage of land supply in Hong Kong, ageing population is another issue that our society has to look for solutions to address the challenges it leads to. There is a continuous increase in the elderly population in the world and H...
	3.6.2 In view of the situation, in the 2021 Policy Address, the Government committed to adopt a multi-pronged approach to boost the short, medium and long-term supply of residential care services as its demand has exceeded the supply due to an ageing ...
	3.6.3 To encourage participation by more private enterprises in providing quality RCHE services, the Government has put in place since 2003 the Scheme to Encourage Provision of RCHE Premises in New Private Developments16F . As stated in the Policy Add...
	3.6.4 On a district basis, the overall provision of GIC facilities is considered generally sufficient to serve the population in Tsuen Wan as of Oct 202118F . However, PlanD’s latest view on a similar application (No. A/TW/526 approved on 10 Dec 2021)...


	4 The Indicative Scheme – Proposed Residential Development and Social Welfare Facilities
	4.1 General Planning and Design Principles
	4.1.1 Having regarded the overall planning context from a territorial and local scale as discussed in Section 3, the society is in severe need for land for new housing supply. Meanwhile, the Government is actively reviewing suitable “GB” areas to opti...
	4.1.2 Taken into consideration of the Application Site’s locality and surrounding, which surrounded by existing built-up areas on three sides, i.e., the YKTFWSR, YKTWTW and Tuen Mun Road. The Application Site is also located close to various existing ...
	4.1.3 With consideration of the existing condition, together with the changes in territorial planning context and the recent OZP amendment in the adjacent sites, the Applicant recognises the opportunity of the Application Site, which is solely owned b...
	4.1.4 To demonstrate the feasibility and merits of the Proposed Amendment, an Indicative Scheme has been prepared. The overarching planning and design principle of the Indicative Scheme is to respect the residential setting in the neighbourhood while ...
	4.1.5 The key planning and design principles are discussed as follows:
	4.1.6 To Utilise Precious Residential Land Resources Without Compromising on the Quality of Landscape and Environment – The Application Site is located in the fringe of “GB” zone amid built-up area to the west of Tsuen Wan Town Centre. Under the curre...
	4.1.7 To Contribute More Than 500 Units to the Housing Market by Private Initiative – The Proposed Amendment is intended to optimise the development potential at the Application Site which is situated in a residential neighbourhood with scattered gove...
	4.1.8 To Increase the Supply of G/IC facilities of the Community and to Promote Intergeneration Living with Residential Development – The Indicative Scheme will provide social welfare facilities, i.e., a 100-place RCHE cum 30-place DCU, and a HCS for ...
	4.1.9 Responding to the Site’s Condition with Compatible Design – The scale and the design of the Indicative Scheme will strike a balance between the urban-rural setting and the transforming residential neighbourhood. Besides, to respond with the slop...
	4.1.10 Considering that the Application Site is in an elongated shape, the building bulk of the towers and podium are sensitively designed with voids and building separation to capture valuable landscape scenery and allowing visual permeability to the...
	4.1.11 Quality and Sensitive Building and Landscape Design – Due to the proximity to Tuen Mun Road, the residential towers will maintain a minimum buffer distance of 20m from Tuen Mun Road to minimise nuisances to the living quality of future resident...

	4.2 Building Design of the Indicative Scheme
	4.2.1 Based on planning and design principles presented above, the Applicant has prepared an Indicative Layout Plans for the Indicative Scheme at the Application Site (Appendix A refers).
	Building Layout of the Indicative Scheme
	4.2.2 The Indicative Scheme is comprised of 3 residential blocks, with 1 of the 3 blocks sitting on a 3-storey podium building for proposed RCHE cum DCU and HCS for Frail Elderly Persons facilities, on top of 1 level of basement for ancillary car park...
	4.2.3 Block 3 is located on top of the 3-storey podium at the western portion of the Application Site. The podium will accommodate RCHE cum DCU and HCS for Frail Elderly Persons facilities to foster the inter-generation concept. A terraced garden is d...
	4.2.4 Please refer to Appendix A for the layout drawings of the Indicative Scheme.
	Sensitive Building Design and Disposition
	4.2.5 As a proactive response to the Application Site’s surrounding, the Indicative Scheme has demonstrated a number of green building features. A stepped garden roof extending from the ground is created at the RCHE Block to enhance circulation and to...
	4.2.6 To respect the existing terrain of the Application Site, an optimal site level of 90mPD is adopted. To the west end of the Application Site, there is a relatively steeper section of sloping terrain. To respective the existing topography and natu...
	4.2.7 Responding to the sloping topography (with a site level of about 90mPD) and the scenic ridgeline backdrop to the north of the Application Site, the bulkiness of the building has been minimised by provision of voids and large building separation ...
	4.2.8 To further minimise visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be articulated to ad...
	4.2.9 To cope with the noise impact from Tuen Mun Road, the building orientation and building setback from Tuen Mun Road has been optimised to mitigate as much possible noise nuisance as possible. Furthermore, appropriate mitigation measures such as a...
	Consideration on Location of Social Welfare Facilities
	4.2.10 According to the Code of Practice for Residential Care Homes (Elderly Persons) published by the Social Welfare Department, no part of the proposed RCHE and DCUs facilities are situated at a height more than 24m above the proposed ground level (...
	4.2.11 The RCHE entrance lobby, 30-place DCU and the HCS for Frail Elderly Persons are arranged on G/F to provide better circulation is located in close proximity to the G/F pick-up / drop-off space for the conveniences of users and visitors. The entr...
	4.2.12 As per HKPSG Ch.3 and comment from the Social Welfare Department (SWD), the proposed 100-place RCHE and 30-place DCU would have a NOFA of 1,354m2 and 90m2 respectively (1,444m2 in total). A GFA of about 2,718.5m2 (equivalent to a GFA:NOFA ratio...
	Environmental Considerations on Building Design
	4.2.13 A number of building design considerations and noise mitigation measures have been proposed and incorporated in the Indicative Scheme to minimise potential environmental nuisances to the future residents and users, these include:
	Building Setback
	4.2.14 The Application Site is elongated and narrow in shape, and is bounded between Tuen Mun Road to the south and the service reservoirs of Yau Kom Tau Water Treatment Works to the north. In order to avoid adverse vehicular emission impact and minim...
	Building Orientation
	4.2.15 Under the Building (Planning) Regulations (Cap. 123F), the prescribed window requirement for habitable space of residential units needs to be satisfied (i.e., facing street or open space generally). Therefore, some windows will inevitably face ...
	Internal Layout Design
	4.2.16 In order to minimise road traffic noise impact due to Tuen Mun Road, internal layout of some residential units, RCHE rooms, rooms in the DCU and HCS for Frail Elderly Persons allows the openable windows for ventilation facing away from Tuen Mun...
	Acoustic Window (Baffle Type) / Enhanced Acoustic Balcony (Baffle Type)
	4.2.17 Further to the adoption of the building design consideration mentioned above, acoustic window (baffle type) and enhanced acoustic balcony (baffle type) have been proposed to mitigate the residue road traffic noise exceedances
	4.2.18 The detailed mitigation measures are outlined in Appendix D.

	4.3 Key Development Parameters of the Indicative Scheme
	4.3.1 The key development parameters of the Indicative Scheme are summarised in Table 4.3 below.
	Remarks:
	[1] The GFA for the 100-place RCHE cum 30-place DCU and the HCS for Frail Elderly Persons are calculated based on the respective NOFA requirements of 1,354m2 for 100-place RCHE and 90m2 for 30-place DCUs attached to RCHE (based on proposed GFA of 2718...
	[2] Composite tower with 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons.
	[3] A Person Per Occupied Flat (PPOF) of 2.8 is assumed based on the average domestic household size of Tsuen Wan District in the 2021 Census result.21F
	[4] The proposed 100-place RCHE cum 30-place DCU is proposed to be operated on a private / self-financing mode; The proposed HCS for Frail Elderly Persons is proposed to be assigned to SWD as a Government Accommodation.

	4.4 Landscape Design Framework
	4.4.1 The primary objectives for the landscape design of the Indication Scheme are:
	 To integrate the Indicative Scheme from a landscape and visual perspective with the existing and planned landscape context;
	 To use landscape measures to soften the form of the proposed buildings;
	 To provide visual integration, screening and softening effects of the built-form;
	 To provide a high-quality living environment and open spaces for future residents and visitors;
	 To utilize a variety of tree species to alleviate visual impact to the surroundings, delineate the landscape character of the area and emphasize the individuality afforded by the environmental qualities of the Site;
	 To maximize opportunities for the planting of new trees, shrubs and other vegetation mix; and
	 To provide compensation for the proposed felling of trees required to accommodate the Indicative Scheme.
	4.4.2 With the above objectives and the aim to provide quality medium-rise residential development, a Landscape Master Plan (“LMP”) has been prepared for the Indicative Scheme (Appendix J) with key features highlighted as below.
	Landscape Design
	4.4.3 To facilitate residents and visitors’ movements, landscaping features such as outdoor swimming pools, activity lawn, outdoor play area, water feature, landscape gardens, yoga deck and fitness station are proposed for better leisure and relaxatio...
	4.4.4 In order to minimise the visual impact of the Indicative Scheme, a combination of one to two rows of evergreen trees with various height of shrubs are proposed along the site boundary, especially in the area at the north of the Indicative Scheme...
	4.4.5 Through appropriate landscape treatments and visual integration, a quality and sustainable environment could be created at the Application Site. With a friendly and green environment with various spaces for social activities, the landscape desig...
	Greenery Provision
	4.4.6 To enhance visual linkage with the green surroundings, a greenery provision of about 19% (about 1,173m2) coverage of greenery located in the primary zone and about 29% (about 1,722m2) overall coverage of greenery, which are more than the 10% and...
	Tree Preservation and Removal
	4.4.7 A total of 650 nos. of existing trees have been identified within the assessment boundary for tree preservation. 7 trees are proposed to be retained while 720 nos. of compensatory trees will be provided in the Indicative Scheme. For detailed inf...

	4.5 Traffic and Transport Arrangement
	Proposed Construction of Road Connection for Application Site
	4.5.1 In order to provide vehicular and pedestrian access to the Application Site, the existing access road outside Yau Kom Tau Water Treatment Works is proposed to be widened. A new standard 2-lane 2-way carriageway with footpath is proposed from out...
	4.5.2 Please refer to Appendix B for the layout of the proposed road connection.
	Road/ Junction Improvement Measures by Others
	4.5.3 In order to connect the proposed access road to the Application Site to the wider road network of Tsuen Wan, vehicular and pedestrian access will travel via a widened and improved Po Fung Road towards Castle Peak Road and Hoi On Road. As discuss...
	4.5.4 The existing Tuen Mun Road underpass section at Po Fung Road does not meet the standard width of a single 2-lane carriageway as stipulated in TPDM. Carriageway widening of the underpass is constrained by the existing large diameter of watermains...
	4.5.5 A new 5-phases signalized junction with pedestrian crossing will be proposed at Po Fung Road with Yau Kom Tau Village / Yau Kom Tau Treatment Works to be implemented by the Government.
	Internal Transport Facilities
	Residential Development
	4.5.6 The proposed internal transport facilities provisions are in accordance with the latest Hong Kong Planning Standards and Guidelines (HKPSG).
	 Car Parking Space Provision: A provision of 141 nos. car parking spaces (including 2 nos. accessible car parking spaces and 15 nos. visitor parking spaces) will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Motorcycle Parking Space Provision: A provision of 7 nos. motorcycle parking spaces will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Goods Vehicle Loading/Unloading Bay Provision: A total of 3 nos. HGV loading/unloading bays will be provided on ground floor.
	 Pick-up / Drop off Space for Residential Shuttle Bus: 1 pick-up / drop-off space will be provided on ground floor outside Block 1 and Block 2 for residential shuttle service.
	RCHE with DCU
	4.5.7 There are no specific guidelines in accordance with HKPSG for RCHE with DCU. Therefore, the required internal transport facilities provision is made reference to similar types of developments, an approved RCHE Development at Hung Shui Kiu (A/YL-...
	 Car Parking Space Provision: A total of 3 nos. car parking spaces (including 1 no. accessible car parking space) will be provided in basement parking floor, which will be accessed via car-ramp system.
	 Light Bus Parking Space Provision: A total of 1 no. Light Bus Parking Space will be provided on ground floor.
	 Shared Loading / Unloading Area for Private Light Bus and Ambulance / Other Vehicles of the Development: A total of 1 no. shared loading / unloading area will be provided on ground floor near the entrance of the HCS for Frail Elderly Persons.
	HCS for Frail Elderly Persons
	4.5.8 There are no specific guidelines in accordance with HKPSG for the HCS for Frail Elderly Persons. Therefore, the required internal transport facilities provision is made according to the liaison with Social Welfare Department.
	Overall Traffic and Transport Arrangement
	4.5.9 Please refer to Appendix B for the details on the traffic and transport arrangement for the Indicative Scheme in the Traffic Impact Assessment

	4.6 Proposed Development Programme
	4.6.1 With consideration to the time required for amendment of plan, land exchange / lease modification, site formation and construction of the proposed access road and residential development, it is anticipated that the development would be completed...


	5 Amendment Proposal
	5.1 Considerations for an Appropriate Zoning
	5.1.1 In light of the changing planning circumstances for increasing the overall housing supply in Tsuen Wan and in Hong Kong, as well as for synergising with the planned and existing residential clusters around YKT and Tsuen Wan Town Centre, an appro...

	5.2 Clear Planning Intention
	5.2.1 The proposed zoning should carry a clear planning intention and development direction for the type of uses and development intensity on the Application Site. In the case of this particular planning application, the zoning should provide flexibil...

	5.3 Appropriate Zoning Control
	5.3.1 The proposed zoning should have appropriate zoning control over the proposed use, scale and intensity by designating restrictions on the GFA and BH to guide the direction of the development towards the intended planning intention and to achieve ...

	5.4 Appropriate Zoning Flexibility
	5.4.1 Some kind of flexibility has to be allowed in the zoning so as to allow flexibility in creative and innovative design and proposals, which can tie in more closely to the fluid social and community aspirations, and market demands at the transform...

	5.5 The Proposed Amendments
	5.5.1 In light of the discussions in the earlier Sections, this Planning Application proposes amendments to the Plan and Notes of the OZP by rezoning the Application Site from “GB” and “G/IC” to a tailor-made “R(B)9” with a development intensity makin...
	5.5.2 To realise the Indicative Scheme for the proposed medium-dense residential development and social welfare facilities (RCHE with DCUs) as illustrated in Section 4, a tailor-made “R(B)9” sub-zone with a maximum GFA of 25,676m2 for domestic purpose...
	5.5.3 The Proposed Amendment will provide incentive for a timely implementation of private residential units and social welfare facilities at a convenient location near existing urban areas, while contributing wider social benefits for Tsuen Wan and m...
	5.5.4 In addition, in the ES of the OZP, it is proposed to specify that the “R(B)9” zone is intended to provide a 100-place RCHE cum 30-place DCU and a HCS for Frail Elderly Persons, with a non-domestic GFA of not less than 3,021.5m2, and that in dete...
	5.5.5 The Proposed Amendment on the Plan is shown in Figure 5.1. The Proposed Amendments to the Notes and ES of the OZP are respectively illustrated in Figures 5.2 - 5.4.


	6 Planning Justification
	6.1 Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need
	6.1.1 The Proposed Amendment, which facilitates the proposed residential development and social welfare facilities, is in line with the Government’s ongoing policy to speed up the much-needed housing supply to address the territorial shortage. The Pol...
	6.1.2 Furthermore, according to the Long-Term Housing Strategy Annual Progress Report 2021, the total housing supply target for the next 10-year period will be 430,000 units (in which the private housing supply target accounts for 30% of the total tar...
	6.1.3 With due consideration of this policy direction and the transforming residential neighbourhood, the Indicative Scheme, with the production of approximately 613 flats, will make optimal use of scarce land resources to provide timely support to th...

	6.2 Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing “GB” Sites of Beneficial Societal Uses
	1.1.1 The Government has been implementing a series of measures to increase land supply through a multi-pronged approach so as to meet the housing land demand, which one of the measures is to identify suitable “GB” sites for conversion to residential ...
	1.1.2 Applying the same policy intentions and site-selection criteria, the Application Site falls within the fringe of a “GB” zone between the existing YKTWTW and Tuen Mun Road. Furthermore, there are existing man-made structure within the Application...

	6.3 Responding to the Changing Planning Context of Housing Texts in Yau Kom Tau, Tsuen Wan
	6.3.1 The initiative to rezone potential “GB” for private residential use, as discussed in Section 6.2, are not without precedent in YKT area, Tsuen Wan. Close to the Application Site, there were two similar rezoning proposals processed by the Governm...
	6.3.2 Comparing the conditions of the Application Site with the two “GB” sites rezoning items mentioned above, all three sites are located within the same OZP in the same residential neighbourhood. The vegetation found in all three sites are also foun...
	6.3.3 The anticipated increase in residential density in YKT with improved infrastructure capacity and appreciable policy application around western Tsuen Wan Town Centre have both demonstrated the opportunities for the Application Site to realise its...

	6.4 Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities for Intergeneration Living and Improving Quality of Life of the Neighbourhood
	6.4.1 The Proposed Amendment will improve the quality of life for the future residents and the surrounding community. The need for community facilities in the area has been thoughtfully considered during the design of the Indicative Scheme. With refer...
	6.4.2 The proposed RCHE cum DCU and the HCS for Frail Elderly Persons will be located to the western portion of the Application Site and will be easily accessible from at-grade pick-up/drop-off laybys for the convenience of users and visitors. Landsca...

	6.5 Encouraging Private Sector Initiatives on the Provision of Social Welfare Facilities
	6.5.1 In Hong Kong, by 2039, about one-third of the total population will be aged 65 or above22F . The ageing population would foreseeably intensify the local demand of elderly services and pose a great challenge to the social welfare system. In light...
	6.5.2 In addressing the heightening territorial needs for residential care services, aside from measures in public sector such as to increase supply of subsidised RCHEs and the proposal to reserve 5% of total GFA for welfare uses in future public hous...

	6.6 Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre
	6.6.1 The Application Site is situated in the fringe of built-up area mainly characterised by the predominant medium to high-rise residential uses with scattered low-rise GIC developments and vegetative space in the western Tsuen Wan Town Centre. To t...
	6.6.2 The south of the Application Site across Tuen Mun Road are residential clusters with mainly medium-rise residential development with maximum permitted BH of 140mPD. Since the Application Site is located to the north of Tuen Mun Road and sitting ...
	6.6.3 To further minimise any potential visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be art...
	6.6.4 In view of the above, the Proposed Amendment will not only be compatible with its surroundings in terms of land use, development scale and intensity, but also respond well to the existing topography. As demonstrated in the VIA, it is also confir...

	6.7 Fully Complying with Sustainable Building Design Guideline and Green Building Design
	6.7.1 To achieve a quality and sustainable built environment, due considerations have been made to the relevant provisions of PNAP APP-152 Sustainable Building Design Guidelines (SBDG) in formulating the Indicative Scheme. The considerations of the th...
	Building Separation
	6.7.2 The Application Site is with a site area less than 20,000m2. Only a small portion of the Indicative Scheme where residential block 1 and block 2 is located has a projected façade length slightly higher than 60m. To satisfy the requirements for B...
	Building Setback
	6.7.3 Under the Indicative Scheme, no part of the Indicative Scheme up to a level of 15m above the street level is within 7.5m from the centreline of the proposed new access road. The building setback requirement is duly complied.
	Site Coverage of Greenery
	6.7.4 According to the SBDG, the Application Site, with a site area of about 6,043m2, is required to reach minimum site coverage of greenery of 10% in primary zones and 20% in overall development respectively. Such requirements on site coverage of gre...
	6.7.5 To promote energy efficiency and ensure compatibility with the natural setting around the Application Site, green building design elements including terrace podium design and green roofs have been taken into account in formulating the Indicative...
	Terrace Podium Design

	6.7.6 The podium design of the RCHE block has fully respected the natural terrain and landscape of the Application Site. To the western side of the podium, the building mass of G/F, 1/F and 2/F retracts from the natural slope. The design is intended t...
	Green Roofs

	6.7.7 As discussed earlier, the RCHE block has adopted a terracing podium design. Not only does it create open spaces for the enjoyment of the RCHE users, but it also creates a green roof that proactively respond to the surrounding vegetated landscape...
	6.7.8 The aforementioned design merits will bring about more pleasant living environment for the future residents, and also better visuals and social benefits amidst the residential.

	6.8 Resulting in No Deficit in Existing and Planned “G/IC” Provision with Increased Population
	6.8.1 The Proposed Amendment will unlikely overstain the existing and planned “G/IC” facilities provision in Tsuen Wan. According to the TPB Paper No. 10775, “the overall provision of GIC facilities is generally sufficient to serve the population in T...
	6.8.2 Despite the shortfalls in community care services facilities and child care centres24F , PlanD stated in the 665th Meeting of the Metro Town Planning Committee (held on 5 Feb 2021) that relevant facilities have been incorporated into the propose...
	6.8.3 The additional population of about 1,816 brought by the Proposed Amendment is not expected to cause adverse impact to these types of G/IC facilities that are already in shortage, given that when compared with the aggregate total population added...

	6.9 The Proposed Amendment is Technically Feasible and Results in No Adverse Impacts to the Surrounding Area
	6.9.1 Various technical assessments on different aspects, namely traffic, environmental, visual, air ventilation, landscape and tree preservation, drainage, sewerage, and geotechnical, have been conducted and included in Appendices B to I, and Appendi...

	6.10 Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone
	6.10.1 The Application Site is moderate in scale with a site area of only about 6,419m2. It is also situated in the fringe of built-up area in YKT in the western Tsuen Wan Town Centre. It is also located in the fringe of “GB” zone at a location which ...
	6.10.2 In addition, the Indicative Scheme will fully respect the natural setting and provide ample greenery and open space, with continuous green buffer along the Application Site’s edge. It will also fully comply with SBDG and incorporate a number of...
	6.10.3 Relevant technical assessments as mentioned in Section 6.9 also confirmed that the Indicative Scheme will neither be subject to, nor cause adverse impacts to the surrounding environment, air ventilation, sewerage, drainage, water supplies, nor ...

	6.11 Will Not Set an Undesirable Precedent
	6.11.1 The Proposed Amendment is in line with the Government’s initiative to increase housing land supply by reviewing “GB” sites as discussed earlier in Section 6.2. Furthermore, the proposed use and development intensity is compatible with the surro...
	6.11.2 The Proposed Amendment is a timely response to the Government’s policy direction on identifying and optimising the development potential of suitable “GB” areas as a short to medium long-term measure to deliver much needed housing supply to addr...
	6.11.3 With the Proposed Amendment, the Applicant has proposed social welfare facility in the form of a 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons to serve the social needs of an enlarging community in Yau Kom Tau. It would also...
	6.11.4 As such, it can be concluded that the Proposed Amendment would serve a desirable precedent for mobilising suitable “GB” areas with underutilised private land to optimise their development potential and contribute to providing much needed housin...


	7 Conclusion
	7.1.1 This S12A Application is proposed for an amendment to the Approved Tsuen Wan OZP No. S/TM/35 by rezoning the Application Site from “GB” and “G/IC” to “R(B)9” to facilitate the implementation of a medium-density residential development with socia...
	7.1.2 This Supporting Planning Statement has demonstrated the technical feasibility and strong planning grounds to justify the rezoning proposal at the Application Site for the provision of more than 600 housing units, while also providing merits to s...
	7.1.3 Taking into account the merits and justifications presented in this Supporting Planning Statement, we sincerely seek the favourable consideration from the TPB to support this S12A Planning Application.
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	Executive Summary
	This Supporting Planning Statement is submitted in support of the Proposed Amendment to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) under Section 12A of the Town Planning Ordinance (Cap. 131), in respect of the rezoning from “Gr...
	The Government has endeavoured efforts to increase territorial housing supply, with private initiative seen as an important support alongside with public housing development. In line with the Government’s on-going initiatives to optimise the usage of ...
	An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. Under the Indicative Scheme, three residential towers will provide a total of 613 units, together with a 100-place RCHE cum 30-place DCU and HCS for Fra...
	The Proposed Amendment could achieve the following planning merits:
	• Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need;
	• Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing Suitable “GB” Sites of Beneficial Societal uses;
	• Responding to the Changing Planning Context of Housing Sites in Yau Kom Tau, Tsuen Wan;
	• Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities to Promote Intergeneration Living and Improving Quality of Life of the Neighbourhood;
	• Encouraging Private Sector Initiatives on Provision of Social Welfare Facilities;
	• Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre;
	• Fully Complying with Sustainable Building Design Guideline and Green Building Design;
	• No Deficit in Existing and Planned “G/IC” Provision with Increased Population;
	• Resulting in No Adverse Impacts to the Surrounding Area;
	• Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone; and
	• Will Not Set an Undesirable Precedent.
	The Applicant has demonstrated their genuine intention and commitment to taking forward the Indicative Scheme at the Application Site. In light of the planning merits and justifications put forward in the Supporting Planning Statement, we sincerely se...

	行政摘要
	政府一直致力提高全港房屋供應，除公營房屋發展外私人發展項目亦是重要的供應來源。申請人制定了一個指示性方案以展示擬議修訂的可行性，亦希望透過擬議修訂使申請地點的土地資源被善用。此舉同時能配合政府改劃已檢視的「綠化地帶」作住宅用途的最新倡議。是項改劃申請把用地最高建築物高度限制定為主水平基準上180米、最高住用總樓面面積為25,676平方米及非住用總樓面面積為不少於3,021.5平方米，以地盤平整水平為約主水平基準上90米，較用地前方屯門公路較高。申請地點位置鄰近兩個同樣位於荃灣分區計劃大綱圖範圍內已...
	擬議修訂已準備一個指示性設計方案來證明其可行性。指示性方案建議的三棟住宅大廈將為油柑頭社區帶來613個住宅單位，另包括安老院舍（100個服務名額）及長者日間護理單位（３0個服務名額）及體弱長者家居照顧服務中心，預計總人口約1,816 人。此方案不但能提高私人房屋供應，亦有助推動年齡友善的概念，以應對香港人口老齡化問題。
	擬議修訂將帶來以下規劃增益：
	• 配合政府施政報告的房屋政策和滿足本港的房屋需求；
	• 與政府通過檢視「綠化地帶」以增加房屋供應的倡議相一致；
	• 配合荃灣油柑頭一帶的對房屋發展的規劃條件變化；
	• 應對社區對長者設施的殷切需要，鼓勵跨世代共融生活及改善生活質素；
	• 為在私人發展項目提供社福設施創立良好先例；
	• 符合當地規劃環境並與鄰近荃灣市中心的周邊社區兼容；
	• 完全符合可持續建築設計指引和綠色建築設計；
	• 在增加人口的同時下不會造成現有或已規劃的政府、機構或社區設施短缺；
	• 不會為周邊環境帶來負面影響；
	• 不會影響「綠化地帶」的整體質量及完整性；及
	• 不會構成不良先例。
	申請人對推進此項目持有誠懇和積極的態度。基於本規劃綱領所闡述的規劃增益及理據，我們懇請城市規劃委員會支持是次規劃申請。

	1 Introduction
	1.1.1 This Supporting Planning Statement is submitted to the Town Planning Board (“TPB”) in support of the Planning Application under Section 12A of the Town Planning Ordinance (Cap. 131) for the Amendment of Plan for Proposed Residential Development ...
	1.1.2 The Applicant proposes amendments to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) by rezoning the Application Site from “Green Belt” (“GB”) and “Government, Institution or Community” (“G/IC”) to a tailor-made “Residential (...
	1.1.3 An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. The Proposed Amendment will facilitate a medium-rise residential development with much-needed housing supply and quality living environment with s...
	1.1.4 As reaffirmed in the Chief Executive’s 2014 Policy Address, the Government would continue to review various land uses (including “GB” sites) and rezone suitable sites to meet the pressing need for housing land supply. Recently, the Government pr...
	1.1.5 In response to the changing planning circumstances, the Proposed Amendment at the Application Site will also complement Government’s effort in optimising the development potential of “GB” sites in the Yau Kom Tau area that are of relatively less...
	1.1.6 The Indicative Scheme has adopted a context-responsive building arrangement and BH profile that are compatible with the neighbourhood. Technical assessments conducted also confirmed the Proposed Amendment will not generate, nor be suspectable to...
	1.1.7 This Supporting Planning Statement contains the sections below that are necessary to support this Planning Application to demonstrate its feasibility and suitability:
	• Section 2 describes the context of the Application Site and its surrounding areas;
	• Section 3 explains the planning context of the Application Site;
	• Section 4 presents the Indicative Scheme at the Application Site;
	• Section 5 summarises the amendment proposal to be incorporated into the Plan and Notes of the OZP;
	• Section 6 highlights the planning justifications and planning merits in support of the rezoning request; and
	• Section 7 concludes the highlights and justifications of this Supporting Planning Statement.
	1.1.8 We sincerely seek for favourable consideration from the TPB to grant approval to this well justified S12A Application.

	2 Site Context
	2.1 Location
	2.1.1 With an area of about 6,419m2, the Application Site situates at YKT in the western fringe of Tsuen Wan Town Centre. The Application Site is bounded by the Yau Kom Tau Fresh Water Service Reservoir and Water Treatment Works (YKTFWSR&WTW) at its n...
	2.1.2 Please refer to Figure 2.1 for the location of the Application Site.

	2.2 Land Status
	2.2.1 The Application Site’s area is about 6,419m2. The site area comprises of about 5,934m2 (about 92% of the Application Site) of private land held under Lots 164 RP, 175 and 232 RP in DD 354, and about 485m2 (about 8% of the Application Site) of ad...
	2.2.2 Please refer to Figure 2.2 for the land status of the Application Site.

	2.3 Existing Use
	2.3.1 The Application Site’s site level ranges from about 79mPD at the eastern boundary to 95 mPD at the western boundary above Tuen Mun Road. Based on the site’s topography, the terrain of a large portion of the site from the eastern boundary to the ...
	2.3.2 The Application Site is covered with overgrown vegetation with trees and shrubs. There are two existing streams flowing from north to south within the Application Site to the west and east of Lot 164 RP respectively. There is also a drainage cha...
	2.3.3 There is no road access to the Application Site, as such it is currently inaccessible by vehicles. A small footpath leads to the south-eastern edge of the site from access road of the adjacent YKTWTW to the east and another footpath leads to the...
	2.3.4 Please refer to Figure 2.3 for the existing condition of the Application Site.

	2.4 Surrounding Uses
	2.4.1 The Application Site is situated near a neighbourhood mainly characterised by the predominant medium to high-rise residential uses, with scattered low-rise GIC developments and vegetative space, in the western Tsuen Wan Town Centre, To the south...
	2.4.2 To the immediate south is the Tuen Mun Road which forms part of the New Territories Circular Road. Further south is an area mainly zoned “GB”, “R(B)” and “Residential (Group C)” (“R(C)”) within the same OZP, comprising of low to medium-rise resi...
	2.4.3 To the immediate east, it is the YKTFWSR&WTW which is zoned “Government, Institution or Community” (“G/IC”) within the same OZP. Further east to the north of Tuen Mun Road (northeast of the Application Site) are the Yau Kom Tau Village zoned as ...
	2.4.4 Across Tuen Mun Road to the southeast of the Application Site are mainly the existing medium to high-rise residential settlements which are comparatively in larger scale, including Bayview Garden, Belvedere Garden, Greenview Court, Greenview Ter...
	2.4.5 To the immediate north, it is the YKTFWSR&WTW which is zoned “G/IC”. To the further north, it is the hills of Shek Lung Kung with a height of about 470mPD at its tallest point. It forms part of the Tai Lam Country Park and is not covered by any ...
	2.4.6 To the immediate west, it is the “GB” zone within the same OZP. To the further west and southwest, there are the “GB” areas under the Tsuen Wan West Outline Zoning Plan No. S/TWW/19 and the hillside woodlands of Tai Lam Country Park.
	2.4.7 Please also refer to Figure 2.4c for the surrounding context of the Application Site.

	2.5 Accessibility
	2.5.1 There is no existing road access to the Application Site. Vehicular and pedestrian access to the Application Site can be made via a proposed access road connecting through an existing access road outside YKTWTW to Po Fung Road (with a short sect...
	2.5.2 The existing access road outside YKTWTW and part of Po Fung Road are under Water Supplies Department (WSD)’s management. A section of Po Fung Road closer to Castle Peak Road is under management by Highways Department (HyD). The existing access r...
	2.5.3 To cater for the anticipated increase in traffic flow and pedestrian movement arising from various developments at Po Fung Road and also to facilitate the rezoning of Sites A & B mentioned in Paragraph 2.4.3, there is plan for the Government to ...


	3 Planning Context
	3.1 Land Use Zoning
	3.1.1 A majority portion (6,041m2, or about 94% of the total Application Site area)  of the Application Site is current zoned “GB” on the Approved Tsuen Wan OZP no. S/TW/35 approved by the CE in C on 8th February 2022. The planning intention or the “G...
	3.1.2 Please refer to Figures 3.1a and 3.1b respectively for the extracted Notes and Explanatory Statement (“ES”) of the “GB” zone under the OZP.
	3.1.3 A minor portion of the Application Site (about 378m2, about 6% of the total Application Site Area) is currently zoned “G/IC” on the Approved Tsuen Wan OZP no. S/TW/35. As the portion zoned “G/IC” falls within the premise of private lot no. 232 R...

	3.2 Responding to Territorial Housing Land Shortage
	3.2.1 The 2020 Policy Address identified that the crux of the housing problem lies in the shortage of land for housing development, and urged that the public sector and private developers need to work together and support Government’s various land cre...
	3.2.2 Also, according to the 2021 Policy Address, the Government is determined to sustain land supply for both public and private housing to meet the keen housing demands of Hong Kong. The Government is committed towards a government-led and multi-pro...
	3.2.3 Considering that the Application Site is situated in close proximity to existing residential neighbourhood and located in close proximity to existing infrastructure of the Tsuen Wan New Town, as well as the two sites recently rezoned from the “G...

	3.3 Policy Initiatives for Rezoning of “Greenbelt” Zone for Housing Sites
	3.3.1 Advocated since the 2013 and 2014 Policy Addresses, the Government would adopt a multi-pronged strategy to meet the pressing need for housing land supply, including carrying out various land use reviews on an on-going basis, such as reviews on G...
	3.3.2 Earlier rounds of “Green Belt” review conducted by the Government had focused on Government land and sites with lower gradient and nearer to built-up areas, where they accounted for about 30% of the 210 sites identified for rezoning for resident...
	3.3.3 Taking the policy initiatives into account, “GB” sites that fulfil several main criteria, namely, lower gradient, located at the fringe of existing built-up areas, in close proximity to existing roads, possessing relatively less buffering effect...

	3.4 Housing Sites for High-density Residential Developments in Tsuen Wan
	3.4.1 As mentioned in Paragraph 3.3.2, by 2017, the Government has identified 210 sites for rezoning after engaging in a land use review across the territory. Out of these 210 potential housing sites, 13 (about 6% of the total) of them are in Tsuen Wa...

	3.5 Changing Planning Circumstances in the Immediate Surrounding
	3.5.1 Within the same OZP and in close proximity to the Application Site, there are two sites (Site A and Site B) recently identified by the Government during review on “GB” sites for conversion to residential use. The two proposed amendment item, to ...
	3.5.2 Also, as mentioned in Paragraph 2.5.3, Po Fung Road will be widened and improved to facilitate future development at these two housing sites in YKT. Improvement works include widening of the carriageway and footpath (widen Po Fung Road to a stan...
	3.5.3 Upon completion of the OZP amendment process, in February 2022, the Government announced its 2022-23 Land Sale Programme which includes the two aforementioned residential sites in Tsuen Wan to be put up for sale13F .

	3.6 Policy Initiatives to Promote Active Ageing/ Provision of Elderly Facilities in Residential Developments
	3.6.1 Apart from the shortage of land supply in Hong Kong, ageing population is another issue that our society has to look for solutions to address the challenges it leads to. There is a continuous increase in the elderly population in the world and H...
	3.6.2 In view of the situation, in the 2021 Policy Address, the Government committed to adopt a multi-pronged approach to boost the short, medium and long-term supply of residential care services as its demand has exceeded the supply due to an ageing ...
	3.6.3 To encourage participation by more private enterprises in providing quality RCHE services, the Government has put in place since 2003 the Scheme to Encourage Provision of RCHE Premises in New Private Developments16F . As stated in the Policy Add...
	3.6.4 On a district basis, the overall provision of GIC facilities is considered generally sufficient to serve the population in Tsuen Wan as of Oct 202118F . However, PlanD’s latest view on a similar application (No. A/TW/526 approved on 10 Dec 2021)...


	4 The Indicative Scheme – Proposed Residential Development and Social Welfare Facilities
	4.1 General Planning and Design Principles
	4.1.1 Having regarded the overall planning context from a territorial and local scale as discussed in Section 3, the society is in severe need for land for new housing supply. Meanwhile, the Government is actively reviewing suitable “GB” areas to opti...
	4.1.2 Taken into consideration of the Application Site’s locality and surrounding, which surrounded by existing built-up areas on three sides, i.e., the YKTFWSR, YKTWTW and Tuen Mun Road. The Application Site is also located close to various existing ...
	4.1.3 With consideration of the existing condition, together with the changes in territorial planning context and the recent OZP amendment in the adjacent sites, the Applicant recognises the opportunity of the Application Site, which is solely owned b...
	4.1.4 To demonstrate the feasibility and merits of the Proposed Amendment, an Indicative Scheme has been prepared. The overarching planning and design principle of the Indicative Scheme is to respect the residential setting in the neighbourhood while ...
	4.1.5 The key planning and design principles are discussed as follows:
	4.1.6 To Utilise Precious Residential Land Resources Without Compromising on the Quality of Landscape and Environment – The Application Site is located in the fringe of “GB” zone amid built-up area to the west of Tsuen Wan Town Centre. Under the curre...
	4.1.7 To Contribute More Than 500 Units to the Housing Market by Private Initiative – The Proposed Amendment is intended to optimise the development potential at the Application Site which is situated in a residential neighbourhood with scattered gove...
	4.1.8 To Increase the Supply of G/IC facilities of the Community and to Promote Intergeneration Living with Residential Development – The Indicative Scheme will provide social welfare facilities, i.e., a 100-place RCHE cum 30-place DCU, and a HCS for ...
	4.1.9 Responding to the Site’s Condition with Compatible Design – The scale and the design of the Indicative Scheme will strike a balance between the urban-rural setting and the transforming residential neighbourhood. Besides, to respond with the slop...
	4.1.10 Considering that the Application Site is in an elongated shape, the building bulk of the towers and podium are sensitively designed with voids and building separation to capture valuable landscape scenery and allowing visual permeability to the...
	4.1.11 Quality and Sensitive Building and Landscape Design – Due to the proximity to Tuen Mun Road, the residential towers will maintain a minimum buffer distance of 20m from Tuen Mun Road to minimise nuisances to the living quality of future resident...

	4.2 Building Design of the Indicative Scheme
	4.2.1 Based on planning and design principles presented above, the Applicant has prepared an Indicative Layout Plans for the Indicative Scheme at the Application Site (Appendix A refers).
	Building Layout of the Indicative Scheme
	4.2.2 The Indicative Scheme is comprised of 3 residential blocks, with 1 of the 3 blocks sitting on a 3-storey podium building for proposed RCHE cum DCU and HCS for Frail Elderly Persons facilities, on top of 1 level of basement for ancillary car park...
	4.2.3 Block 3 is located on top of the 3-storey podium at the western portion of the Application Site. The podium will accommodate RCHE cum DCU and HCS for Frail Elderly Persons facilities to foster the inter-generation concept. A terraced garden is d...
	4.2.4 Please refer to Appendix A for the layout drawings of the Indicative Scheme.
	Sensitive Building Design and Disposition
	4.2.5 As a proactive response to the Application Site’s surrounding, the Indicative Scheme has demonstrated a number of green building features. A stepped garden roof extending from the ground is created at the RCHE Block to enhance circulation and to...
	4.2.6 To respect the existing terrain of the Application Site, an optimal site level of 90mPD is adopted. To the west end of the Application Site, there is a relatively steeper section of sloping terrain. To respective the existing topography and natu...
	4.2.7 Responding to the sloping topography (with a site level of about 90mPD) and the scenic ridgeline backdrop to the north of the Application Site, the bulkiness of the building has been minimised by provision of voids and large building separation ...
	4.2.8 To further minimise visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be articulated to ad...
	4.2.9 To cope with the noise impact from Tuen Mun Road, the building orientation and building setback from Tuen Mun Road has been optimised to mitigate as much possible noise nuisance as possible. Furthermore, appropriate mitigation measures such as a...
	Consideration on Location of Social Welfare Facilities
	4.2.10 According to the Code of Practice for Residential Care Homes (Elderly Persons) published by the Social Welfare Department, no part of the proposed RCHE and DCUs facilities are situated at a height more than 24m above the proposed ground level (...
	4.2.11 The RCHE entrance lobby, 30-place DCU and the HCS for Frail Elderly Persons are arranged on G/F to provide better circulation is located in close proximity to the G/F pick-up / drop-off space for the conveniences of users and visitors. The entr...
	4.2.12 As per HKPSG Ch.3 and comment from the Social Welfare Department (SWD), the proposed 100-place RCHE and 30-place DCU would have a NOFA of 1,354m2 and 90m2 respectively (1,444m2 in total). A GFA of about 2,718.5m2 (equivalent to a GFA:NOFA ratio...
	Environmental Considerations on Building Design
	4.2.13 A number of building design considerations and noise mitigation measures have been proposed and incorporated in the Indicative Scheme to minimise potential environmental nuisances to the future residents and users, these include:
	Building Setback
	4.2.14 The Application Site is elongated and narrow in shape, and is bounded between Tuen Mun Road to the south and the service reservoirs of Yau Kom Tau Water Treatment Works to the north. In order to avoid adverse vehicular emission impact and minim...
	Building Orientation
	4.2.15 Under the Building (Planning) Regulations (Cap. 123F), the prescribed window requirement for habitable space of residential units needs to be satisfied (i.e., facing street or open space generally). Therefore, some windows will inevitably face ...
	Internal Layout Design
	4.2.16 In order to minimise road traffic noise impact due to Tuen Mun Road, internal layout of some residential units, RCHE rooms, rooms in the DCU and HCS for Frail Elderly Persons allows the openable windows for ventilation facing away from Tuen Mun...
	Acoustic Window (Baffle Type) / Enhanced Acoustic Balcony (Baffle Type)
	4.2.17 Further to the adoption of the building design consideration mentioned above, acoustic window (baffle type) and enhanced acoustic balcony (baffle type) have been proposed to mitigate the residue road traffic noise exceedances
	4.2.18 The detailed mitigation measures are outlined in Appendix D.

	4.3 Key Development Parameters of the Indicative Scheme
	4.3.1 The key development parameters of the Indicative Scheme are summarised in Table 4.3 below.
	Remarks:
	[1] The GFA for the 100-place RCHE cum 30-place DCU and the HCS for Frail Elderly Persons are calculated based on the respective NOFA requirements of 1,354m2 for 100-place RCHE and 90m2 for 30-place DCUs attached to RCHE (based on proposed GFA of 2718...
	[2] Composite tower with 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons.
	[3] A Person Per Occupied Flat (PPOF) of 2.8 is assumed based on the average domestic household size of Tsuen Wan District in the 2021 Census result.21F
	[4] The proposed 100-place RCHE cum 30-place DCU is proposed to be operated on a private / self-financing mode; The proposed HCS for Frail Elderly Persons is proposed to be assigned to SWD as a Government Accommodation.

	4.4 Landscape Design Framework
	4.4.1 The primary objectives for the landscape design of the Indication Scheme are:
	 To integrate the Indicative Scheme from a landscape and visual perspective with the existing and planned landscape context;
	 To use landscape measures to soften the form of the proposed buildings;
	 To provide visual integration, screening and softening effects of the built-form;
	 To provide a high-quality living environment and open spaces for future residents and visitors;
	 To utilize a variety of tree species to alleviate visual impact to the surroundings, delineate the landscape character of the area and emphasize the individuality afforded by the environmental qualities of the Site;
	 To maximize opportunities for the planting of new trees, shrubs and other vegetation mix; and
	 To provide compensation for the proposed felling of trees required to accommodate the Indicative Scheme.
	4.4.2 With the above objectives and the aim to provide quality medium-rise residential development, a Landscape Master Plan (“LMP”) has been prepared for the Indicative Scheme (Appendix J) with key features highlighted as below.
	Landscape Design
	4.4.3 To facilitate residents and visitors’ movements, landscaping features such as outdoor swimming pools, activity lawn, outdoor play area, water feature, landscape gardens, yoga deck and fitness station are proposed for better leisure and relaxatio...
	4.4.4 In order to minimise the visual impact of the Indicative Scheme, a combination of one to two rows of evergreen trees with various height of shrubs are proposed along the site boundary, especially in the area at the north of the Indicative Scheme...
	4.4.5 Through appropriate landscape treatments and visual integration, a quality and sustainable environment could be created at the Application Site. With a friendly and green environment with various spaces for social activities, the landscape desig...
	Greenery Provision
	4.4.6 To enhance visual linkage with the green surroundings, a greenery provision of about 18% (about 1,173m2) coverage of greenery located in the primary zone and about 27% (about 1,722m2) overall coverage of greenery, which are more than the 10% and...
	Tree Preservation and Removal
	4.4.7 A total of 650 nos. of existing trees have been identified within the assessment boundary for tree preservation. 7 trees are proposed to be retained while 720 nos. of compensatory trees will be provided in the Indicative Scheme. For detailed inf...

	4.5 Traffic and Transport Arrangement
	Proposed Construction of Road Connection for Application Site
	4.5.1 In order to provide vehicular and pedestrian access to the Application Site, the existing access road outside Yau Kom Tau Water Treatment Works is proposed to be widened. A new standard 2-lane 2-way carriageway with footpath is proposed from out...
	4.5.2 Please refer to Appendix B for the layout of the proposed road connection.
	Road/ Junction Improvement Measures by Others
	4.5.3 In order to connect the proposed access road to the Application Site to the wider road network of Tsuen Wan, vehicular and pedestrian access will travel via a widened and improved Po Fung Road towards Castle Peak Road and Hoi On Road. As discuss...
	4.5.4 The existing Tuen Mun Road underpass section at Po Fung Road does not meet the standard width of a single 2-lane carriageway as stipulated in TPDM. Carriageway widening of the underpass is constrained by the existing large diameter of watermains...
	4.5.5 A new 5-phases signalized junction with pedestrian crossing will be proposed at Po Fung Road with Yau Kom Tau Village / Yau Kom Tau Treatment Works to be implemented by the Government.
	Internal Transport Facilities
	Residential Development
	4.5.6 The proposed internal transport facilities provisions are in accordance with the latest Hong Kong Planning Standards and Guidelines (HKPSG).
	 Car Parking Space Provision: A provision of 141 nos. car parking spaces (including 2 nos. accessible car parking spaces and 15 nos. visitor parking spaces) will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Motorcycle Parking Space Provision: A provision of 7 nos. motorcycle parking spaces will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Goods Vehicle Loading/Unloading Bay Provision: A total of 3 nos. HGV loading/unloading bays will be provided on ground floor.
	 Pick-up / Drop off Space for Residential Shuttle Bus: 1 pick-up / drop-off space will be provided on ground floor outside Block 1 and Block 2 for residential shuttle service.
	RCHE with DCU
	4.5.7 There are no specific guidelines in accordance with HKPSG for RCHE with DCU. Therefore, the required internal transport facilities provision is made reference to similar types of developments, an approved RCHE Development at Hung Shui Kiu (A/YL-...
	 Car Parking Space Provision: A total of 3 nos. car parking spaces (including 1 no. accessible car parking space) will be provided in basement parking floor, which will be accessed via car-ramp system.
	 Light Bus Parking Space Provision: A total of 1 no. Light Bus Parking Space will be provided on ground floor.
	 Shared Loading / Unloading Area for Private Light Bus and Ambulance / Other Vehicles of the Development: A total of 1 no. shared loading / unloading area will be provided on ground floor near the entrance of the HCS for Frail Elderly Persons.
	HCS for Frail Elderly Persons
	4.5.8 There are no specific guidelines in accordance with HKPSG for the HCS for Frail Elderly Persons. Therefore, the required internal transport facilities provision is made according to the liaison with Social Welfare Department.
	Overall Traffic and Transport Arrangement
	4.5.9 Please refer to Appendix B for the details on the traffic and transport arrangement for the Indicative Scheme in the Traffic Impact Assessment

	4.6 Proposed Development Programme
	4.6.1 With consideration to the time required for amendment of plan, land exchange / lease modification, site formation and construction of the proposed access road and residential development, it is anticipated that the development would be completed...


	5 Amendment Proposal
	5.1 Considerations for an Appropriate Zoning
	5.1.1 In light of the changing planning circumstances for increasing the overall housing supply in Tsuen Wan and in Hong Kong, as well as for synergising with the planned and existing residential clusters around YKT and Tsuen Wan Town Centre, an appro...

	5.2 Clear Planning Intention
	5.2.1 The proposed zoning should carry a clear planning intention and development direction for the type of uses and development intensity on the Application Site. In the case of this particular planning application, the zoning should provide flexibil...

	5.3 Appropriate Zoning Control
	5.3.1 The proposed zoning should have appropriate zoning control over the proposed use, scale and intensity by designating restrictions on the GFA and BH to guide the direction of the development towards the intended planning intention and to achieve ...

	5.4 Appropriate Zoning Flexibility
	5.4.1 Some kind of flexibility has to be allowed in the zoning so as to allow flexibility in creative and innovative design and proposals, which can tie in more closely to the fluid social and community aspirations, and market demands at the transform...

	5.5 The Proposed Amendments
	5.5.1 In light of the discussions in the earlier Sections, this Planning Application proposes amendments to the Plan and Notes of the OZP by rezoning the Application Site from “GB” and “G/IC” to a tailor-made “R(B)9” with a development intensity makin...
	5.5.2 To realise the Indicative Scheme for the proposed medium-dense residential development and social welfare facilities (RCHE with DCUs) as illustrated in Section 4, a tailor-made “R(B)9” sub-zone with a maximum GFA of 25,676m2 for domestic purpose...
	5.5.3 The Proposed Amendment will provide incentive for a timely implementation of private residential units and social welfare facilities at a convenient location near existing urban areas, while contributing wider social benefits for Tsuen Wan and m...
	5.5.4 In addition, in the ES of the OZP, it is proposed to specify that the “R(B)9” zone is intended to provide a 100-place RCHE cum 30-place DCU and a HCS for Frail Elderly Persons, with a non-domestic GFA of not less than 3,021.5m2, and that in dete...
	5.5.5 The Proposed Amendment on the Plan is shown in Figure 5.1. The Proposed Amendments to the Notes and ES of the OZP are respectively illustrated in Figures 5.2 - 5.4.


	6 Planning Justification
	6.1 Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need
	6.1.1 The Proposed Amendment, which facilitates the proposed residential development and social welfare facilities, is in line with the Government’s ongoing policy to speed up the much-needed housing supply to address the territorial shortage. The Pol...
	6.1.2 Furthermore, according to the Long-Term Housing Strategy Annual Progress Report 2021, the total housing supply target for the next 10-year period will be 430,000 units (in which the private housing supply target accounts for 30% of the total tar...
	6.1.3 With due consideration of this policy direction and the transforming residential neighbourhood, the Indicative Scheme, with the production of approximately 613 flats, will make optimal use of scarce land resources to provide timely support to th...

	6.2 Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing “GB” Sites of Beneficial Societal Uses
	1.1.1 The Government has been implementing a series of measures to increase land supply through a multi-pronged approach so as to meet the housing land demand, which one of the measures is to identify suitable “GB” sites for conversion to residential ...
	1.1.2 Applying the same policy intentions and site-selection criteria, the Application Site falls within the fringe of a “GB” zone between the existing YKTWTW and Tuen Mun Road. Furthermore, there are existing man-made structure within the Application...

	6.3 Responding to the Changing Planning Context of Housing Texts in Yau Kom Tau, Tsuen Wan
	6.3.1 The initiative to rezone potential “GB” for private residential use, as discussed in Section 6.2, are not without precedent in YKT area, Tsuen Wan. Close to the Application Site, there were two similar rezoning proposals processed by the Governm...
	6.3.2 Comparing the conditions of the Application Site with the two “GB” sites rezoning items mentioned above, all three sites are located within the same OZP in the same residential neighbourhood. The vegetation found in all three sites are also foun...
	6.3.3 The anticipated increase in residential density in YKT with improved infrastructure capacity and appreciable policy application around western Tsuen Wan Town Centre have both demonstrated the opportunities for the Application Site to realise its...

	6.4 Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities for Intergeneration Living and Improving Quality of Life of the Neighbourhood
	6.4.1 The Proposed Amendment will improve the quality of life for the future residents and the surrounding community. The need for community facilities in the area has been thoughtfully considered during the design of the Indicative Scheme. With refer...
	6.4.2 The proposed RCHE cum DCU and the HCS for Frail Elderly Persons will be located to the western portion of the Application Site and will be easily accessible from at-grade pick-up/drop-off laybys for the convenience of users and visitors. Landsca...

	6.5 Encouraging Private Sector Initiatives on the Provision of Social Welfare Facilities
	6.5.1 In Hong Kong, by 2039, about one-third of the total population will be aged 65 or above22F . The ageing population would foreseeably intensify the local demand of elderly services and pose a great challenge to the social welfare system. In light...
	6.5.2 In addressing the heightening territorial needs for residential care services, aside from measures in public sector such as to increase supply of subsidised RCHEs and the proposal to reserve 5% of total GFA for welfare uses in future public hous...

	6.6 Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre
	6.6.1 The Application Site is situated in the fringe of built-up area mainly characterised by the predominant medium to high-rise residential uses with scattered low-rise GIC developments and vegetative space in the western Tsuen Wan Town Centre. To t...
	6.6.2 The south of the Application Site across Tuen Mun Road are residential clusters with mainly medium-rise residential development with maximum permitted BH of 140mPD. Since the Application Site is located to the north of Tuen Mun Road and sitting ...
	6.6.3 To further minimise any potential visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be art...
	6.6.4 In view of the above, the Proposed Amendment will not only be compatible with its surroundings in terms of land use, development scale and intensity, but also respond well to the existing topography. As demonstrated in the VIA, it is also confir...

	6.7 Fully Complying with Sustainable Building Design Guideline and Green Building Design
	6.7.1 To achieve a quality and sustainable built environment, due considerations have been made to the relevant provisions of PNAP APP-152 Sustainable Building Design Guidelines (SBDG) in formulating the Indicative Scheme. The considerations of the th...
	Building Separation
	6.7.2 The Application Site is with a site area less than 20,000m2. Only a small portion of the Indicative Scheme where residential block 1 and block 2 is located has a projected façade length slightly higher than 60m. To satisfy the requirements for B...
	Building Setback
	6.7.3 Under the Indicative Scheme, no part of the Indicative Scheme up to a level of 15m above the street level is within 7.5m from the centreline of the proposed new access road. The building setback requirement is duly complied.
	Site Coverage of Greenery
	6.7.4 According to the SBDG, the Application Site, with a site area of about 6,419m2, is required to reach minimum site coverage of greenery of 10% in primary zones and 20% in overall development respectively. Such requirements on site coverage of gre...
	6.7.5 To promote energy efficiency and ensure compatibility with the natural setting around the Application Site, green building design elements including terrace podium design and green roofs have been taken into account in formulating the Indicative...
	Terrace Podium Design

	6.7.6 The podium design of the RCHE block has fully respected the natural terrain and landscape of the Application Site. To the western side of the podium, the building mass of G/F, 1/F and 2/F retracts from the natural slope. The design is intended t...
	Green Roofs

	6.7.7 As discussed earlier, the RCHE block has adopted a terracing podium design. Not only does it create open spaces for the enjoyment of the RCHE users, but it also creates a green roof that proactively respond to the surrounding vegetated landscape...
	6.7.8 The aforementioned design merits will bring about more pleasant living environment for the future residents, and also better visuals and social benefits amidst the residential.

	6.8 Resulting in No Deficit in Existing and Planned “G/IC” Provision with Increased Population
	6.8.1 The Proposed Amendment will unlikely overstain the existing and planned “G/IC” facilities provision in Tsuen Wan. According to the TPB Paper No. 10775, “the overall provision of GIC facilities is generally sufficient to serve the population in T...
	6.8.2 Despite the shortfalls in community care services facilities and child care centres24F , PlanD stated in the 665th Meeting of the Metro Town Planning Committee (held on 5 Feb 2021) that relevant facilities have been incorporated into the propose...
	6.8.3 The additional population of about 1,816 brought by the Proposed Amendment is not expected to cause adverse impact to these types of G/IC facilities that are already in shortage, given that when compared with the aggregate total population added...

	6.9 The Proposed Amendment is Technically Feasible and Results in No Adverse Impacts to the Surrounding Area
	6.9.1 Various technical assessments on different aspects, namely traffic, environmental, visual, air ventilation, landscape and tree preservation, drainage, sewerage, and geotechnical, have been conducted and included in Appendices B to I, and Appendi...

	6.10 Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone
	6.10.1 The Application Site is moderate in scale with a site area of only about 6,419m2. It is also situated in the fringe of built-up area in YKT in the western Tsuen Wan Town Centre. It is also located in the fringe of “GB” zone at a location which ...
	6.10.2 In addition, the Indicative Scheme will fully respect the natural setting and provide ample greenery and open space, with continuous green buffer along the Application Site’s edge. It will also fully comply with SBDG and incorporate a number of...
	6.10.3 Relevant technical assessments as mentioned in Section 6.9 also confirmed that the Indicative Scheme will neither be subject to, nor cause adverse impacts to the surrounding environment, air ventilation, sewerage, drainage, water supplies, nor ...

	6.11 Will Not Set an Undesirable Precedent
	6.11.1 The Proposed Amendment is in line with the Government’s initiative to increase housing land supply by reviewing “GB” sites as discussed earlier in Section 6.2. Furthermore, the proposed use and development intensity is compatible with the surro...
	6.11.2 The Proposed Amendment is a timely response to the Government’s policy direction on identifying and optimising the development potential of suitable “GB” areas as a short to medium long-term measure to deliver much needed housing supply to addr...
	6.11.3 With the Proposed Amendment, the Applicant has proposed social welfare facility in the form of a 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons to serve the social needs of an enlarging community in Yau Kom Tau. It would also...
	6.11.4 As such, it can be concluded that the Proposed Amendment would serve a desirable precedent for mobilising suitable “GB” areas with underutilised private land to optimise their development potential and contribute to providing much needed housin...


	7 Conclusion
	7.1.1 This S12A Application is proposed for an amendment to the Approved Tsuen Wan OZP No. S/TM/35 by rezoning the Application Site from “GB” and “G/IC” to “R(B)9” to facilitate the implementation of a medium-density residential development with socia...
	7.1.2 This Supporting Planning Statement has demonstrated the technical feasibility and strong planning grounds to justify the rezoning proposal at the Application Site for the provision of more than 600 housing units, while also providing merits to s...
	7.1.3 Taking into account the merits and justifications presented in this Supporting Planning Statement, we sincerely seek the favourable consideration from the TPB to support this S12A Planning Application.
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	Executive Summary
	This Supporting Planning Statement is submitted in support of the Proposed Amendment to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) under Section 12A of the Town Planning Ordinance (Cap. 131), in respect of the rezoning from “Gr...
	The Government has endeavoured efforts to increase territorial housing supply, with private initiative seen as an important support alongside with public housing development. In line with the Government’s on-going initiatives to optimise the usage of ...
	An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. Under the Indicative Scheme, three residential towers will provide a total of 613 units, together with a 100-place RCHE cum 30-place DCU and HCS for Fra...
	The Proposed Amendment could achieve the following planning merits:
	• Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need;
	• Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing Suitable “GB” Sites of Beneficial Societal uses;
	• Responding to the Changing Planning Context of Housing Sites in Yau Kom Tau, Tsuen Wan;
	• Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities to Promote Intergeneration Living and Improving Quality of Life of the Neighbourhood;
	• Encouraging Private Sector Initiatives on Provision of Social Welfare Facilities;
	• Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre;
	• Fully Complying with Sustainable Building Design Guideline and Green Building Design;
	• No Deficit in Existing and Planned “G/IC” Provision with Increased Population;
	• Resulting in No Adverse Impacts to the Surrounding Area;
	• Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone; and
	• Will Not Set an Undesirable Precedent.
	The Applicant has demonstrated their genuine intention and commitment to taking forward the Indicative Scheme at the Application Site. In light of the planning merits and justifications put forward in the Supporting Planning Statement, we sincerely se...

	行政摘要
	政府一直致力提高全港房屋供應，除公營房屋發展外私人發展項目亦是重要的供應來源。申請人制定了一個指示性方案以展示擬議修訂的可行性，亦希望透過擬議修訂使申請地點的土地資源被善用。此舉同時能配合政府改劃已檢視的「綠化地帶」作住宅用途的最新倡議。是項改劃申請把用地最高建築物高度限制定為主水平基準上180米、最高住用總樓面面積為25,676平方米及非住用總樓面面積為不少於3,021.5平方米，以地盤平整水平為約主水平基準上90米，較用地前方屯門公路較高。申請地點位置鄰近兩個同樣位於荃灣分區計劃大綱圖範圍內已...
	擬議修訂已準備一個指示性設計方案來證明其可行性。指示性方案建議的三棟住宅大廈將為油柑頭社區帶來613個住宅單位，另包括安老院舍（100個服務名額）及長者日間護理單位（３0個服務名額）及體弱長者家居照顧服務中心，預計總人口約1,816 人。此方案不但能提高私人房屋供應，亦有助推動年齡友善的概念，以應對香港人口老齡化問題。
	擬議修訂將帶來以下規劃增益：
	• 配合政府施政報告的房屋政策和滿足本港的房屋需求；
	• 與政府通過檢視「綠化地帶」以增加房屋供應的倡議相一致；
	• 配合荃灣油柑頭一帶的對房屋發展的規劃條件變化；
	• 應對社區對長者設施的殷切需要，鼓勵跨世代共融生活及改善生活質素；
	• 為在私人發展項目提供社福設施創立良好先例；
	• 符合當地規劃環境並與鄰近荃灣市中心的周邊社區兼容；
	• 完全符合可持續建築設計指引和綠色建築設計；
	• 在增加人口的同時下不會造成現有或已規劃的政府、機構或社區設施短缺；
	• 不會為周邊環境帶來負面影響；
	• 不會影響「綠化地帶」的整體質量及完整性；及
	• 不會構成不良先例。
	申請人對推進此項目持有誠懇和積極的態度。基於本規劃綱領所闡述的規劃增益及理據，我們懇請城市規劃委員會支持是次規劃申請。

	1 Introduction
	1.1.1 This Supporting Planning Statement is submitted to the Town Planning Board (“TPB”) in support of the Planning Application under Section 12A of the Town Planning Ordinance (Cap. 131) for the Amendment of Plan for Proposed Residential Development ...
	1.1.2 The Applicant proposes amendments to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) by rezoning the Application Site from “Green Belt” (“GB”) and “Government, Institution or Community” (“G/IC”) to a tailor-made “Residential (...
	1.1.3 An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. The Proposed Amendment will facilitate a medium-rise residential development with much-needed housing supply and quality living environment with s...
	1.1.4 As reaffirmed in the Chief Executive’s 2014 Policy Address, the Government would continue to review various land uses (including “GB” sites) and rezone suitable sites to meet the pressing need for housing land supply. Recently, the Government pr...
	1.1.5 In response to the changing planning circumstances, the Proposed Amendment at the Application Site will also complement Government’s effort in optimising the development potential of “GB” sites in the Yau Kom Tau area that are of relatively less...
	1.1.6 The Indicative Scheme has adopted a context-responsive building arrangement and BH profile that are compatible with the neighbourhood. Technical assessments conducted also confirmed the Proposed Amendment will not generate, nor be suspectable to...
	1.1.7 This Supporting Planning Statement contains the sections below that are necessary to support this Planning Application to demonstrate its feasibility and suitability:
	• Section 2 describes the context of the Application Site and its surrounding areas;
	• Section 3 explains the planning context of the Application Site;
	• Section 4 presents the Indicative Scheme at the Application Site;
	• Section 5 summarises the amendment proposal to be incorporated into the Plan and Notes of the OZP;
	• Section 6 highlights the planning justifications and planning merits in support of the rezoning request; and
	• Section 7 concludes the highlights and justifications of this Supporting Planning Statement.
	1.1.8 We sincerely seek for favourable consideration from the TPB to grant approval to this well justified S12A Application.

	2 Site Context
	2.1 Location
	2.1.1 With an area of about 6,419m2, the Application Site situates at YKT in the western fringe of Tsuen Wan Town Centre. The Application Site is bounded by the Yau Kom Tau Fresh Water Service Reservoir and Water Treatment Works (YKTFWSR&WTW) at its n...
	2.1.2 Please refer to Figure 2.1 for the location of the Application Site.

	2.2 Land Status
	2.2.1 The Application Site’s area is about 6,419m2. The site area comprises of about 5,934m2 (about 92% of the Application Site) of private land held under Lots 164 RP, 175 and 232 RP in DD 354, and about 485m2 (about 8% of the Application Site) of ad...
	2.2.2 Please refer to Figure 2.2 for the land status of the Application Site.

	2.3 Existing Use
	2.3.1 The Application Site’s site level ranges from about 79mPD at the eastern boundary to 95 mPD at the western boundary above Tuen Mun Road. Based on the site’s topography, the terrain of a large portion of the site from the eastern boundary to the ...
	2.3.2 The Application Site is covered with overgrown vegetation with trees and shrubs. There are two existing streams flowing from north to south within the Application Site to the west and east of Lot 164 RP respectively. There is also a drainage cha...
	2.3.3 There is no road access to the Application Site, as such it is currently inaccessible by vehicles. A small footpath leads to the south-eastern edge of the site from access road of the adjacent YKTWTW to the east and another footpath leads to the...
	2.3.4 Please refer to Figure 2.3 for the existing condition of the Application Site.

	2.4 Surrounding Uses
	2.4.1 The Application Site is situated near a neighbourhood mainly characterised by the predominant medium to high-rise residential uses, with scattered low-rise GIC developments and vegetative space, in the western Tsuen Wan Town Centre, To the south...
	2.4.2 To the immediate south is the Tuen Mun Road which forms part of the New Territories Circular Road. Further south is an area mainly zoned “GB”, “R(B)” and “Residential (Group C)” (“R(C)”) within the same OZP, comprising of low to medium-rise resi...
	2.4.3 To the immediate east, it is the YKTFWSR&WTW which is zoned “Government, Institution or Community” (“G/IC”) within the same OZP. Further east to the north of Tuen Mun Road (northeast of the Application Site) are the Yau Kom Tau Village zoned as ...
	2.4.4 Across Tuen Mun Road to the southeast of the Application Site are mainly the existing medium to high-rise residential settlements which are comparatively in larger scale, including Bayview Garden, Belvedere Garden, Greenview Court, Greenview Ter...
	2.4.5 To the immediate north, it is the YKTFWSR&WTW which is zoned “G/IC”. To the further north, it is the hills of Shek Lung Kung with a height of about 470mPD at its tallest point. It forms part of the Tai Lam Country Park and is not covered by any ...
	2.4.6 To the immediate west, it is the “GB” zone within the same OZP. To the further west and southwest, there are the “GB” areas under the Tsuen Wan West Outline Zoning Plan No. S/TWW/19 and the hillside woodlands of Tai Lam Country Park.
	2.4.7 Please also refer to Figure 2.4c for the surrounding context of the Application Site.

	2.5 Accessibility
	2.5.1 There is no existing road access to the Application Site. Vehicular and pedestrian access to the Application Site can be made via a proposed access road connecting through an existing access road outside YKTWTW to Po Fung Road (with a short sect...
	2.5.2 The existing access road outside YKTWTW and part of Po Fung Road are under Water Supplies Department (WSD)’s management. A section of Po Fung Road closer to Castle Peak Road is under management by Highways Department (HyD). The existing access r...
	2.5.3 To cater for the anticipated increase in traffic flow and pedestrian movement arising from various developments at Po Fung Road and also to facilitate the rezoning of Sites A & B mentioned in Paragraph 2.4.3, there is plan for the Government to ...


	3 Planning Context
	3.1 Land Use Zoning
	3.1.1 A majority portion (6,041m2, or about 94% of the total Application Site area)  of the Application Site is current zoned “GB” on the Approved Tsuen Wan OZP no. S/TW/35 approved by the CE in C on 8th February 2022. The planning intention or the “G...
	3.1.2 Please refer to Figures 3.1a and 3.1b respectively for the extracted Notes and Explanatory Statement (“ES”) of the “GB” zone under the OZP.
	3.1.3 A minor portion of the Application Site (about 378m2, about 6% of the total Application Site Area) is currently zoned “G/IC” on the Approved Tsuen Wan OZP no. S/TW/35. As the portion zoned “G/IC” falls within the premise of private lot no. 232 R...

	3.2 Responding to Territorial Housing Land Shortage
	3.2.1 The 2020 Policy Address identified that the crux of the housing problem lies in the shortage of land for housing development, and urged that the public sector and private developers need to work together and support Government’s various land cre...
	3.2.2 Also, according to the 2021 Policy Address, the Government is determined to sustain land supply for both public and private housing to meet the keen housing demands of Hong Kong. The Government is committed towards a government-led and multi-pro...
	3.2.3 Considering that the Application Site is situated in close proximity to existing residential neighbourhood and located in close proximity to existing infrastructure of the Tsuen Wan New Town, as well as the two sites recently rezoned from the “G...

	3.3 Policy Initiatives for Rezoning of “Greenbelt” Zone for Housing Sites
	3.3.1 Advocated since the 2013 and 2014 Policy Addresses, the Government would adopt a multi-pronged strategy to meet the pressing need for housing land supply, including carrying out various land use reviews on an on-going basis, such as reviews on G...
	3.3.2 Earlier rounds of “Green Belt” review conducted by the Government had focused on Government land and sites with lower gradient and nearer to built-up areas, where they accounted for about 30% of the 210 sites identified for rezoning for resident...
	3.3.3 Taking the policy initiatives into account, “GB” sites that fulfil several main criteria, namely, lower gradient, located at the fringe of existing built-up areas, in close proximity to existing roads, possessing relatively less buffering effect...

	3.4 Housing Sites for High-density Residential Developments in Tsuen Wan
	3.4.1 As mentioned in Paragraph 3.3.2, by 2017, the Government has identified 210 sites for rezoning after engaging in a land use review across the territory. Out of these 210 potential housing sites, 13 (about 6% of the total) of them are in Tsuen Wa...

	3.5 Changing Planning Circumstances in the Immediate Surrounding
	3.5.1 Within the same OZP and in close proximity to the Application Site, there are two sites (Site A and Site B) recently identified by the Government during review on “GB” sites for conversion to residential use. The two proposed amendment item, to ...
	3.5.2 Also, as mentioned in Paragraph 2.5.3, Po Fung Road will be widened and improved to facilitate future development at these two housing sites in YKT. Improvement works include widening of the carriageway and footpath (widen Po Fung Road to a stan...
	3.5.3 Upon completion of the OZP amendment process, in February 2022, the Government announced its 2022-23 Land Sale Programme which includes the two aforementioned residential sites in Tsuen Wan to be put up for sale13F .

	3.6 Policy Initiatives to Promote Active Ageing/ Provision of Elderly Facilities in Residential Developments
	3.6.1 Apart from the shortage of land supply in Hong Kong, ageing population is another issue that our society has to look for solutions to address the challenges it leads to. There is a continuous increase in the elderly population in the world and H...
	3.6.2 In view of the situation, in the 2021 Policy Address, the Government committed to adopt a multi-pronged approach to boost the short, medium and long-term supply of residential care services as its demand has exceeded the supply due to an ageing ...
	3.6.3 To encourage participation by more private enterprises in providing quality RCHE services, the Government has put in place since 2003 the Scheme to Encourage Provision of RCHE Premises in New Private Developments16F . As stated in the Policy Add...
	3.6.4 On a district basis, the overall provision of GIC facilities is considered generally sufficient to serve the population in Tsuen Wan as of Oct 202118F . However, PlanD’s latest view on a similar application (No. A/TW/526 approved on 10 Dec 2021)...


	4 The Indicative Scheme – Proposed Residential Development and Social Welfare Facilities
	4.1 General Planning and Design Principles
	4.1.1 Having regarded the overall planning context from a territorial and local scale as discussed in Section 3, the society is in severe need for land for new housing supply. Meanwhile, the Government is actively reviewing suitable “GB” areas to opti...
	4.1.2 Taken into consideration of the Application Site’s locality and surrounding, which surrounded by existing built-up areas on three sides, i.e., the YKTFWSR, YKTWTW and Tuen Mun Road. The Application Site is also located close to various existing ...
	4.1.3 With consideration of the existing condition, together with the changes in territorial planning context and the recent OZP amendment in the adjacent sites, the Applicant recognises the opportunity of the Application Site, which is solely owned b...
	4.1.4 To demonstrate the feasibility and merits of the Proposed Amendment, an Indicative Scheme has been prepared. The overarching planning and design principle of the Indicative Scheme is to respect the residential setting in the neighbourhood while ...
	4.1.5 The key planning and design principles are discussed as follows:
	4.1.6 To Utilise Precious Residential Land Resources Without Compromising on the Quality of Landscape and Environment – The Application Site is located in the fringe of “GB” zone amid built-up area to the west of Tsuen Wan Town Centre. Under the curre...
	4.1.7 To Contribute More Than 500 Units to the Housing Market by Private Initiative – The Proposed Amendment is intended to optimise the development potential at the Application Site which is situated in a residential neighbourhood with scattered gove...
	4.1.8 To Increase the Supply of G/IC facilities of the Community and to Promote Intergeneration Living with Residential Development – The Indicative Scheme will provide social welfare facilities, i.e., a 100-place RCHE cum 30-place DCU, and a HCS for ...
	4.1.9 Responding to the Site’s Condition with Compatible Design – The scale and the design of the Indicative Scheme will strike a balance between the urban-rural setting and the transforming residential neighbourhood. Besides, to respond with the slop...
	4.1.10 Considering that the Application Site is in an elongated shape, the building bulk of the towers and podium are sensitively designed with voids and building separation to capture valuable landscape scenery and allowing visual permeability to the...
	4.1.11 Quality and Sensitive Building and Landscape Design – Due to the proximity to Tuen Mun Road, the residential towers will maintain a minimum buffer distance of 20m from Tuen Mun Road to minimise nuisances to the living quality of future resident...

	4.2 Building Design of the Indicative Scheme
	4.2.1 Based on planning and design principles presented above, the Applicant has prepared an Indicative Layout Plans for the Indicative Scheme at the Application Site (Appendix A refers).
	Building Layout of the Indicative Scheme
	4.2.2 The Indicative Scheme is comprised of 3 residential blocks, with 1 of the 3 blocks sitting on a 3-storey podium building for proposed RCHE cum DCU and HCS for Frail Elderly Persons facilities, on top of 1 level of basement for ancillary car park...
	4.2.3 Block 3 is located on top of the 3-storey podium at the western portion of the Application Site. The podium will accommodate RCHE cum DCU and HCS for Frail Elderly Persons facilities to foster the inter-generation concept. A terraced garden is d...
	4.2.4 Please refer to Appendix A for the layout drawings of the Indicative Scheme.
	Sensitive Building Design and Disposition
	4.2.5 As a proactive response to the Application Site’s surrounding, the Indicative Scheme has demonstrated a number of green building features. A stepped garden roof extending from the ground is created at the RCHE Block to enhance circulation and to...
	4.2.6 To respect the existing terrain of the Application Site, an optimal site level of 90mPD is adopted. To the west end of the Application Site, there is a relatively steeper section of sloping terrain. To respective the existing topography and natu...
	4.2.7 Responding to the sloping topography (with a site level of about 90mPD) and the scenic ridgeline backdrop to the north of the Application Site, the bulkiness of the building has been minimised by provision of voids and large building separation ...
	4.2.8 To further minimise visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be articulated to ad...
	4.2.9 To cope with the noise impact from Tuen Mun Road, the building orientation and building setback from Tuen Mun Road has been optimised to mitigate as much possible noise nuisance as possible. Furthermore, appropriate mitigation measures such as a...
	Consideration on Location of Social Welfare Facilities
	4.2.10 According to the Code of Practice for Residential Care Homes (Elderly Persons) published by the Social Welfare Department, no part of the proposed RCHE and DCUs facilities are situated at a height more than 24m above the proposed ground level (...
	4.2.11 The RCHE entrance lobby, 30-place DCU and the HCS for Frail Elderly Persons are arranged on G/F to provide better circulation is located in close proximity to the G/F pick-up / drop-off space for the conveniences of users and visitors. The entr...
	4.2.12 As per HKPSG Ch.3 and comment from the Social Welfare Department (SWD), the proposed 100-place RCHE and 30-place DCU would have a NOFA of 1,354m2 and 90m2 respectively (1,444m2 in total). A GFA of about 2,718.5m2 (equivalent to a GFA:NOFA ratio...
	Environmental Considerations on Building Design
	4.2.13 A number of building design considerations and noise mitigation measures have been proposed and incorporated in the Indicative Scheme to minimise potential environmental nuisances to the future residents and users, these include:
	Building Setback
	4.2.14 The Application Site is elongated and narrow in shape, and is bounded between Tuen Mun Road to the south and the service reservoirs of Yau Kom Tau Water Treatment Works to the north. In order to avoid adverse vehicular emission impact and minim...
	Building Orientation
	4.2.15 Under the Building (Planning) Regulations (Cap. 123F), the prescribed window requirement for habitable space of residential units needs to be satisfied (i.e., facing street or open space generally). Therefore, some windows will inevitably face ...
	Internal Layout Design
	4.2.16 In order to minimise road traffic noise impact due to Tuen Mun Road, internal layout of some residential units, RCHE rooms, rooms in the DCU and HCS for Frail Elderly Persons allows the openable windows for ventilation facing away from Tuen Mun...
	Acoustic Window (Baffle Type) / Enhanced Acoustic Balcony (Baffle Type)
	4.2.17 Further to the adoption of the building design consideration mentioned above, acoustic window (baffle type) and enhanced acoustic balcony (baffle type) have been proposed to mitigate the residue road traffic noise exceedances
	4.2.18 The detailed mitigation measures are outlined in Appendix D.

	4.3 Key Development Parameters of the Indicative Scheme
	4.3.1 The key development parameters of the Indicative Scheme are summarised in Table 4.3 below.
	Remarks:
	[1] The GFA for the 100-place RCHE cum 30-place DCU and the HCS for Frail Elderly Persons are calculated based on the respective NOFA requirements of 1,354m2 for 100-place RCHE and 90m2 for 30-place DCUs attached to RCHE (based on proposed GFA of 2718...
	[2] Composite tower with 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons.
	[3] A Person Per Occupied Flat (PPOF) of 2.8 is assumed based on the average domestic household size of Tsuen Wan District in the 2021 Census result.21F
	[4] The proposed 100-place RCHE cum 30-place DCU is proposed to be operated on a private / self-financing mode; The proposed HCS for Frail Elderly Persons is proposed to be assigned to SWD as a Government Accommodation.

	4.4 Landscape Design Framework
	4.4.1 The primary objectives for the landscape design of the Indication Scheme are:
	 To integrate the Indicative Scheme from a landscape and visual perspective with the existing and planned landscape context;
	 To use landscape measures to soften the form of the proposed buildings;
	 To provide visual integration, screening and softening effects of the built-form;
	 To provide a high-quality living environment and open spaces for future residents and visitors;
	 To utilize a variety of tree species to alleviate visual impact to the surroundings, delineate the landscape character of the area and emphasize the individuality afforded by the environmental qualities of the Site;
	 To maximize opportunities for the planting of new trees, shrubs and other vegetation mix; and
	 To provide compensation for the proposed felling of trees required to accommodate the Indicative Scheme.
	4.4.2 With the above objectives and the aim to provide quality medium-rise residential development, a Landscape Master Plan (“LMP”) has been prepared for the Indicative Scheme (Appendix J) with key features highlighted as below.
	Landscape Design
	4.4.3 To facilitate residents and visitors’ movements, landscaping features such as outdoor swimming pools, activity lawn, outdoor play area, water feature, landscape gardens, yoga deck and fitness station are proposed for better leisure and relaxatio...
	4.4.4 In order to minimise the visual impact of the Indicative Scheme, a combination of one to two rows of evergreen trees with various height of shrubs are proposed along the site boundary, especially in the area at the north of the Indicative Scheme...
	4.4.5 Through appropriate landscape treatments and visual integration, a quality and sustainable environment could be created at the Application Site. With a friendly and green environment with various spaces for social activities, the landscape desig...
	Greenery Provision
	4.4.6 To enhance visual linkage with the green surroundings, a greenery provision of about 19% (about 1,173m2) coverage of greenery located in the primary zone and about 29% (about 1,722m2) overall coverage of greenery, which are more than the 10% and...
	Tree Preservation and Removal
	4.4.7 A total of 650 nos. of existing trees have been identified within the assessment boundary for tree preservation. 7 trees are proposed to be retained while 720 nos. of compensatory trees will be provided in the Indicative Scheme. For detailed inf...

	4.5 Traffic and Transport Arrangement
	Proposed Construction of Road Connection for Application Site
	4.5.1 In order to provide vehicular and pedestrian access to the Application Site, the existing access road outside Yau Kom Tau Water Treatment Works is proposed to be widened. A new standard 2-lane 2-way carriageway with footpath is proposed from out...
	4.5.2 Please refer to Appendix B for the layout of the proposed road connection.
	Road/ Junction Improvement Measures by Others
	4.5.3 In order to connect the proposed access road to the Application Site to the wider road network of Tsuen Wan, vehicular and pedestrian access will travel via a widened and improved Po Fung Road towards Castle Peak Road and Hoi On Road. As discuss...
	4.5.4 The existing Tuen Mun Road underpass section at Po Fung Road does not meet the standard width of a single 2-lane carriageway as stipulated in TPDM. Carriageway widening of the underpass is constrained by the existing large diameter of watermains...
	4.5.5 A new 5-phases signalized junction with pedestrian crossing will be proposed at Po Fung Road with Yau Kom Tau Village / Yau Kom Tau Treatment Works to be implemented by the Government.
	Internal Transport Facilities
	Residential Development
	4.5.6 The proposed internal transport facilities provisions are in accordance with the latest Hong Kong Planning Standards and Guidelines (HKPSG).
	 Car Parking Space Provision: A provision of 141 nos. car parking spaces (including 2 nos. accessible car parking spaces and 15 nos. visitor parking spaces) will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Motorcycle Parking Space Provision: A provision of 7 nos. motorcycle parking spaces will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Goods Vehicle Loading/Unloading Bay Provision: A total of 3 nos. HGV loading/unloading bays will be provided on ground floor.
	 Pick-up / Drop off Space for Residential Shuttle Bus: 1 pick-up / drop-off space will be provided on ground floor outside Block 1 and Block 2 for residential shuttle service.
	RCHE with DCU
	4.5.7 There are no specific guidelines in accordance with HKPSG for RCHE with DCU. Therefore, the required internal transport facilities provision is made reference to similar types of developments, an approved RCHE Development at Hung Shui Kiu (A/YL-...
	 Car Parking Space Provision: A total of 3 nos. car parking spaces (including 1 no. accessible car parking space) will be provided in basement parking floor, which will be accessed via car-ramp system.
	 Light Bus Parking Space Provision: A total of 1 no. Light Bus Parking Space will be provided on ground floor.
	 Shared Loading / Unloading Area for Private Light Bus and Ambulance / Other Vehicles of the Development: A total of 1 no. shared loading / unloading area will be provided on ground floor near the entrance of the HCS for Frail Elderly Persons.
	HCS for Frail Elderly Persons
	4.5.8 There are no specific guidelines in accordance with HKPSG for the HCS for Frail Elderly Persons. Therefore, the required internal transport facilities provision is made according to the liaison with Social Welfare Department.
	Overall Traffic and Transport Arrangement
	4.5.9 Please refer to Appendix B for the details on the traffic and transport arrangement for the Indicative Scheme in the Traffic Impact Assessment

	4.6 Proposed Development Programme
	4.6.1 With consideration to the time required for amendment of plan, land exchange / lease modification, site formation and construction of the proposed access road and residential development, it is anticipated that the development would be completed...


	5 Amendment Proposal
	5.1 Considerations for an Appropriate Zoning
	5.1.1 In light of the changing planning circumstances for increasing the overall housing supply in Tsuen Wan and in Hong Kong, as well as for synergising with the planned and existing residential clusters around YKT and Tsuen Wan Town Centre, an appro...

	5.2 Clear Planning Intention
	5.2.1 The proposed zoning should carry a clear planning intention and development direction for the type of uses and development intensity on the Application Site. In the case of this particular planning application, the zoning should provide flexibil...

	5.3 Appropriate Zoning Control
	5.3.1 The proposed zoning should have appropriate zoning control over the proposed use, scale and intensity by designating restrictions on the GFA and BH to guide the direction of the development towards the intended planning intention and to achieve ...

	5.4 Appropriate Zoning Flexibility
	5.4.1 Some kind of flexibility has to be allowed in the zoning so as to allow flexibility in creative and innovative design and proposals, which can tie in more closely to the fluid social and community aspirations, and market demands at the transform...

	5.5 The Proposed Amendments
	5.5.1 In light of the discussions in the earlier Sections, this Planning Application proposes amendments to the Plan and Notes of the OZP by rezoning the Application Site from “GB” and “G/IC” to a tailor-made “R(B)9” with a development intensity makin...
	5.5.2 To realise the Indicative Scheme for the proposed medium-dense residential development and social welfare facilities (RCHE with DCUs) as illustrated in Section 4, a tailor-made “R(B)9” sub-zone with a maximum GFA of 25,676m2 for domestic purpose...
	5.5.3 The Proposed Amendment will provide incentive for a timely implementation of private residential units and social welfare facilities at a convenient location near existing urban areas, while contributing wider social benefits for Tsuen Wan and m...
	5.5.4 In addition, in the ES of the OZP, it is proposed to specify that the “R(B)9” zone is intended to provide a 100-place RCHE cum 30-place DCU and a HCS for Frail Elderly Persons, with a non-domestic GFA of not less than 3,021.5m2, and that in dete...
	5.5.5 The Proposed Amendment on the Plan is shown in Figure 5.1. The Proposed Amendments to the Notes and ES of the OZP are respectively illustrated in Figures 5.2 - 5.4.


	6 Planning Justification
	6.1 Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need
	6.1.1 The Proposed Amendment, which facilitates the proposed residential development and social welfare facilities, is in line with the Government’s ongoing policy to speed up the much-needed housing supply to address the territorial shortage. The Pol...
	6.1.2 Furthermore, according to the Long-Term Housing Strategy Annual Progress Report 2021, the total housing supply target for the next 10-year period will be 430,000 units (in which the private housing supply target accounts for 30% of the total tar...
	6.1.3 With due consideration of this policy direction and the transforming residential neighbourhood, the Indicative Scheme, with the production of approximately 613 flats, will make optimal use of scarce land resources to provide timely support to th...

	6.2 Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing “GB” Sites of Beneficial Societal Uses
	1.1.1 The Government has been implementing a series of measures to increase land supply through a multi-pronged approach so as to meet the housing land demand, which one of the measures is to identify suitable “GB” sites for conversion to residential ...
	1.1.2 Applying the same policy intentions and site-selection criteria, the Application Site falls within the fringe of a “GB” zone between the existing YKTWTW and Tuen Mun Road. Furthermore, there are existing man-made structure within the Application...

	6.3 Responding to the Changing Planning Context of Housing Texts in Yau Kom Tau, Tsuen Wan
	6.3.1 The initiative to rezone potential “GB” for private residential use, as discussed in Section 6.2, are not without precedent in YKT area, Tsuen Wan. Close to the Application Site, there were two similar rezoning proposals processed by the Governm...
	6.3.2 Comparing the conditions of the Application Site with the two “GB” sites rezoning items mentioned above, all three sites are located within the same OZP in the same residential neighbourhood. The vegetation found in all three sites are also foun...
	6.3.3 The anticipated increase in residential density in YKT with improved infrastructure capacity and appreciable policy application around western Tsuen Wan Town Centre have both demonstrated the opportunities for the Application Site to realise its...

	6.4 Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities for Intergeneration Living and Improving Quality of Life of the Neighbourhood
	6.4.1 The Proposed Amendment will improve the quality of life for the future residents and the surrounding community. The need for community facilities in the area has been thoughtfully considered during the design of the Indicative Scheme. With refer...
	6.4.2 The proposed RCHE cum DCU and the HCS for Frail Elderly Persons will be located to the western portion of the Application Site and will be easily accessible from at-grade pick-up/drop-off laybys for the convenience of users and visitors. Landsca...

	6.5 Encouraging Private Sector Initiatives on the Provision of Social Welfare Facilities
	6.5.1 In Hong Kong, by 2039, about one-third of the total population will be aged 65 or above22F . The ageing population would foreseeably intensify the local demand of elderly services and pose a great challenge to the social welfare system. In light...
	6.5.2 In addressing the heightening territorial needs for residential care services, aside from measures in public sector such as to increase supply of subsidised RCHEs and the proposal to reserve 5% of total GFA for welfare uses in future public hous...

	6.6 Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre
	6.6.1 The Application Site is situated in the fringe of built-up area mainly characterised by the predominant medium to high-rise residential uses with scattered low-rise GIC developments and vegetative space in the western Tsuen Wan Town Centre. To t...
	6.6.2 The south of the Application Site across Tuen Mun Road are residential clusters with mainly medium-rise residential development with maximum permitted BH of 140mPD. Since the Application Site is located to the north of Tuen Mun Road and sitting ...
	6.6.3 To further minimise any potential visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be art...
	6.6.4 In view of the above, the Proposed Amendment will not only be compatible with its surroundings in terms of land use, development scale and intensity, but also respond well to the existing topography. As demonstrated in the VIA, it is also confir...

	6.7 Fully Complying with Sustainable Building Design Guideline and Green Building Design
	6.7.1 To achieve a quality and sustainable built environment, due considerations have been made to the relevant provisions of PNAP APP-152 Sustainable Building Design Guidelines (SBDG) in formulating the Indicative Scheme. The considerations of the th...
	Building Separation
	6.7.2 The Application Site is with a site area less than 20,000m2. Only a small portion of the Indicative Scheme where residential block 1 and block 2 is located has a projected façade length slightly higher than 60m. To satisfy the requirements for B...
	Building Setback
	6.7.3 Under the Indicative Scheme, no part of the Indicative Scheme up to a level of 15m above the street level is within 7.5m from the centreline of the proposed new access road. The building setback requirement is duly complied.
	Site Coverage of Greenery
	6.7.4 According to the SBDG, the Application Site, with a site area of about 6,043m2, is required to reach minimum site coverage of greenery of 10% in primary zones and 20% in overall development respectively. Such requirements on site coverage of gre...
	6.7.5 To promote energy efficiency and ensure compatibility with the natural setting around the Application Site, green building design elements including terrace podium design and green roofs have been taken into account in formulating the Indicative...
	Terrace Podium Design

	6.7.6 The podium design of the RCHE block has fully respected the natural terrain and landscape of the Application Site. To the western side of the podium, the building mass of G/F, 1/F and 2/F retracts from the natural slope. The design is intended t...
	Green Roofs

	6.7.7 As discussed earlier, the RCHE block has adopted a terracing podium design. Not only does it create open spaces for the enjoyment of the RCHE users, but it also creates a green roof that proactively respond to the surrounding vegetated landscape...
	6.7.8 The aforementioned design merits will bring about more pleasant living environment for the future residents, and also better visuals and social benefits amidst the residential.

	6.8 Resulting in No Deficit in Existing and Planned “G/IC” Provision with Increased Population
	6.8.1 The Proposed Amendment will unlikely overstain the existing and planned “G/IC” facilities provision in Tsuen Wan. According to the TPB Paper No. 10775, “the overall provision of GIC facilities is generally sufficient to serve the population in T...
	6.8.2 Despite the shortfalls in community care services facilities and child care centres24F , PlanD stated in the 665th Meeting of the Metro Town Planning Committee (held on 5 Feb 2021) that relevant facilities have been incorporated into the propose...
	6.8.3 The additional population of about 1,816 brought by the Proposed Amendment is not expected to cause adverse impact to these types of G/IC facilities that are already in shortage, given that when compared with the aggregate total population added...

	6.9 The Proposed Amendment is Technically Feasible and Results in No Adverse Impacts to the Surrounding Area
	6.9.1 Various technical assessments on different aspects, namely traffic, environmental, visual, air ventilation, landscape and tree preservation, drainage, sewerage, and geotechnical, have been conducted and included in Appendices B to I, and Appendi...

	6.10 Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone
	6.10.1 The Application Site is moderate in scale with a site area of only about 6,419m2. It is also situated in the fringe of built-up area in YKT in the western Tsuen Wan Town Centre. It is also located in the fringe of “GB” zone at a location which ...
	6.10.2 In addition, the Indicative Scheme will fully respect the natural setting and provide ample greenery and open space, with continuous green buffer along the Application Site’s edge. It will also fully comply with SBDG and incorporate a number of...
	6.10.3 Relevant technical assessments as mentioned in Section 6.9 also confirmed that the Indicative Scheme will neither be subject to, nor cause adverse impacts to the surrounding environment, air ventilation, sewerage, drainage, water supplies, nor ...

	6.11 Will Not Set an Undesirable Precedent
	6.11.1 The Proposed Amendment is in line with the Government’s initiative to increase housing land supply by reviewing “GB” sites as discussed earlier in Section 6.2. Furthermore, the proposed use and development intensity is compatible with the surro...
	6.11.2 The Proposed Amendment is a timely response to the Government’s policy direction on identifying and optimising the development potential of suitable “GB” areas as a short to medium long-term measure to deliver much needed housing supply to addr...
	6.11.3 With the Proposed Amendment, the Applicant has proposed social welfare facility in the form of a 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons to serve the social needs of an enlarging community in Yau Kom Tau. It would also...
	6.11.4 As such, it can be concluded that the Proposed Amendment would serve a desirable precedent for mobilising suitable “GB” areas with underutilised private land to optimise their development potential and contribute to providing much needed housin...


	7 Conclusion
	7.1.1 This S12A Application is proposed for an amendment to the Approved Tsuen Wan OZP No. S/TM/35 by rezoning the Application Site from “GB” and “G/IC” to “R(B)9” to facilitate the implementation of a medium-density residential development with socia...
	7.1.2 This Supporting Planning Statement has demonstrated the technical feasibility and strong planning grounds to justify the rezoning proposal at the Application Site for the provision of more than 600 housing units, while also providing merits to s...
	7.1.3 Taking into account the merits and justifications presented in this Supporting Planning Statement, we sincerely seek the favourable consideration from the TPB to support this S12A Planning Application.
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	Executive Summary
	This Supporting Planning Statement is submitted in support of the Proposed Amendment to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) under Section 12A of the Town Planning Ordinance (Cap. 131), in respect of the rezoning from “Gr...
	The Government has endeavoured efforts to increase territorial housing supply, with private initiative seen as an important support alongside with public housing development. In line with the Government’s on-going initiatives to optimise the usage of ...
	An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. Under the Indicative Scheme, three residential towers will provide a total of 613 units, together with a 100-place RCHE cum 30-place DCU and HCS for Fra...
	The Proposed Amendment could achieve the following planning merits:
	• Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need;
	• Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing Suitable “GB” Sites of Beneficial Societal uses;
	• Responding to the Changing Planning Context of Housing Sites in Yau Kom Tau, Tsuen Wan;
	• Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities to Promote Intergeneration Living and Improving Quality of Life of the Neighbourhood;
	• Encouraging Private Sector Initiatives on Provision of Social Welfare Facilities;
	• Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre;
	• Fully Complying with Sustainable Building Design Guideline and Green Building Design;
	• No Deficit in Existing and Planned “G/IC” Provision with Increased Population;
	• Resulting in No Adverse Impacts to the Surrounding Area;
	• Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone; and
	• Will Not Set an Undesirable Precedent.
	The Applicant has demonstrated their genuine intention and commitment to taking forward the Indicative Scheme at the Application Site. In light of the planning merits and justifications put forward in the Supporting Planning Statement, we sincerely se...

	行政摘要
	政府一直致力提高全港房屋供應，除公營房屋發展外私人發展項目亦是重要的供應來源。申請人制定了一個指示性方案以展示擬議修訂的可行性，亦希望透過擬議修訂使申請地點的土地資源被善用。此舉同時能配合政府改劃已檢視的「綠化地帶」作住宅用途的最新倡議。是項改劃申請把用地最高建築物高度限制定為主水平基準上180米、最高住用總樓面面積為25,676平方米及非住用總樓面面積為不少於3,021.5平方米，以地盤平整水平為約主水平基準上90米，較用地前方屯門公路較高。申請地點位置鄰近兩個同樣位於荃灣分區計劃大綱圖範圍內已...
	擬議修訂已準備一個指示性設計方案來證明其可行性。指示性方案建議的三棟住宅大廈將為油柑頭社區帶來613個住宅單位，另包括安老院舍（100個服務名額）及長者日間護理單位（３0個服務名額）及體弱長者家居照顧服務中心，預計總人口約1,816 人。此方案不但能提高私人房屋供應，亦有助推動年齡友善的概念，以應對香港人口老齡化問題。
	擬議修訂將帶來以下規劃增益：
	• 配合政府施政報告的房屋政策和滿足本港的房屋需求；
	• 與政府通過檢視「綠化地帶」以增加房屋供應的倡議相一致；
	• 配合荃灣油柑頭一帶的對房屋發展的規劃條件變化；
	• 應對社區對長者設施的殷切需要，鼓勵跨世代共融生活及改善生活質素；
	• 為在私人發展項目提供社福設施創立良好先例；
	• 符合當地規劃環境並與鄰近荃灣市中心的周邊社區兼容；
	• 完全符合可持續建築設計指引和綠色建築設計；
	• 在增加人口的同時下不會造成現有或已規劃的政府、機構或社區設施短缺；
	• 不會為周邊環境帶來負面影響；
	• 不會影響「綠化地帶」的整體質量及完整性；及
	• 不會構成不良先例。
	申請人對推進此項目持有誠懇和積極的態度。基於本規劃綱領所闡述的規劃增益及理據，我們懇請城市規劃委員會支持是次規劃申請。

	1 Introduction
	1.1.1 This Supporting Planning Statement is submitted to the Town Planning Board (“TPB”) in support of the Planning Application under Section 12A of the Town Planning Ordinance (Cap. 131) for the Amendment of Plan for Proposed Residential Development ...
	1.1.2 The Applicant proposes amendments to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) by rezoning the Application Site from “Green Belt” (“GB”) and “Government, Institution or Community” (“G/IC”) to a tailor-made “Residential (...
	1.1.3 An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. The Proposed Amendment will facilitate a medium-rise residential development with much-needed housing supply and quality living environment with s...
	1.1.4 As reaffirmed in the Chief Executive’s 2014 Policy Address, the Government would continue to review various land uses (including “GB” sites) and rezone suitable sites to meet the pressing need for housing land supply. Recently, the Government pr...
	1.1.5 In response to the changing planning circumstances, the Proposed Amendment at the Application Site will also complement Government’s effort in optimising the development potential of “GB” sites in the Yau Kom Tau area that are of relatively less...
	1.1.6 The Indicative Scheme has adopted a context-responsive building arrangement and BH profile that are compatible with the neighbourhood. Technical assessments conducted also confirmed the Proposed Amendment will not generate, nor be suspectable to...
	1.1.7 This Supporting Planning Statement contains the sections below that are necessary to support this Planning Application to demonstrate its feasibility and suitability:
	• Section 2 describes the context of the Application Site and its surrounding areas;
	• Section 3 explains the planning context of the Application Site;
	• Section 4 presents the Indicative Scheme at the Application Site;
	• Section 5 summarises the amendment proposal to be incorporated into the Plan and Notes of the OZP;
	• Section 6 highlights the planning justifications and planning merits in support of the rezoning request; and
	• Section 7 concludes the highlights and justifications of this Supporting Planning Statement.
	1.1.8 We sincerely seek for favourable consideration from the TPB to grant approval to this well justified S12A Application.

	2 Site Context
	2.1 Location
	2.1.1 With an area of about 6,419m2, the Application Site situates at YKT in the western fringe of Tsuen Wan Town Centre. The Application Site is bounded by the Yau Kom Tau Fresh Water Service Reservoir and Water Treatment Works (YKTFWSR&WTW) at its n...
	2.1.2 Please refer to Figure 2.1 for the location of the Application Site.

	2.2 Land Status
	2.2.1 The Application Site’s area is about 6,419m2. The site area comprises of about 5,934m2 (about 92% of the Application Site) of private land held under Lots 164 RP, 175 and 232 RP in DD 354, and about 485m2 (about 8% of the Application Site) of ad...
	2.2.2 Please refer to Figure 2.2 for the land status of the Application Site.

	2.3 Existing Use
	2.3.1 The Application Site’s site level ranges from about 79mPD at the eastern boundary to 95 mPD at the western boundary above Tuen Mun Road. Based on the site’s topography, the terrain of a large portion of the site from the eastern boundary to the ...
	2.3.2 The Application Site is covered with overgrown vegetation with trees and shrubs. There are two existing streams flowing from north to south within the Application Site to the west and east of Lot 164 RP respectively. There is also a drainage cha...
	2.3.3 There is no road access to the Application Site, as such it is currently inaccessible by vehicles. A small footpath leads to the south-eastern edge of the site from access road of the adjacent YKTWTW to the east and another footpath leads to the...
	2.3.4 Please refer to Figure 2.3 for the existing condition of the Application Site.

	2.4 Surrounding Uses
	2.4.1 The Application Site is situated near a neighbourhood mainly characterised by the predominant medium to high-rise residential uses, with scattered low-rise GIC developments and vegetative space, in the western Tsuen Wan Town Centre, To the south...
	2.4.2 To the immediate south is the Tuen Mun Road which forms part of the New Territories Circular Road. Further south is an area mainly zoned “GB”, “R(B)” and “Residential (Group C)” (“R(C)”) within the same OZP, comprising of low to medium-rise resi...
	2.4.3 To the immediate east, it is the YKTFWSR&WTW which is zoned “Government, Institution or Community” (“G/IC”) within the same OZP. Further east to the north of Tuen Mun Road (northeast of the Application Site) are the Yau Kom Tau Village zoned as ...
	2.4.4 Across Tuen Mun Road to the southeast of the Application Site are mainly the existing medium to high-rise residential settlements which are comparatively in larger scale, including Bayview Garden, Belvedere Garden, Greenview Court, Greenview Ter...
	2.4.5 To the immediate north, it is the YKTFWSR&WTW which is zoned “G/IC”. To the further north, it is the hills of Shek Lung Kung with a height of about 470mPD at its tallest point. It forms part of the Tai Lam Country Park and is not covered by any ...
	2.4.6 To the immediate west, it is the “GB” zone within the same OZP. To the further west and southwest, there are the “GB” areas under the Tsuen Wan West Outline Zoning Plan No. S/TWW/19 and the hillside woodlands of Tai Lam Country Park.
	2.4.7 Please also refer to Figure 2.4c for the surrounding context of the Application Site.

	2.5 Accessibility
	2.5.1 There is no existing road access to the Application Site. Vehicular and pedestrian access to the Application Site can be made via a proposed access road connecting through an existing access road outside YKTWTW to Po Fung Road (with a short sect...
	2.5.2 The existing access road outside YKTWTW and part of Po Fung Road are under Water Supplies Department (WSD)’s management. A section of Po Fung Road closer to Castle Peak Road is under management by Highways Department (HyD). The existing access r...
	2.5.3 To cater for the anticipated increase in traffic flow and pedestrian movement arising from various developments at Po Fung Road and also to facilitate the rezoning of Sites A & B mentioned in Paragraph 2.4.3, there is plan for the Government to ...


	3 Planning Context
	3.1 Land Use Zoning
	3.1.1 A majority portion (6,041m2, or about 94% of the total Application Site area)  of the Application Site is current zoned “GB” on the Approved Tsuen Wan OZP no. S/TW/35 approved by the CE in C on 8th February 2022. The planning intention or the “G...
	3.1.2 Please refer to Figures 3.1a and 3.1b respectively for the extracted Notes and Explanatory Statement (“ES”) of the “GB” zone under the OZP.
	3.1.3 A minor portion of the Application Site (about 378m2, about 6% of the total Application Site Area) is currently zoned “G/IC” on the Approved Tsuen Wan OZP no. S/TW/35. As the portion zoned “G/IC” falls within the premise of private lot no. 232 R...

	3.2 Responding to Territorial Housing Land Shortage
	3.2.1 The 2020 Policy Address identified that the crux of the housing problem lies in the shortage of land for housing development, and urged that the public sector and private developers need to work together and support Government’s various land cre...
	3.2.2 Also, according to the 2021 Policy Address, the Government is determined to sustain land supply for both public and private housing to meet the keen housing demands of Hong Kong. The Government is committed towards a government-led and multi-pro...
	3.2.3 Considering that the Application Site is situated in close proximity to existing residential neighbourhood and located in close proximity to existing infrastructure of the Tsuen Wan New Town, as well as the two sites recently rezoned from the “G...

	3.3 Policy Initiatives for Rezoning of “Greenbelt” Zone for Housing Sites
	3.3.1 Advocated since the 2013 and 2014 Policy Addresses, the Government would adopt a multi-pronged strategy to meet the pressing need for housing land supply, including carrying out various land use reviews on an on-going basis, such as reviews on G...
	3.3.2 Earlier rounds of “Green Belt” review conducted by the Government had focused on Government land and sites with lower gradient and nearer to built-up areas, where they accounted for about 30% of the 210 sites identified for rezoning for resident...
	3.3.3 Taking the policy initiatives into account, “GB” sites that fulfil several main criteria, namely, lower gradient, located at the fringe of existing built-up areas, in close proximity to existing roads, possessing relatively less buffering effect...

	3.4 Housing Sites for High-density Residential Developments in Tsuen Wan
	3.4.1 As mentioned in Paragraph 3.3.2, by 2017, the Government has identified 210 sites for rezoning after engaging in a land use review across the territory. Out of these 210 potential housing sites, 13 (about 6% of the total) of them are in Tsuen Wa...

	3.5 Changing Planning Circumstances in the Immediate Surrounding
	3.5.1 Within the same OZP and in close proximity to the Application Site, there are two sites (Site A and Site B) recently identified by the Government during review on “GB” sites for conversion to residential use. The two proposed amendment item, to ...
	3.5.2 Also, as mentioned in Paragraph 2.5.3, Po Fung Road will be widened and improved to facilitate future development at these two housing sites in YKT. Improvement works include widening of the carriageway and footpath (widen Po Fung Road to a stan...
	3.5.3 Upon completion of the OZP amendment process, in February 2022, the Government announced its 2022-23 Land Sale Programme which includes the two aforementioned residential sites in Tsuen Wan to be put up for sale13F .

	3.6 Policy Initiatives to Promote Active Ageing/ Provision of Elderly Facilities in Residential Developments
	3.6.1 Apart from the shortage of land supply in Hong Kong, ageing population is another issue that our society has to look for solutions to address the challenges it leads to. There is a continuous increase in the elderly population in the world and H...
	3.6.2 In view of the situation, in the 2021 Policy Address, the Government committed to adopt a multi-pronged approach to boost the short, medium and long-term supply of residential care services as its demand has exceeded the supply due to an ageing ...
	3.6.3 To encourage participation by more private enterprises in providing quality RCHE services, the Government has put in place since 2003 the Scheme to Encourage Provision of RCHE Premises in New Private Developments16F . As stated in the Policy Add...
	3.6.4 On a district basis, the overall provision of GIC facilities is considered generally sufficient to serve the population in Tsuen Wan as of Oct 202118F . However, PlanD’s latest view on a similar application (No. A/TW/526 approved on 10 Dec 2021)...


	4 The Indicative Scheme – Proposed Residential Development and Social Welfare Facilities
	4.1 General Planning and Design Principles
	4.1.1 Having regarded the overall planning context from a territorial and local scale as discussed in Section 3, the society is in severe need for land for new housing supply. Meanwhile, the Government is actively reviewing suitable “GB” areas to opti...
	4.1.2 Taken into consideration of the Application Site’s locality and surrounding, which surrounded by existing built-up areas on three sides, i.e., the YKTFWSR, YKTWTW and Tuen Mun Road. The Application Site is also located close to various existing ...
	4.1.3 With consideration of the existing condition, together with the changes in territorial planning context and the recent OZP amendment in the adjacent sites, the Applicant recognises the opportunity of the Application Site, which is solely owned b...
	4.1.4 To demonstrate the feasibility and merits of the Proposed Amendment, an Indicative Scheme has been prepared. The overarching planning and design principle of the Indicative Scheme is to respect the residential setting in the neighbourhood while ...
	4.1.5 The key planning and design principles are discussed as follows:
	4.1.6 To Utilise Precious Residential Land Resources Without Compromising on the Quality of Landscape and Environment – The Application Site is located in the fringe of “GB” zone amid built-up area to the west of Tsuen Wan Town Centre. Under the curre...
	4.1.7 To Contribute More Than 500 Units to the Housing Market by Private Initiative – The Proposed Amendment is intended to optimise the development potential at the Application Site which is situated in a residential neighbourhood with scattered gove...
	4.1.8 To Increase the Supply of G/IC facilities of the Community and to Promote Intergeneration Living with Residential Development – The Indicative Scheme will provide social welfare facilities, i.e., a 100-place RCHE cum 30-place DCU, and a HCS for ...
	4.1.9 Responding to the Site’s Condition with Compatible Design – The scale and the design of the Indicative Scheme will strike a balance between the urban-rural setting and the transforming residential neighbourhood. Besides, to respond with the slop...
	4.1.10 Considering that the Application Site is in an elongated shape, the building bulk of the towers and podium are sensitively designed with voids and building separation to capture valuable landscape scenery and allowing visual permeability to the...
	4.1.11 Quality and Sensitive Building and Landscape Design – Due to the proximity to Tuen Mun Road, the residential towers will maintain a minimum buffer distance of 20m from Tuen Mun Road to minimise nuisances to the living quality of future resident...

	4.2 Building Design of the Indicative Scheme
	4.2.1 Based on planning and design principles presented above, the Applicant has prepared an Indicative Layout Plans for the Indicative Scheme at the Application Site (Appendix A refers).
	Building Layout of the Indicative Scheme
	4.2.2 The Indicative Scheme is comprised of 3 residential blocks, with 1 of the 3 blocks sitting on a 3-storey podium building for proposed RCHE cum DCU and HCS for Frail Elderly Persons facilities, on top of 1 level of basement for ancillary car park...
	4.2.3 Block 3 is located on top of the 3-storey podium at the western portion of the Application Site. The podium will accommodate RCHE cum DCU and HCS for Frail Elderly Persons facilities to foster the inter-generation concept. A terraced garden is d...
	4.2.4 Please refer to Appendix A for the layout drawings of the Indicative Scheme.
	Sensitive Building Design and Disposition
	4.2.5 As a proactive response to the Application Site’s surrounding, the Indicative Scheme has demonstrated a number of green building features. A stepped garden roof extending from the ground is created at the RCHE Block to enhance circulation and to...
	4.2.6 To respect the existing terrain of the Application Site, an optimal site level of 90mPD is adopted. To the west end of the Application Site, there is a relatively steeper section of sloping terrain. To respective the existing topography and natu...
	4.2.7 Responding to the sloping topography (with a site level of about 90mPD) and the scenic ridgeline backdrop to the north of the Application Site, the bulkiness of the building has been minimised by provision of voids and large building separation ...
	4.2.8 To further minimise visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be articulated to ad...
	4.2.9 To cope with the noise impact from Tuen Mun Road, the building orientation and building setback from Tuen Mun Road has been optimised to mitigate as much possible noise nuisance as possible. Furthermore, appropriate mitigation measures such as a...
	Consideration on Location of Social Welfare Facilities
	4.2.10 According to the Code of Practice for Residential Care Homes (Elderly Persons) published by the Social Welfare Department, no part of the proposed RCHE and DCUs facilities are situated at a height more than 24m above the proposed ground level (...
	4.2.11 The RCHE entrance lobby, 30-place DCU and the HCS for Frail Elderly Persons are arranged on G/F to provide better circulation is located in close proximity to the G/F pick-up / drop-off space for the conveniences of users and visitors. The entr...
	4.2.12 As per HKPSG Ch.3 and comment from the Social Welfare Department (SWD), the proposed 100-place RCHE and 30-place DCU would have a NOFA of 1,354m2 and 90m2 respectively (1,444m2 in total). A GFA of about 2,718.5m2 (equivalent to a GFA:NOFA ratio...
	Environmental Considerations on Building Design
	4.2.13 A number of building design considerations and noise mitigation measures have been proposed and incorporated in the Indicative Scheme to minimise potential environmental nuisances to the future residents and users, these include:
	Building Setback
	4.2.14 The Application Site is elongated and narrow in shape, and is bounded between Tuen Mun Road to the south and the service reservoirs of Yau Kom Tau Water Treatment Works to the north. In order to avoid adverse vehicular emission impact and minim...
	Building Orientation
	4.2.15 Under the Building (Planning) Regulations (Cap. 123F), the prescribed window requirement for habitable space of residential units needs to be satisfied (i.e., facing street or open space generally). Therefore, some windows will inevitably face ...
	Internal Layout Design
	4.2.16 In order to minimise road traffic noise impact due to Tuen Mun Road, internal layout of some residential units, RCHE rooms, rooms in the DCU and HCS for Frail Elderly Persons allows the openable windows for ventilation facing away from Tuen Mun...
	Acoustic Window (Baffle Type) / Enhanced Acoustic Balcony (Baffle Type)
	4.2.17 Further to the adoption of the building design consideration mentioned above, acoustic window (baffle type) and enhanced acoustic balcony (baffle type) have been proposed to mitigate the residue road traffic noise exceedances
	4.2.18 The detailed mitigation measures are outlined in Appendix D.

	4.3 Key Development Parameters of the Indicative Scheme
	4.3.1 The key development parameters of the Indicative Scheme are summarised in Table 4.3 below.
	Remarks:
	[1] The GFA for the 100-place RCHE cum 30-place DCU and the HCS for Frail Elderly Persons are calculated based on the respective NOFA requirements of 1,354m2 for 100-place RCHE and 90m2 for 30-place DCUs attached to RCHE (based on proposed GFA of 2718...
	[2] Composite tower with 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons.
	[3] A Person Per Occupied Flat (PPOF) of 2.8 is assumed based on the average domestic household size of Tsuen Wan District in the 2021 Census result.21F
	[4] The proposed 100-place RCHE cum 30-place DCU is proposed to be operated on a private / self-financing mode; The proposed HCS for Frail Elderly Persons is proposed to be assigned to SWD as a Government Accommodation.

	4.4 Landscape Design Framework
	4.4.1 The primary objectives for the landscape design of the Indication Scheme are:
	 To integrate the Indicative Scheme from a landscape and visual perspective with the existing and planned landscape context;
	 To use landscape measures to soften the form of the proposed buildings;
	 To provide visual integration, screening and softening effects of the built-form;
	 To provide a high-quality living environment and open spaces for future residents and visitors;
	 To utilize a variety of tree species to alleviate visual impact to the surroundings, delineate the landscape character of the area and emphasize the individuality afforded by the environmental qualities of the Site;
	 To maximize opportunities for the planting of new trees, shrubs and other vegetation mix; and
	 To provide compensation for the proposed felling of trees required to accommodate the Indicative Scheme.
	4.4.2 With the above objectives and the aim to provide quality medium-rise residential development, a Landscape Master Plan (“LMP”) has been prepared for the Indicative Scheme (Appendix J) with key features highlighted as below.
	Landscape Design
	4.4.3 To facilitate residents and visitors’ movements, landscaping features such as outdoor swimming pools, activity lawn, outdoor play area, water feature, landscape gardens, yoga deck and fitness station are proposed for better leisure and relaxatio...
	4.4.4 In order to minimise the visual impact of the Indicative Scheme, a combination of one to two rows of evergreen trees with various height of shrubs are proposed along the site boundary, especially in the area at the north of the Indicative Scheme...
	4.4.5 Through appropriate landscape treatments and visual integration, a quality and sustainable environment could be created at the Application Site. With a friendly and green environment with various spaces for social activities, the landscape desig...
	Greenery Provision
	4.4.6 To enhance visual linkage with the green surroundings, a greenery provision of about 18% (about 1,173m2) coverage of greenery located in the primary zone and about 27% (about 1,722m2) overall coverage of greenery, which are more than the 10% and...
	Tree Preservation and Removal
	4.4.7 A total of 650 nos. of existing trees have been identified within the assessment boundary for tree preservation. 7 trees are proposed to be retained while 720 nos. of compensatory trees will be provided in the Indicative Scheme. For detailed inf...

	4.5 Traffic and Transport Arrangement
	Proposed Construction of Road Connection for Application Site
	4.5.1 In order to provide vehicular and pedestrian access to the Application Site, the existing access road outside Yau Kom Tau Water Treatment Works is proposed to be widened. A new standard 2-lane 2-way carriageway with footpath is proposed from out...
	4.5.2 Please refer to Appendix B for the layout of the proposed road connection.
	Road/ Junction Improvement Measures by Others
	4.5.3 In order to connect the proposed access road to the Application Site to the wider road network of Tsuen Wan, vehicular and pedestrian access will travel via a widened and improved Po Fung Road towards Castle Peak Road and Hoi On Road. As discuss...
	4.5.4 The existing Tuen Mun Road underpass section at Po Fung Road does not meet the standard width of a single 2-lane carriageway as stipulated in TPDM. Carriageway widening of the underpass is constrained by the existing large diameter of watermains...
	4.5.5 A new 5-phases signalized junction with pedestrian crossing will be proposed at Po Fung Road with Yau Kom Tau Village / Yau Kom Tau Treatment Works to be implemented by the Government.
	Internal Transport Facilities
	Residential Development
	4.5.6 The proposed internal transport facilities provisions are in accordance with the latest Hong Kong Planning Standards and Guidelines (HKPSG).
	 Car Parking Space Provision: A provision of 141 nos. car parking spaces (including 2 nos. accessible car parking spaces and 15 nos. visitor parking spaces) will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Motorcycle Parking Space Provision: A provision of 7 nos. motorcycle parking spaces will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Goods Vehicle Loading/Unloading Bay Provision: A total of 3 nos. HGV loading/unloading bays will be provided on ground floor.
	 Pick-up / Drop off Space for Residential Shuttle Bus: 1 pick-up / drop-off space will be provided on ground floor outside Block 1 and Block 2 for residential shuttle service.
	RCHE with DCU
	4.5.7 There are no specific guidelines in accordance with HKPSG for RCHE with DCU. Therefore, the required internal transport facilities provision is made reference to similar types of developments, an approved RCHE Development at Hung Shui Kiu (A/YL-...
	 Car Parking Space Provision: A total of 3 nos. car parking spaces (including 1 no. accessible car parking space) will be provided in basement parking floor, which will be accessed via car-ramp system.
	 Light Bus Parking Space Provision: A total of 1 no. Light Bus Parking Space will be provided on ground floor.
	 Shared Loading / Unloading Area for Private Light Bus and Ambulance / Other Vehicles of the Development: A total of 1 no. shared loading / unloading area will be provided on ground floor near the entrance of the HCS for Frail Elderly Persons.
	HCS for Frail Elderly Persons
	4.5.8 There are no specific guidelines in accordance with HKPSG for the HCS for Frail Elderly Persons. Therefore, the required internal transport facilities provision is made according to the liaison with Social Welfare Department.
	Overall Traffic and Transport Arrangement
	4.5.9 Please refer to Appendix B for the details on the traffic and transport arrangement for the Indicative Scheme in the Traffic Impact Assessment

	4.6 Proposed Development Programme
	4.6.1 With consideration to the time required for amendment of plan, land exchange / lease modification, site formation and construction of the proposed access road and residential development, it is anticipated that the development would be completed...


	5 Amendment Proposal
	5.1 Considerations for an Appropriate Zoning
	5.1.1 In light of the changing planning circumstances for increasing the overall housing supply in Tsuen Wan and in Hong Kong, as well as for synergising with the planned and existing residential clusters around YKT and Tsuen Wan Town Centre, an appro...

	5.2 Clear Planning Intention
	5.2.1 The proposed zoning should carry a clear planning intention and development direction for the type of uses and development intensity on the Application Site. In the case of this particular planning application, the zoning should provide flexibil...

	5.3 Appropriate Zoning Control
	5.3.1 The proposed zoning should have appropriate zoning control over the proposed use, scale and intensity by designating restrictions on the GFA and BH to guide the direction of the development towards the intended planning intention and to achieve ...

	5.4 Appropriate Zoning Flexibility
	5.4.1 Some kind of flexibility has to be allowed in the zoning so as to allow flexibility in creative and innovative design and proposals, which can tie in more closely to the fluid social and community aspirations, and market demands at the transform...

	5.5 The Proposed Amendments
	5.5.1 In light of the discussions in the earlier Sections, this Planning Application proposes amendments to the Plan and Notes of the OZP by rezoning the Application Site from “GB” and “G/IC” to a tailor-made “R(B)9” with a development intensity makin...
	5.5.2 To realise the Indicative Scheme for the proposed medium-dense residential development and social welfare facilities (RCHE with DCUs) as illustrated in Section 4, a tailor-made “R(B)9” sub-zone with a maximum GFA of 25,676m2 for domestic purpose...
	5.5.3 The Proposed Amendment will provide incentive for a timely implementation of private residential units and social welfare facilities at a convenient location near existing urban areas, while contributing wider social benefits for Tsuen Wan and m...
	5.5.4 In addition, in the ES of the OZP, it is proposed to specify that the “R(B)9” zone is intended to provide a 100-place RCHE cum 30-place DCU and a HCS for Frail Elderly Persons, with a non-domestic GFA of not less than 3,021.5m2, and that in dete...
	5.5.5 The Proposed Amendment on the Plan is shown in Figure 5.1. The Proposed Amendments to the Notes and ES of the OZP are respectively illustrated in Figures 5.2 - 5.4.


	6 Planning Justification
	6.1 Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need
	6.1.1 The Proposed Amendment, which facilitates the proposed residential development and social welfare facilities, is in line with the Government’s ongoing policy to speed up the much-needed housing supply to address the territorial shortage. The Pol...
	6.1.2 Furthermore, according to the Long-Term Housing Strategy Annual Progress Report 2021, the total housing supply target for the next 10-year period will be 430,000 units (in which the private housing supply target accounts for 30% of the total tar...
	6.1.3 With due consideration of this policy direction and the transforming residential neighbourhood, the Indicative Scheme, with the production of approximately 613 flats, will make optimal use of scarce land resources to provide timely support to th...

	6.2 Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing “GB” Sites of Beneficial Societal Uses
	1.1.1 The Government has been implementing a series of measures to increase land supply through a multi-pronged approach so as to meet the housing land demand, which one of the measures is to identify suitable “GB” sites for conversion to residential ...
	1.1.2 Applying the same policy intentions and site-selection criteria, the Application Site falls within the fringe of a “GB” zone between the existing YKTWTW and Tuen Mun Road. Furthermore, there are existing man-made structure within the Application...

	6.3 Responding to the Changing Planning Context of Housing Texts in Yau Kom Tau, Tsuen Wan
	6.3.1 The initiative to rezone potential “GB” for private residential use, as discussed in Section 6.2, are not without precedent in YKT area, Tsuen Wan. Close to the Application Site, there were two similar rezoning proposals processed by the Governm...
	6.3.2 Comparing the conditions of the Application Site with the two “GB” sites rezoning items mentioned above, all three sites are located within the same OZP in the same residential neighbourhood. The vegetation found in all three sites are also foun...
	6.3.3 The anticipated increase in residential density in YKT with improved infrastructure capacity and appreciable policy application around western Tsuen Wan Town Centre have both demonstrated the opportunities for the Application Site to realise its...

	6.4 Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities for Intergeneration Living and Improving Quality of Life of the Neighbourhood
	6.4.1 The Proposed Amendment will improve the quality of life for the future residents and the surrounding community. The need for community facilities in the area has been thoughtfully considered during the design of the Indicative Scheme. With refer...
	6.4.2 The proposed RCHE cum DCU and the HCS for Frail Elderly Persons will be located to the western portion of the Application Site and will be easily accessible from at-grade pick-up/drop-off laybys for the convenience of users and visitors. Landsca...

	6.5 Encouraging Private Sector Initiatives on the Provision of Social Welfare Facilities
	6.5.1 In Hong Kong, by 2039, about one-third of the total population will be aged 65 or above22F . The ageing population would foreseeably intensify the local demand of elderly services and pose a great challenge to the social welfare system. In light...
	6.5.2 In addressing the heightening territorial needs for residential care services, aside from measures in public sector such as to increase supply of subsidised RCHEs and the proposal to reserve 5% of total GFA for welfare uses in future public hous...

	6.6 Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre
	6.6.1 The Application Site is situated in the fringe of built-up area mainly characterised by the predominant medium to high-rise residential uses with scattered low-rise GIC developments and vegetative space in the western Tsuen Wan Town Centre. To t...
	6.6.2 The south of the Application Site across Tuen Mun Road are residential clusters with mainly medium-rise residential development with maximum permitted BH of 140mPD. Since the Application Site is located to the north of Tuen Mun Road and sitting ...
	6.6.3 To further minimise any potential visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be art...
	6.6.4 In view of the above, the Proposed Amendment will not only be compatible with its surroundings in terms of land use, development scale and intensity, but also respond well to the existing topography. As demonstrated in the VIA, it is also confir...

	6.7 Fully Complying with Sustainable Building Design Guideline and Green Building Design
	6.7.1 To achieve a quality and sustainable built environment, due considerations have been made to the relevant provisions of PNAP APP-152 Sustainable Building Design Guidelines (SBDG) in formulating the Indicative Scheme. The considerations of the th...
	Building Separation
	6.7.2 The Application Site is with a site area less than 20,000m2. Only a small portion of the Indicative Scheme where residential block 1 and block 2 is located has a projected façade length slightly higher than 60m. To satisfy the requirements for B...
	Building Setback
	6.7.3 Under the Indicative Scheme, no part of the Indicative Scheme up to a level of 15m above the street level is within 7.5m from the centreline of the proposed new access road. The building setback requirement is duly complied.
	Site Coverage of Greenery
	6.7.4 According to the SBDG, the Application Site, with a site area of about 6,419m2, is required to reach minimum site coverage of greenery of 10% in primary zones and 20% in overall development respectively. Such requirements on site coverage of gre...
	6.7.5 To promote energy efficiency and ensure compatibility with the natural setting around the Application Site, green building design elements including terrace podium design and green roofs have been taken into account in formulating the Indicative...
	Terrace Podium Design

	6.7.6 The podium design of the RCHE block has fully respected the natural terrain and landscape of the Application Site. To the western side of the podium, the building mass of G/F, 1/F and 2/F retracts from the natural slope. The design is intended t...
	Green Roofs

	6.7.7 As discussed earlier, the RCHE block has adopted a terracing podium design. Not only does it create open spaces for the enjoyment of the RCHE users, but it also creates a green roof that proactively respond to the surrounding vegetated landscape...
	6.7.8 The aforementioned design merits will bring about more pleasant living environment for the future residents, and also better visuals and social benefits amidst the residential.

	6.8 Resulting in No Deficit in Existing and Planned “G/IC” Provision with Increased Population
	6.8.1 The Proposed Amendment will unlikely overstain the existing and planned “G/IC” facilities provision in Tsuen Wan. According to the TPB Paper No. 10775, “the overall provision of GIC facilities is generally sufficient to serve the population in T...
	6.8.2 Despite the shortfalls in community care services facilities and child care centres24F , PlanD stated in the 665th Meeting of the Metro Town Planning Committee (held on 5 Feb 2021) that relevant facilities have been incorporated into the propose...
	6.8.3 The additional population of about 1,816 brought by the Proposed Amendment is not expected to cause adverse impact to these types of G/IC facilities that are already in shortage, given that when compared with the aggregate total population added...

	6.9 The Proposed Amendment is Technically Feasible and Results in No Adverse Impacts to the Surrounding Area
	6.9.1 Various technical assessments on different aspects, namely traffic, environmental, visual, air ventilation, landscape and tree preservation, drainage, sewerage, and geotechnical, have been conducted and included in Appendices B to I, and Appendi...

	6.10 Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone
	6.10.1 The Application Site is moderate in scale with a site area of only about 6,419m2. It is also situated in the fringe of built-up area in YKT in the western Tsuen Wan Town Centre. It is also located in the fringe of “GB” zone at a location which ...
	6.10.2 In addition, the Indicative Scheme will fully respect the natural setting and provide ample greenery and open space, with continuous green buffer along the Application Site’s edge. It will also fully comply with SBDG and incorporate a number of...
	6.10.3 Relevant technical assessments as mentioned in Section 6.9 also confirmed that the Indicative Scheme will neither be subject to, nor cause adverse impacts to the surrounding environment, air ventilation, sewerage, drainage, water supplies, nor ...

	6.11 Will Not Set an Undesirable Precedent
	6.11.1 The Proposed Amendment is in line with the Government’s initiative to increase housing land supply by reviewing “GB” sites as discussed earlier in Section 6.2. Furthermore, the proposed use and development intensity is compatible with the surro...
	6.11.2 The Proposed Amendment is a timely response to the Government’s policy direction on identifying and optimising the development potential of suitable “GB” areas as a short to medium long-term measure to deliver much needed housing supply to addr...
	6.11.3 With the Proposed Amendment, the Applicant has proposed social welfare facility in the form of a 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons to serve the social needs of an enlarging community in Yau Kom Tau. It would also...
	6.11.4 As such, it can be concluded that the Proposed Amendment would serve a desirable precedent for mobilising suitable “GB” areas with underutilised private land to optimise their development potential and contribute to providing much needed housin...


	7 Conclusion
	7.1.1 This S12A Application is proposed for an amendment to the Approved Tsuen Wan OZP No. S/TM/35 by rezoning the Application Site from “GB” and “G/IC” to “R(B)9” to facilitate the implementation of a medium-density residential development with socia...
	7.1.2 This Supporting Planning Statement has demonstrated the technical feasibility and strong planning grounds to justify the rezoning proposal at the Application Site for the provision of more than 600 housing units, while also providing merits to s...
	7.1.3 Taking into account the merits and justifications presented in this Supporting Planning Statement, we sincerely seek the favourable consideration from the TPB to support this S12A Planning Application.
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	Executive Summary
	This Supporting Planning Statement is submitted in support of the Proposed Amendment to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) under Section 12A of the Town Planning Ordinance (Cap. 131), in respect of the rezoning from “Gr...
	The Government has endeavoured efforts to increase territorial housing supply, with private initiative seen as an important support alongside with public housing development. In line with the Government’s on-going initiatives to optimise the usage of ...
	An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. Under the Indicative Scheme, three residential towers will provide a total of 613 units, together with a 100-place RCHE cum 30-place DCU and HCS for Fra...
	The Proposed Amendment could achieve the following planning merits:
	• Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need;
	• Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing Suitable “GB” Sites of Beneficial Societal uses;
	• Responding to the Changing Planning Context of Housing Sites in Yau Kom Tau, Tsuen Wan;
	• Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities to Promote Intergeneration Living and Improving Quality of Life of the Neighbourhood;
	• Encouraging Private Sector Initiatives on Provision of Social Welfare Facilities;
	• Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre;
	• Fully Complying with Sustainable Building Design Guideline and Green Building Design;
	• No Deficit in Existing and Planned “G/IC” Provision with Increased Population;
	• Resulting in No Adverse Impacts to the Surrounding Area;
	• Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone; and
	• Will Not Set an Undesirable Precedent.
	The Applicant has demonstrated their genuine intention and commitment to taking forward the Indicative Scheme at the Application Site. In light of the planning merits and justifications put forward in the Supporting Planning Statement, we sincerely se...

	行政摘要
	政府一直致力提高全港房屋供應，除公營房屋發展外私人發展項目亦是重要的供應來源。申請人制定了一個指示性方案以展示擬議修訂的可行性，亦希望透過擬議修訂使申請地點的土地資源被善用。此舉同時能配合政府改劃已檢視的「綠化地帶」作住宅用途的最新倡議。是項改劃申請把用地最高建築物高度限制定為主水平基準上180米、最高住用總樓面面積為25,676平方米及非住用總樓面面積為不少於3,021.5平方米，以地盤平整水平為約主水平基準上90米，較用地前方屯門公路較高。申請地點位置鄰近兩個同樣位於荃灣分區計劃大綱圖範圍內已...
	擬議修訂已準備一個指示性設計方案來證明其可行性。指示性方案建議的三棟住宅大廈將為油柑頭社區帶來613個住宅單位，另包括安老院舍（100個服務名額）及長者日間護理單位（３0個服務名額）及體弱長者家居照顧服務中心，預計總人口約1,816 人。此方案不但能提高私人房屋供應，亦有助推動年齡友善的概念，以應對香港人口老齡化問題。
	擬議修訂將帶來以下規劃增益：
	• 配合政府施政報告的房屋政策和滿足本港的房屋需求；
	• 與政府通過檢視「綠化地帶」以增加房屋供應的倡議相一致；
	• 配合荃灣油柑頭一帶的對房屋發展的規劃條件變化；
	• 應對社區對長者設施的殷切需要，鼓勵跨世代共融生活及改善生活質素；
	• 為在私人發展項目提供社福設施創立良好先例；
	• 符合當地規劃環境並與鄰近荃灣市中心的周邊社區兼容；
	• 完全符合可持續建築設計指引和綠色建築設計；
	• 在增加人口的同時下不會造成現有或已規劃的政府、機構或社區設施短缺；
	• 不會為周邊環境帶來負面影響；
	• 不會影響「綠化地帶」的整體質量及完整性；及
	• 不會構成不良先例。
	申請人對推進此項目持有誠懇和積極的態度。基於本規劃綱領所闡述的規劃增益及理據，我們懇請城市規劃委員會支持是次規劃申請。

	1 Introduction
	1.1.1 This Supporting Planning Statement is submitted to the Town Planning Board (“TPB”) in support of the Planning Application under Section 12A of the Town Planning Ordinance (Cap. 131) for the Amendment of Plan for Proposed Residential Development ...
	1.1.2 The Applicant proposes amendments to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) by rezoning the Application Site from “Green Belt” (“GB”) and “Government, Institution or Community” (“G/IC”) to a tailor-made “Residential (...
	1.1.3 An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. The Proposed Amendment will facilitate a medium-rise residential development with much-needed housing supply and quality living environment with s...
	1.1.4 As reaffirmed in the Chief Executive’s 2014 Policy Address, the Government would continue to review various land uses (including “GB” sites) and rezone suitable sites to meet the pressing need for housing land supply. Recently, the Government pr...
	1.1.5 In response to the changing planning circumstances, the Proposed Amendment at the Application Site will also complement Government’s effort in optimising the development potential of “GB” sites in the Yau Kom Tau area that are of relatively less...
	1.1.6 The Indicative Scheme has adopted a context-responsive building arrangement and BH profile that are compatible with the neighbourhood. Technical assessments conducted also confirmed the Proposed Amendment will not generate, nor be suspectable to...
	1.1.7 This Supporting Planning Statement contains the sections below that are necessary to support this Planning Application to demonstrate its feasibility and suitability:
	• Section 2 describes the context of the Application Site and its surrounding areas;
	• Section 3 explains the planning context of the Application Site;
	• Section 4 presents the Indicative Scheme at the Application Site;
	• Section 5 summarises the amendment proposal to be incorporated into the Plan and Notes of the OZP;
	• Section 6 highlights the planning justifications and planning merits in support of the rezoning request; and
	• Section 7 concludes the highlights and justifications of this Supporting Planning Statement.
	1.1.8 We sincerely seek for favourable consideration from the TPB to grant approval to this well justified S12A Application.

	2 Site Context
	2.1 Location
	2.1.1 With an area of about 6,419m2, the Application Site situates at YKT in the western fringe of Tsuen Wan Town Centre. The Application Site is bounded by the Yau Kom Tau Fresh Water Service Reservoir and Water Treatment Works (YKTFWSR&WTW) at its n...
	2.1.2 Please refer to Figure 2.1 for the location of the Application Site.

	2.2 Land Status
	2.2.1 The Application Site’s area is about 6,419m2. The site area comprises of about 5,934m2 (about 92% of the Application Site) of private land held under Lots 164 RP, 175 and 232 RP in DD 354, and about 485m2 (about 8% of the Application Site) of ad...
	2.2.2 Please refer to Figure 2.2 for the land status of the Application Site.

	2.3 Existing Use
	2.3.1 The Application Site’s site level ranges from about 79mPD at the eastern boundary to 95 mPD at the western boundary above Tuen Mun Road. Based on the site’s topography, the terrain of a large portion of the site from the eastern boundary to the ...
	2.3.2 The Application Site is covered with overgrown vegetation with trees and shrubs. There are two existing streams flowing from north to south within the Application Site to the west and east of Lot 164 RP respectively. There is also a drainage cha...
	2.3.3 There is no road access to the Application Site, as such it is currently inaccessible by vehicles. A small footpath leads to the south-eastern edge of the site from access road of the adjacent YKTWTW to the east and another footpath leads to the...
	2.3.4 Please refer to Figure 2.3 for the existing condition of the Application Site.

	2.4 Surrounding Uses
	2.4.1 The Application Site is situated near a neighbourhood mainly characterised by the predominant medium to high-rise residential uses, with scattered low-rise GIC developments and vegetative space, in the western Tsuen Wan Town Centre, To the south...
	2.4.2 To the immediate south is the Tuen Mun Road which forms part of the New Territories Circular Road. Further south is an area mainly zoned “GB”, “R(B)” and “Residential (Group C)” (“R(C)”) within the same OZP, comprising of low to medium-rise resi...
	2.4.3 To the immediate east, it is the YKTFWSR&WTW which is zoned “Government, Institution or Community” (“G/IC”) within the same OZP. Further east to the north of Tuen Mun Road (northeast of the Application Site) are the Yau Kom Tau Village zoned as ...
	2.4.4 Across Tuen Mun Road to the southeast of the Application Site are mainly the existing medium to high-rise residential settlements which are comparatively in larger scale, including Bayview Garden, Belvedere Garden, Greenview Court, Greenview Ter...
	2.4.5 To the immediate north, it is the YKTFWSR&WTW which is zoned “G/IC”. To the further north, it is the hills of Shek Lung Kung with a height of about 470mPD at its tallest point. It forms part of the Tai Lam Country Park and is not covered by any ...
	2.4.6 To the immediate west, it is the “GB” zone within the same OZP. To the further west and southwest, there are the “GB” areas under the Tsuen Wan West Outline Zoning Plan No. S/TWW/19 and the hillside woodlands of Tai Lam Country Park.
	2.4.7 Please also refer to Figure 2.4c for the surrounding context of the Application Site.

	2.5 Accessibility
	2.5.1 There is no existing road access to the Application Site. Vehicular and pedestrian access to the Application Site can be made via a proposed access road connecting through an existing access road outside YKTWTW to Po Fung Road (with a short sect...
	2.5.2 The existing access road outside YKTWTW and part of Po Fung Road are under Water Supplies Department (WSD)’s management. A section of Po Fung Road closer to Castle Peak Road is under management by Highways Department (HyD). The existing access r...
	2.5.3 To cater for the anticipated increase in traffic flow and pedestrian movement arising from various developments at Po Fung Road and also to facilitate the rezoning of Sites A & B mentioned in Paragraph 2.4.3, there is plan for the Government to ...


	3 Planning Context
	3.1 Land Use Zoning
	3.1.1 A majority portion (6,041m2, or about 94% of the total Application Site area)  of the Application Site is current zoned “GB” on the Approved Tsuen Wan OZP no. S/TW/35 approved by the CE in C on 8th February 2022. The planning intention or the “G...
	3.1.2 Please refer to Figures 3.1a and 3.1b respectively for the extracted Notes and Explanatory Statement (“ES”) of the “GB” zone under the OZP.
	3.1.3 A minor portion of the Application Site (about 378m2, about 6% of the total Application Site Area) is currently zoned “G/IC” on the Approved Tsuen Wan OZP no. S/TW/35. As the portion zoned “G/IC” falls within the premise of private lot no. 232 R...

	3.2 Responding to Territorial Housing Land Shortage
	3.2.1 The 2020 Policy Address identified that the crux of the housing problem lies in the shortage of land for housing development, and urged that the public sector and private developers need to work together and support Government’s various land cre...
	3.2.2 Also, according to the 2021 Policy Address, the Government is determined to sustain land supply for both public and private housing to meet the keen housing demands of Hong Kong. The Government is committed towards a government-led and multi-pro...
	3.2.3 Considering that the Application Site is situated in close proximity to existing residential neighbourhood and located in close proximity to existing infrastructure of the Tsuen Wan New Town, as well as the two sites recently rezoned from the “G...

	3.3 Policy Initiatives for Rezoning of “Greenbelt” Zone for Housing Sites
	3.3.1 Advocated since the 2013 and 2014 Policy Addresses, the Government would adopt a multi-pronged strategy to meet the pressing need for housing land supply, including carrying out various land use reviews on an on-going basis, such as reviews on G...
	3.3.2 Earlier rounds of “Green Belt” review conducted by the Government had focused on Government land and sites with lower gradient and nearer to built-up areas, where they accounted for about 30% of the 210 sites identified for rezoning for resident...
	3.3.3 Taking the policy initiatives into account, “GB” sites that fulfil several main criteria, namely, lower gradient, located at the fringe of existing built-up areas, in close proximity to existing roads, possessing relatively less buffering effect...

	3.4 Housing Sites for High-density Residential Developments in Tsuen Wan
	3.4.1 As mentioned in Paragraph 3.3.2, by 2017, the Government has identified 210 sites for rezoning after engaging in a land use review across the territory. Out of these 210 potential housing sites, 13 (about 6% of the total) of them are in Tsuen Wa...

	3.5 Changing Planning Circumstances in the Immediate Surrounding
	3.5.1 Within the same OZP and in close proximity to the Application Site, there are two sites (Site A and Site B) recently identified by the Government during review on “GB” sites for conversion to residential use. The two proposed amendment item, to ...
	3.5.2 Also, as mentioned in Paragraph 2.5.3, Po Fung Road will be widened and improved to facilitate future development at these two housing sites in YKT. Improvement works include widening of the carriageway and footpath (widen Po Fung Road to a stan...
	3.5.3 Upon completion of the OZP amendment process, in February 2022, the Government announced its 2022-23 Land Sale Programme which includes the two aforementioned residential sites in Tsuen Wan to be put up for sale13F .

	3.6 Policy Initiatives to Promote Active Ageing/ Provision of Elderly Facilities in Residential Developments
	3.6.1 Apart from the shortage of land supply in Hong Kong, ageing population is another issue that our society has to look for solutions to address the challenges it leads to. There is a continuous increase in the elderly population in the world and H...
	3.6.2 In view of the situation, in the 2021 Policy Address, the Government committed to adopt a multi-pronged approach to boost the short, medium and long-term supply of residential care services as its demand has exceeded the supply due to an ageing ...
	3.6.3 To encourage participation by more private enterprises in providing quality RCHE services, the Government has put in place since 2003 the Scheme to Encourage Provision of RCHE Premises in New Private Developments16F . As stated in the Policy Add...
	3.6.4 On a district basis, the overall provision of GIC facilities is considered generally sufficient to serve the population in Tsuen Wan as of Oct 202118F . However, PlanD’s latest view on a similar application (No. A/TW/526 approved on 10 Dec 2021)...


	4 The Indicative Scheme – Proposed Residential Development and Social Welfare Facilities
	4.1 General Planning and Design Principles
	4.1.1 Having regarded the overall planning context from a territorial and local scale as discussed in Section 3, the society is in severe need for land for new housing supply. Meanwhile, the Government is actively reviewing suitable “GB” areas to opti...
	4.1.2 Taken into consideration of the Application Site’s locality and surrounding, which surrounded by existing built-up areas on three sides, i.e., the YKTFWSR, YKTWTW and Tuen Mun Road. The Application Site is also located close to various existing ...
	4.1.3 With consideration of the existing condition, together with the changes in territorial planning context and the recent OZP amendment in the adjacent sites, the Applicant recognises the opportunity of the Application Site, which is solely owned b...
	4.1.4 To demonstrate the feasibility and merits of the Proposed Amendment, an Indicative Scheme has been prepared. The overarching planning and design principle of the Indicative Scheme is to respect the residential setting in the neighbourhood while ...
	4.1.5 The key planning and design principles are discussed as follows:
	4.1.6 To Utilise Precious Residential Land Resources Without Compromising on the Quality of Landscape and Environment – The Application Site is located in the fringe of “GB” zone amid built-up area to the west of Tsuen Wan Town Centre. Under the curre...
	4.1.7 To Contribute More Than 500 Units to the Housing Market by Private Initiative – The Proposed Amendment is intended to optimise the development potential at the Application Site which is situated in a residential neighbourhood with scattered gove...
	4.1.8 To Increase the Supply of G/IC facilities of the Community and to Promote Intergeneration Living with Residential Development – The Indicative Scheme will provide social welfare facilities, i.e., a 100-place RCHE cum 30-place DCU, and a HCS for ...
	4.1.9 Responding to the Site’s Condition with Compatible Design – The scale and the design of the Indicative Scheme will strike a balance between the urban-rural setting and the transforming residential neighbourhood. Besides, to respond with the slop...
	4.1.10 Considering that the Application Site is in an elongated shape, the building bulk of the towers and podium are sensitively designed with voids and building separation to capture valuable landscape scenery and allowing visual permeability to the...
	4.1.11 Quality and Sensitive Building and Landscape Design – Due to the proximity to Tuen Mun Road, the residential towers will maintain a minimum buffer distance of 20m from Tuen Mun Road to minimise nuisances to the living quality of future resident...

	4.2 Building Design of the Indicative Scheme
	4.2.1 Based on planning and design principles presented above, the Applicant has prepared an Indicative Layout Plans for the Indicative Scheme at the Application Site (Appendix A refers).
	Building Layout of the Indicative Scheme
	4.2.2 The Indicative Scheme is comprised of 3 residential blocks, with 1 of the 3 blocks sitting on a 3-storey podium building for proposed RCHE cum DCU and HCS for Frail Elderly Persons facilities, on top of 1 level of basement for ancillary car park...
	4.2.3 Block 3 is located on top of the 3-storey podium at the western portion of the Application Site. The podium will accommodate RCHE cum DCU and HCS for Frail Elderly Persons facilities to foster the inter-generation concept. A terraced garden is d...
	4.2.4 Please refer to Appendix A for the layout drawings of the Indicative Scheme.
	Sensitive Building Design and Disposition
	4.2.5 As a proactive response to the Application Site’s surrounding, the Indicative Scheme has demonstrated a number of green building features. A stepped garden roof extending from the ground is created at the RCHE Block to enhance circulation and to...
	4.2.6 To respect the existing terrain of the Application Site, an optimal site level of 90mPD is adopted. To the west end of the Application Site, there is a relatively steeper section of sloping terrain. To respective the existing topography and natu...
	4.2.7 Responding to the sloping topography (with a site level of about 90mPD) and the scenic ridgeline backdrop to the north of the Application Site, the bulkiness of the building has been minimised by provision of voids and large building separation ...
	4.2.8 To further minimise visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be articulated to ad...
	4.2.9 To cope with the noise impact from Tuen Mun Road, the building orientation and building setback from Tuen Mun Road has been optimised to mitigate as much possible noise nuisance as possible. Furthermore, appropriate mitigation measures such as a...
	Consideration on Location of Social Welfare Facilities
	4.2.10 According to the Code of Practice for Residential Care Homes (Elderly Persons) published by the Social Welfare Department, no part of the proposed RCHE and DCUs facilities are situated at a height more than 24m above the proposed ground level (...
	4.2.11 The RCHE entrance lobby, 30-place DCU and the HCS for Frail Elderly Persons are arranged on G/F to provide better circulation is located in close proximity to the G/F pick-up / drop-off space for the conveniences of users and visitors. The entr...
	4.2.12 As per HKPSG Ch.3 and comment from the Social Welfare Department (SWD), the proposed 100-place RCHE and 30-place DCU would have a NOFA of 1,354m2 and 90m2 respectively (1,444m2 in total). A GFA of about 2,718.5m2 (equivalent to a GFA:NOFA ratio...
	Environmental Considerations on Building Design
	4.2.13 A number of building design considerations and noise mitigation measures have been proposed and incorporated in the Indicative Scheme to minimise potential environmental nuisances to the future residents and users, these include:
	Building Setback
	4.2.14 The Application Site is elongated and narrow in shape, and is bounded between Tuen Mun Road to the south and the service reservoirs of Yau Kom Tau Water Treatment Works to the north. In order to avoid adverse vehicular emission impact and minim...
	Building Orientation
	4.2.15 Under the Building (Planning) Regulations (Cap. 123F), the prescribed window requirement for habitable space of residential units needs to be satisfied (i.e., facing street or open space generally). Therefore, some windows will inevitably face ...
	Internal Layout Design
	4.2.16 In order to minimise road traffic noise impact due to Tuen Mun Road, internal layout of some residential units, RCHE rooms, rooms in the DCU and HCS for Frail Elderly Persons allows the openable windows for ventilation facing away from Tuen Mun...
	Acoustic Window (Baffle Type) / Enhanced Acoustic Balcony (Baffle Type)
	4.2.17 Further to the adoption of the building design consideration mentioned above, acoustic window (baffle type) and enhanced acoustic balcony (baffle type) have been proposed to mitigate the residue road traffic noise exceedances
	4.2.18 The detailed mitigation measures are outlined in Appendix D.

	4.3 Key Development Parameters of the Indicative Scheme
	4.3.1 The key development parameters of the Indicative Scheme are summarised in Table 4.3 below.
	Remarks:
	[1] The GFA for the 100-place RCHE cum 30-place DCU and the HCS for Frail Elderly Persons are calculated based on the respective NOFA requirements of 1,354m2 for 100-place RCHE and 90m2 for 30-place DCUs attached to RCHE (based on proposed GFA of 2718...
	[2] Composite tower with 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons.
	[3] A Person Per Occupied Flat (PPOF) of 2.8 is assumed based on the average domestic household size of Tsuen Wan District in the 2021 Census result.21F
	[4] The proposed 100-place RCHE cum 30-place DCU is proposed to be operated on a private / self-financing mode; The proposed HCS for Frail Elderly Persons is proposed to be assigned to the Financial Secretary Incorporated (FSI) upon demand as a Govern...

	4.4 Landscape Design Framework
	4.4.1 The primary objectives for the landscape design of the Indication Scheme are:
	 To integrate the Indicative Scheme from a landscape and visual perspective with the existing and planned landscape context;
	 To use landscape measures to soften the form of the proposed buildings;
	 To provide visual integration, screening and softening effects of the built-form;
	 To provide a high-quality living environment and open spaces for future residents and visitors;
	 To utilize a variety of tree species to alleviate visual impact to the surroundings, delineate the landscape character of the area and emphasize the individuality afforded by the environmental qualities of the Site;
	 To maximize opportunities for the planting of new trees, shrubs and other vegetation mix; and
	 To provide compensation for the proposed felling of trees required to accommodate the Indicative Scheme.
	4.4.2 With the above objectives and the aim to provide quality medium-rise residential development, a Landscape Master Plan (“LMP”) has been prepared for the Indicative Scheme (Appendix J) with key features highlighted as below.
	Landscape Design
	4.4.3 To facilitate residents and visitors’ movements, landscaping features such as outdoor swimming pools, activity lawn, outdoor play area, water feature, landscape gardens, yoga deck and fitness station are proposed for better leisure and relaxatio...
	4.4.4 In order to minimise the visual impact of the Indicative Scheme, a combination of one to two rows of evergreen trees with various height of shrubs are proposed along the site boundary, especially in the area at the north of the Indicative Scheme...
	4.4.5 Through appropriate landscape treatments and visual integration, a quality and sustainable environment could be created at the Application Site. With a friendly and green environment with various spaces for social activities, the landscape desig...
	Greenery Provision
	4.4.6 To enhance visual linkage with the green surroundings, a greenery provision of about 18% (about 1,173m2) coverage of greenery located in the primary zone and about 27% (about 1,722m2) overall coverage of greenery, which are more than the 10% and...
	Tree Preservation and Removal
	4.4.7 A total of 650 nos. of existing trees have been identified within the assessment boundary for tree preservation. 7 trees are proposed to be retained while 720 nos. of compensatory trees will be provided in the Indicative Scheme. For detailed inf...

	4.5 Traffic and Transport Arrangement
	Proposed Construction of Road Connection for Application Site
	4.5.1 In order to provide vehicular and pedestrian access to the Application Site, the existing access road outside Yau Kom Tau Water Treatment Works is proposed to be widened. A new standard 2-lane 2-way carriageway with footpath is proposed from out...
	4.5.2 Please refer to Appendix B for the layout of the proposed road connection.
	Road/ Junction Improvement Measures by Others
	4.5.3 In order to connect the proposed access road to the Application Site to the wider road network of Tsuen Wan, vehicular and pedestrian access will travel via a widened and improved Po Fung Road towards Castle Peak Road and Hoi On Road. As discuss...
	4.5.4 The existing Tuen Mun Road underpass section at Po Fung Road does not meet the standard width of a single 2-lane carriageway as stipulated in TPDM. Carriageway widening of the underpass is constrained by the existing large diameter of watermains...
	4.5.5 A new 5-phases signalized junction with pedestrian crossing will be proposed at Po Fung Road with Yau Kom Tau Village / Yau Kom Tau Treatment Works to be implemented by the Government.
	Internal Transport Facilities
	Residential Development
	4.5.6 The proposed internal transport facilities provisions are in accordance with the latest Hong Kong Planning Standards and Guidelines (HKPSG).
	 Car Parking Space Provision: A provision of 141 nos. car parking spaces (including 2 nos. accessible car parking spaces and 15 nos. visitor parking spaces) will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Motorcycle Parking Space Provision: A provision of 7 nos. motorcycle parking spaces will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Goods Vehicle Loading/Unloading Bay Provision: A total of 3 nos. HGV loading/unloading bays will be provided on ground floor.
	 Pick-up / Drop off Space for Residential Shuttle Bus: 1 pick-up / drop-off space will be provided on ground floor outside Block 1 and Block 2 for residential shuttle service.
	RCHE with DCU
	4.5.7 There are no specific guidelines in accordance with HKPSG for RCHE with DCU. Therefore, the required internal transport facilities provision is made reference to similar types of developments, an approved RCHE Development at Hung Shui Kiu (A/YL-...
	 Car Parking Space Provision: A total of 3 nos. car parking spaces (including 1 no. accessible car parking space) will be provided in basement parking floor, which will be accessed via car-ramp system.
	 Light Bus Parking Space Provision: A total of 1 no. Light Bus Parking Space will be provided on ground floor.
	 Shared Loading / Unloading Area for Private Light Bus and Ambulance / Other Vehicles of the Development: A total of 1 no. shared loading / unloading area will be provided on ground floor near the entrance of the HCS for Frail Elderly Persons.
	HCS for Frail Elderly Persons
	4.5.8 There are no specific guidelines in accordance with HKPSG for the HCS for Frail Elderly Persons. Therefore, the required internal transport facilities provision is made according to the liaison with Social Welfare Department.
	Overall Traffic and Transport Arrangement
	4.5.9 Please refer to Appendix B for the details on the traffic and transport arrangement for the Indicative Scheme in the Traffic Impact Assessment

	4.6 Proposed Development Programme
	4.6.1 With consideration to the time required for amendment of plan, land exchange / lease modification, site formation and construction of the proposed access road and residential development, it is anticipated that the development would be completed...


	5 Amendment Proposal
	5.1 Considerations for an Appropriate Zoning
	5.1.1 In light of the changing planning circumstances for increasing the overall housing supply in Tsuen Wan and in Hong Kong, as well as for synergising with the planned and existing residential clusters around YKT and Tsuen Wan Town Centre, an appro...

	5.2 Clear Planning Intention
	5.2.1 The proposed zoning should carry a clear planning intention and development direction for the type of uses and development intensity on the Application Site. In the case of this particular planning application, the zoning should provide flexibil...

	5.3 Appropriate Zoning Control
	5.3.1 The proposed zoning should have appropriate zoning control over the proposed use, scale and intensity by designating restrictions on the GFA and BH to guide the direction of the development towards the intended planning intention and to achieve ...

	5.4 Appropriate Zoning Flexibility
	5.4.1 Some kind of flexibility has to be allowed in the zoning so as to allow flexibility in creative and innovative design and proposals, which can tie in more closely to the fluid social and community aspirations, and market demands at the transform...

	5.5 The Proposed Amendments
	5.5.1 In light of the discussions in the earlier Sections, this Planning Application proposes amendments to the Plan and Notes of the OZP by rezoning the Application Site from “GB” and “G/IC” to a tailor-made “R(B)9” with a development intensity makin...
	5.5.2 To realise the Indicative Scheme for the proposed medium-dense residential development and social welfare facilities (RCHE with DCUs) as illustrated in Section 4, a tailor-made “R(B)9” sub-zone with a maximum GFA of 25,676m2 for domestic purpose...
	5.5.3 The Proposed Amendment will provide incentive for a timely implementation of private residential units and social welfare facilities at a convenient location near existing urban areas, while contributing wider social benefits for Tsuen Wan and m...
	5.5.4 In addition, in the ES of the OZP, it is proposed to specify that the “R(B)9” zone is intended to provide a 100-place RCHE cum 30-place DCU and a HCS for Frail Elderly Persons, with a non-domestic GFA of not less than 3,021.5m2, and that in dete...
	5.5.5 The Proposed Amendment on the Plan is shown in Figure 5.1. The Proposed Amendments to the Notes and ES of the OZP are respectively illustrated in Figures 5.2 - 5.4.


	6 Planning Justification
	6.1 Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need
	6.1.1 The Proposed Amendment, which facilitates the proposed residential development and social welfare facilities, is in line with the Government’s ongoing policy to speed up the much-needed housing supply to address the territorial shortage. The Pol...
	6.1.2 Furthermore, according to the Long-Term Housing Strategy Annual Progress Report 2021, the total housing supply target for the next 10-year period will be 430,000 units (in which the private housing supply target accounts for 30% of the total tar...
	6.1.3 With due consideration of this policy direction and the transforming residential neighbourhood, the Indicative Scheme, with the production of approximately 613 flats, will make optimal use of scarce land resources to provide timely support to th...

	6.2 Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing “GB” Sites of Beneficial Societal Uses
	1.1.1 The Government has been implementing a series of measures to increase land supply through a multi-pronged approach so as to meet the housing land demand, which one of the measures is to identify suitable “GB” sites for conversion to residential ...
	1.1.2 Applying the same policy intentions and site-selection criteria, the Application Site falls within the fringe of a “GB” zone between the existing YKTWTW and Tuen Mun Road. Furthermore, there are existing man-made structure within the Application...

	6.3 Responding to the Changing Planning Context of Housing Texts in Yau Kom Tau, Tsuen Wan
	6.3.1 The initiative to rezone potential “GB” for private residential use, as discussed in Section 6.2, are not without precedent in YKT area, Tsuen Wan. Close to the Application Site, there were two similar rezoning proposals processed by the Governm...
	6.3.2 Comparing the conditions of the Application Site with the two “GB” sites rezoning items mentioned above, all three sites are located within the same OZP in the same residential neighbourhood. The vegetation found in all three sites are also foun...
	6.3.3 The anticipated increase in residential density in YKT with improved infrastructure capacity and appreciable policy application around western Tsuen Wan Town Centre have both demonstrated the opportunities for the Application Site to realise its...

	6.4 Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities for Intergeneration Living and Improving Quality of Life of the Neighbourhood
	6.4.1 The Proposed Amendment will improve the quality of life for the future residents and the surrounding community. The need for community facilities in the area has been thoughtfully considered during the design of the Indicative Scheme. With refer...
	6.4.2 The proposed RCHE cum DCU and the HCS for Frail Elderly Persons will be located to the western portion of the Application Site and will be easily accessible from at-grade pick-up/drop-off laybys for the convenience of users and visitors. Landsca...

	6.5 Encouraging Private Sector Initiatives on the Provision of Social Welfare Facilities
	6.5.1 In Hong Kong, by 2039, about one-third of the total population will be aged 65 or above22F . The ageing population would foreseeably intensify the local demand of elderly services and pose a great challenge to the social welfare system. In light...
	6.5.2 In addressing the heightening territorial needs for residential care services, aside from measures in public sector such as to increase supply of subsidised RCHEs and the proposal to reserve 5% of total GFA for welfare uses in future public hous...

	6.6 Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre
	6.6.1 The Application Site is situated in the fringe of built-up area mainly characterised by the predominant medium to high-rise residential uses with scattered low-rise GIC developments and vegetative space in the western Tsuen Wan Town Centre. To t...
	6.6.2 The south of the Application Site across Tuen Mun Road are residential clusters with mainly medium-rise residential development with maximum permitted BH of 140mPD. Since the Application Site is located to the north of Tuen Mun Road and sitting ...
	6.6.3 To further minimise any potential visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be art...
	6.6.4 In view of the above, the Proposed Amendment will not only be compatible with its surroundings in terms of land use, development scale and intensity, but also respond well to the existing topography. As demonstrated in the VIA, it is also confir...

	6.7 Fully Complying with Sustainable Building Design Guideline and Green Building Design
	6.7.1 To achieve a quality and sustainable built environment, due considerations have been made to the relevant provisions of PNAP APP-152 Sustainable Building Design Guidelines (SBDG) in formulating the Indicative Scheme. The considerations of the th...
	Building Separation
	6.7.2 The Application Site is with a site area less than 20,000m2. Only a small portion of the Indicative Scheme where residential block 1 and block 2 is located has a projected façade length slightly higher than 60m. To satisfy the requirements for B...
	Building Setback
	6.7.3 Under the Indicative Scheme, no part of the Indicative Scheme up to a level of 15m above the street level is within 7.5m from the centreline of the proposed new access road. The building setback requirement is duly complied.
	Site Coverage of Greenery
	6.7.4 According to the SBDG, the Application Site, with a site area of about 6,419m2, is required to reach minimum site coverage of greenery of 10% in primary zones and 20% in overall development respectively. Such requirements on site coverage of gre...
	6.7.5 To promote energy efficiency and ensure compatibility with the natural setting around the Application Site, green building design elements including terrace podium design and green roofs have been taken into account in formulating the Indicative...
	Terrace Podium Design

	6.7.6 The podium design of the RCHE block has fully respected the natural terrain and landscape of the Application Site. To the western side of the podium, the building mass of G/F, 1/F and 2/F retracts from the natural slope. The design is intended t...
	Green Roofs

	6.7.7 As discussed earlier, the RCHE block has adopted a terracing podium design. Not only does it create open spaces for the enjoyment of the RCHE users, but it also creates a green roof that proactively respond to the surrounding vegetated landscape...
	6.7.8 The aforementioned design merits will bring about more pleasant living environment for the future residents, and also better visuals and social benefits amidst the residential.

	6.8 Resulting in No Deficit in Existing and Planned “G/IC” Provision with Increased Population
	6.8.1 The Proposed Amendment will unlikely overstain the existing and planned “G/IC” facilities provision in Tsuen Wan. According to the TPB Paper No. 10775, “the overall provision of GIC facilities is generally sufficient to serve the population in T...
	6.8.2 Despite the shortfalls in community care services facilities and child care centres24F , PlanD stated in the 665th Meeting of the Metro Town Planning Committee (held on 5 Feb 2021) that relevant facilities have been incorporated into the propose...
	6.8.3 The additional population of about 1,816 brought by the Proposed Amendment is not expected to cause adverse impact to these types of G/IC facilities that are already in shortage, given that when compared with the aggregate total population added...

	6.9 The Proposed Amendment is Technically Feasible and Results in No Adverse Impacts to the Surrounding Area
	6.9.1 Various technical assessments on different aspects, namely traffic, environmental, visual, air ventilation, landscape and tree preservation, drainage, sewerage, and geotechnical, have been conducted and included in Appendices B to I, and Appendi...

	6.10 Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone
	6.10.1 The Application Site is moderate in scale with a site area of only about 6,419m2. It is also situated in the fringe of built-up area in YKT in the western Tsuen Wan Town Centre. It is also located in the fringe of “GB” zone at a location which ...
	6.10.2 In addition, the Indicative Scheme will fully respect the natural setting and provide ample greenery and open space, with continuous green buffer along the Application Site’s edge. It will also fully comply with SBDG and incorporate a number of...
	6.10.3 Relevant technical assessments as mentioned in Section 6.9 also confirmed that the Indicative Scheme will neither be subject to, nor cause adverse impacts to the surrounding environment, air ventilation, sewerage, drainage, water supplies, nor ...

	6.11 Will Not Set an Undesirable Precedent
	6.11.1 The Proposed Amendment is in line with the Government’s initiative to increase housing land supply by reviewing “GB” sites as discussed earlier in Section 6.2. Furthermore, the proposed use and development intensity is compatible with the surro...
	6.11.2 The Proposed Amendment is a timely response to the Government’s policy direction on identifying and optimising the development potential of suitable “GB” areas as a short to medium long-term measure to deliver much needed housing supply to addr...
	6.11.3 With the Proposed Amendment, the Applicant has proposed social welfare facility in the form of a 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons to serve the social needs of an enlarging community in Yau Kom Tau. It would also...
	6.11.4 As such, it can be concluded that the Proposed Amendment would serve a desirable precedent for mobilising suitable “GB” areas with underutilised private land to optimise their development potential and contribute to providing much needed housin...


	7 Conclusion
	7.1.1 This S12A Application is proposed for an amendment to the Approved Tsuen Wan OZP No. S/TM/35 by rezoning the Application Site from “GB” and “G/IC” to “R(B)9” to facilitate the implementation of a medium-density residential development with socia...
	7.1.2 This Supporting Planning Statement has demonstrated the technical feasibility and strong planning grounds to justify the rezoning proposal at the Application Site for the provision of more than 600 housing units, while also providing merits to s...
	7.1.3 Taking into account the merits and justifications presented in this Supporting Planning Statement, we sincerely seek the favourable consideration from the TPB to support this S12A Planning Application.
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	Executive Summary
	This Supporting Planning Statement is submitted in support of the Proposed Amendment to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) under Section 12A of the Town Planning Ordinance (Cap. 131), in respect of the rezoning from “Gr...
	The Government has endeavoured efforts to increase territorial housing supply, with private initiative seen as an important support alongside with public housing development. In line with the Government’s on-going initiatives to optimise the usage of ...
	An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. Under the Indicative Scheme, three residential towers will provide a total of 613 units, together with a 100-place RCHE cum 30-place DCU and HCS for Fra...
	The Proposed Amendment could achieve the following planning merits:
	• Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need;
	• Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing Suitable “GB” Sites of Beneficial Societal uses;
	• Responding to the Changing Planning Context of Housing Sites in Yau Kom Tau, Tsuen Wan;
	• Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities to Promote Intergeneration Living and Improving Quality of Life of the Neighbourhood;
	• Encouraging Private Sector Initiatives on Provision of Social Welfare Facilities;
	• Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre;
	• Fully Complying with Sustainable Building Design Guideline and Green Building Design;
	• No Deficit in Existing and Planned “G/IC” Provision with Increased Population;
	• Resulting in No Adverse Impacts to the Surrounding Area;
	• Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone; and
	• Will Not Set an Undesirable Precedent.
	The Applicant has demonstrated their genuine intention and commitment to taking forward the Indicative Scheme at the Application Site. In light of the planning merits and justifications put forward in the Supporting Planning Statement, we sincerely se...

	行政摘要
	政府一直致力提高全港房屋供應，除公營房屋發展外私人發展項目亦是重要的供應來源。申請人制定了一個指示性方案以展示擬議修訂的可行性，亦希望透過擬議修訂使申請地點的土地資源被善用。此舉同時能配合政府改劃已檢視的「綠化地帶」作住宅用途的最新倡議。是項改劃申請把用地最高建築物高度限制定為主水平基準上180米、最高住用總樓面面積為25,676平方米及非住用總樓面面積為不少於3,021.5平方米，以地盤平整水平為約主水平基準上90米，較用地前方屯門公路較高。申請地點位置鄰近兩個同樣位於荃灣分區計劃大綱圖範圍內已...
	擬議修訂已準備一個指示性設計方案來證明其可行性。指示性方案建議的三棟住宅大廈將為油柑頭社區帶來613個住宅單位，另包括安老院舍（100個服務名額）及長者日間護理單位（３0個服務名額）及體弱長者家居照顧服務中心，預計總人口約1,816 人。此方案不但能提高私人房屋供應，亦有助推動年齡友善的概念，以應對香港人口老齡化問題。
	擬議修訂將帶來以下規劃增益：
	• 配合政府施政報告的房屋政策和滿足本港的房屋需求；
	• 與政府通過檢視「綠化地帶」以增加房屋供應的倡議相一致；
	• 配合荃灣油柑頭一帶的對房屋發展的規劃條件變化；
	• 應對社區對長者設施的殷切需要，鼓勵跨世代共融生活及改善生活質素；
	• 為在私人發展項目提供社福設施創立良好先例；
	• 符合當地規劃環境並與鄰近荃灣市中心的周邊社區兼容；
	• 完全符合可持續建築設計指引和綠色建築設計；
	• 在增加人口的同時下不會造成現有或已規劃的政府、機構或社區設施短缺；
	• 不會為周邊環境帶來負面影響；
	• 不會影響「綠化地帶」的整體質量及完整性；及
	• 不會構成不良先例。
	申請人對推進此項目持有誠懇和積極的態度。基於本規劃綱領所闡述的規劃增益及理據，我們懇請城市規劃委員會支持是次規劃申請。

	1 Introduction
	1.1.1 This Supporting Planning Statement is submitted to the Town Planning Board (“TPB”) in support of the Planning Application under Section 12A of the Town Planning Ordinance (Cap. 131) for the Amendment of Plan for Proposed Residential Development ...
	1.1.2 The Applicant proposes amendments to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) by rezoning the Application Site from “Green Belt” (“GB”) and “Government, Institution or Community” (“G/IC”) to a tailor-made “Residential (...
	1.1.3 An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. The Proposed Amendment will facilitate a medium-rise residential development with much-needed housing supply and quality living environment with s...
	1.1.4 As reaffirmed in the Chief Executive’s 2014 Policy Address, the Government would continue to review various land uses (including “GB” sites) and rezone suitable sites to meet the pressing need for housing land supply. Recently, the Government pr...
	1.1.5 In response to the changing planning circumstances, the Proposed Amendment at the Application Site will also complement Government’s effort in optimising the development potential of “GB” sites in the Yau Kom Tau area that are of relatively less...
	1.1.6 The Indicative Scheme has adopted a context-responsive building arrangement and BH profile that are compatible with the neighbourhood. Technical assessments conducted also confirmed the Proposed Amendment will not generate, nor be suspectable to...
	1.1.7 This Supporting Planning Statement contains the sections below that are necessary to support this Planning Application to demonstrate its feasibility and suitability:
	• Section 2 describes the context of the Application Site and its surrounding areas;
	• Section 3 explains the planning context of the Application Site;
	• Section 4 presents the Indicative Scheme at the Application Site;
	• Section 5 summarises the amendment proposal to be incorporated into the Plan and Notes of the OZP;
	• Section 6 highlights the planning justifications and planning merits in support of the rezoning request; and
	• Section 7 concludes the highlights and justifications of this Supporting Planning Statement.
	1.1.8 We sincerely seek for favourable consideration from the TPB to grant approval to this well justified S12A Application.

	2 Site Context
	2.1 Location
	2.1.1 With an area of about 6,419m2, the Application Site situates at YKT in the western fringe of Tsuen Wan Town Centre. The Application Site is bounded by the Yau Kom Tau Fresh Water Service Reservoir and Water Treatment Works (YKTFWSR&WTW) at its n...
	2.1.2 Please refer to Figure 2.1 for the location of the Application Site.

	2.2 Land Status
	2.2.1 The Application Site’s area is about 6,419m2. The site area comprises of about 5,934m2 (about 92% of the Application Site) of private land held under Lots 164 RP, 175 and 232 RP in DD 354, and about 485m2 (about 8% of the Application Site) of ad...
	2.2.2 Please refer to Figure 2.2 for the land status of the Application Site.

	2.3 Existing Use
	2.3.1 The Application Site’s site level ranges from about 79mPD at the eastern boundary to 95 mPD at the western boundary above Tuen Mun Road. Based on the site’s topography, the terrain of a large portion of the site from the eastern boundary to the ...
	2.3.2 The Application Site is covered with overgrown vegetation with trees and shrubs. There are two existing streams flowing from north to south within the Application Site to the west and east of Lot 164 RP respectively. There is also a drainage cha...
	2.3.3 There is no road access to the Application Site, as such it is currently inaccessible by vehicles. A small footpath leads to the south-eastern edge of the site from access road of the adjacent YKTWTW to the east and another footpath leads to the...
	2.3.4 Please refer to Figure 2.3 for the existing condition of the Application Site.

	2.4 Surrounding Uses
	2.4.1 The Application Site is situated near a neighbourhood mainly characterised by the predominant medium to high-rise residential uses, with scattered low-rise GIC developments and vegetative space, in the western Tsuen Wan Town Centre, To the south...
	2.4.2 To the immediate south is the Tuen Mun Road which forms part of the New Territories Circular Road. Further south is an area mainly zoned “GB”, “R(B)” and “Residential (Group C)” (“R(C)”) within the same OZP, comprising of low to medium-rise resi...
	2.4.3 To the immediate east, it is the YKTFWSR&WTW which is zoned “Government, Institution or Community” (“G/IC”) within the same OZP. Further east to the north of Tuen Mun Road (northeast of the Application Site) are the Yau Kom Tau Village zoned as ...
	2.4.4 Across Tuen Mun Road to the southeast of the Application Site are mainly the existing medium to high-rise residential settlements which are comparatively in larger scale, including Bayview Garden, Belvedere Garden, Greenview Court, Greenview Ter...
	2.4.5 To the immediate north, it is the YKTFWSR&WTW which is zoned “G/IC”. To the further north, it is the hills of Shek Lung Kung with a height of about 470mPD at its tallest point. It forms part of the Tai Lam Country Park and is not covered by any ...
	2.4.6 To the immediate west, it is the “GB” zone within the same OZP. To the further west and southwest, there are the “GB” areas under the Tsuen Wan West Outline Zoning Plan No. S/TWW/19 and the hillside woodlands of Tai Lam Country Park.
	2.4.7 Please also refer to Figure 2.4c for the surrounding context of the Application Site.

	2.5 Accessibility
	2.5.1 There is no existing road access to the Application Site. Vehicular and pedestrian access to the Application Site can be made via a proposed access road connecting through an existing access road outside YKTWTW to Po Fung Road (with a short sect...
	2.5.2 The existing access road outside YKTWTW and part of Po Fung Road are under Water Supplies Department (WSD)’s management. A section of Po Fung Road closer to Castle Peak Road is under management by Highways Department (HyD). The existing access r...
	2.5.3 To cater for the anticipated increase in traffic flow and pedestrian movement arising from various developments at Po Fung Road and also to facilitate the rezoning of Sites A & B mentioned in Paragraph 2.4.3, there is plan for the Government to ...


	3 Planning Context
	3.1 Land Use Zoning
	3.1.1 A majority portion (6,041m2, or about 94% of the total Application Site area)  of the Application Site is current zoned “GB” on the Approved Tsuen Wan OZP no. S/TW/35 approved by the CE in C on 8th February 2022. The planning intention or the “G...
	3.1.2 Please refer to Figures 3.1a and 3.1b respectively for the extracted Notes and Explanatory Statement (“ES”) of the “GB” zone under the OZP.
	3.1.3 A minor portion of the Application Site (about 378m2, about 6% of the total Application Site Area) is currently zoned “G/IC” on the Approved Tsuen Wan OZP no. S/TW/35. As the portion zoned “G/IC” falls within the premise of private lot no. 232 R...

	3.2 Responding to Territorial Housing Land Shortage
	3.2.1 The 2020 Policy Address identified that the crux of the housing problem lies in the shortage of land for housing development, and urged that the public sector and private developers need to work together and support Government’s various land cre...
	3.2.2 Also, according to the 2021 Policy Address, the Government is determined to sustain land supply for both public and private housing to meet the keen housing demands of Hong Kong. The Government is committed towards a government-led and multi-pro...
	3.2.3 Considering that the Application Site is situated in close proximity to existing residential neighbourhood and located in close proximity to existing infrastructure of the Tsuen Wan New Town, as well as the two sites recently rezoned from the “G...

	3.3 Policy Initiatives for Rezoning of “Greenbelt” Zone for Housing Sites
	3.3.1 Advocated since the 2013 and 2014 Policy Addresses, the Government would adopt a multi-pronged strategy to meet the pressing need for housing land supply, including carrying out various land use reviews on an on-going basis, such as reviews on G...
	3.3.2 Earlier rounds of “Green Belt” review conducted by the Government had focused on Government land and sites with lower gradient and nearer to built-up areas, where they accounted for about 30% of the 210 sites identified for rezoning for resident...
	3.3.3 Taking the policy initiatives into account, “GB” sites that fulfil several main criteria, namely, lower gradient, located at the fringe of existing built-up areas, in close proximity to existing roads, possessing relatively less buffering effect...

	3.4 Housing Sites for High-density Residential Developments in Tsuen Wan
	3.4.1 As mentioned in Paragraph 3.3.2, by 2017, the Government has identified 210 sites for rezoning after engaging in a land use review across the territory. Out of these 210 potential housing sites, 13 (about 6% of the total) of them are in Tsuen Wa...

	3.5 Changing Planning Circumstances in the Immediate Surrounding
	3.5.1 Within the same OZP and in close proximity to the Application Site, there are two sites (Site A and Site B) recently identified by the Government during review on “GB” sites for conversion to residential use. The two proposed amendment item, to ...
	3.5.2 Also, as mentioned in Paragraph 2.5.3, Po Fung Road will be widened and improved to facilitate future development at these two housing sites in YKT. Improvement works include widening of the carriageway and footpath (widen Po Fung Road to a stan...
	3.5.3 Upon completion of the OZP amendment process, in February 2022, the Government announced its 2022-23 Land Sale Programme which includes the two aforementioned residential sites in Tsuen Wan to be put up for sale13F .

	3.6 Policy Initiatives to Promote Active Ageing/ Provision of Elderly Facilities in Residential Developments
	3.6.1 Apart from the shortage of land supply in Hong Kong, ageing population is another issue that our society has to look for solutions to address the challenges it leads to. There is a continuous increase in the elderly population in the world and H...
	3.6.2 In view of the situation, in the 2021 Policy Address, the Government committed to adopt a multi-pronged approach to boost the short, medium and long-term supply of residential care services as its demand has exceeded the supply due to an ageing ...
	3.6.3 To encourage participation by more private enterprises in providing quality RCHE services, the Government has put in place since 2003 the Scheme to Encourage Provision of RCHE Premises in New Private Developments16F . As stated in the Policy Add...
	3.6.4 On a district basis, the overall provision of GIC facilities is considered generally sufficient to serve the population in Tsuen Wan as of Oct 202118F . However, PlanD’s latest view on a similar application (No. A/TW/526 approved on 10 Dec 2021)...


	4 The Indicative Scheme – Proposed Residential Development and Social Welfare Facilities
	4.1 General Planning and Design Principles
	4.1.1 Having regarded the overall planning context from a territorial and local scale as discussed in Section 3, the society is in severe need for land for new housing supply. Meanwhile, the Government is actively reviewing suitable “GB” areas to opti...
	4.1.2 Taken into consideration of the Application Site’s locality and surrounding, which surrounded by existing built-up areas on three sides, i.e., the YKTFWSR, YKTWTW and Tuen Mun Road. The Application Site is also located close to various existing ...
	4.1.3 With consideration of the existing condition, together with the changes in territorial planning context and the recent OZP amendment in the adjacent sites, the Applicant recognises the opportunity of the Application Site, which is solely owned b...
	4.1.4 To demonstrate the feasibility and merits of the Proposed Amendment, an Indicative Scheme has been prepared. The overarching planning and design principle of the Indicative Scheme is to respect the residential setting in the neighbourhood while ...
	4.1.5 The key planning and design principles are discussed as follows:
	4.1.6 To Utilise Precious Residential Land Resources Without Compromising on the Quality of Landscape and Environment – The Application Site is located in the fringe of “GB” zone amid built-up area to the west of Tsuen Wan Town Centre. Under the curre...
	4.1.7 To Contribute More Than 500 Units to the Housing Market by Private Initiative – The Proposed Amendment is intended to optimise the development potential at the Application Site which is situated in a residential neighbourhood with scattered gove...
	4.1.8 To Increase the Supply of G/IC facilities of the Community and to Promote Intergeneration Living with Residential Development – The Indicative Scheme will provide social welfare facilities, i.e., a 100-place RCHE cum 30-place DCU, and a HCS for ...
	4.1.9 Responding to the Site’s Condition with Compatible Design – The scale and the design of the Indicative Scheme will strike a balance between the urban-rural setting and the transforming residential neighbourhood. Besides, to respond with the slop...
	4.1.10 Considering that the Application Site is in an elongated shape, the building bulk of the towers and podium are sensitively designed with voids and building separation to capture valuable landscape scenery and allowing visual permeability to the...
	4.1.11 Quality and Sensitive Building and Landscape Design – Due to the proximity to Tuen Mun Road, the residential towers will maintain a minimum buffer distance of 20m from Tuen Mun Road to minimise nuisances to the living quality of future resident...

	4.2 Building Design of the Indicative Scheme
	4.2.1 Based on planning and design principles presented above, the Applicant has prepared an Indicative Layout Plans for the Indicative Scheme at the Application Site (Appendix A refers).
	Building Layout of the Indicative Scheme
	4.2.2 The Indicative Scheme is comprised of 3 residential blocks, with 1 of the 3 blocks sitting on a 3-storey podium building for proposed RCHE cum DCU and HCS for Frail Elderly Persons facilities, on top of 1 level of basement for ancillary car park...
	4.2.3 Block 3 is located on top of the 3-storey podium at the western portion of the Application Site. The podium will accommodate RCHE cum DCU and HCS for Frail Elderly Persons facilities to foster the inter-generation concept. A terraced garden is d...
	4.2.4 Please refer to Appendix A for the layout drawings of the Indicative Scheme.
	Sensitive Building Design and Disposition
	4.2.5 As a proactive response to the Application Site’s surrounding, the Indicative Scheme has demonstrated a number of green building features. A stepped garden roof extending from the ground is created at the RCHE Block to enhance circulation and to...
	4.2.6 To respect the existing terrain of the Application Site, an optimal site level of 90mPD is adopted. To the west end of the Application Site, there is a relatively steeper section of sloping terrain. To respective the existing topography and natu...
	4.2.7 Responding to the sloping topography (with a site level of about 90mPD) and the scenic ridgeline backdrop to the north of the Application Site, the bulkiness of the building has been minimised by provision of voids and large building separation ...
	4.2.8 To further minimise visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be articulated to ad...
	4.2.9 To cope with the noise impact from Tuen Mun Road, the building orientation and building setback from Tuen Mun Road has been optimised to mitigate as much possible noise nuisance as possible. Furthermore, appropriate mitigation measures such as a...
	Consideration on Location of Social Welfare Facilities
	4.2.10 According to the Code of Practice for Residential Care Homes (Elderly Persons) published by the Social Welfare Department, no part of the proposed RCHE and DCUs facilities are situated at a height more than 24m above the proposed ground level (...
	4.2.11 The RCHE entrance lobby, 30-place DCU and the HCS for Frail Elderly Persons are arranged on G/F to provide better circulation is located in close proximity to the G/F pick-up / drop-off space for the conveniences of users and visitors. The entr...
	4.2.12 As per HKPSG Ch.3 and comment from the Social Welfare Department (SWD), the proposed 100-place RCHE and 30-place DCU would have a NOFA of 1,354m2 and 90m2 respectively (1,444m2 in total). A GFA of about 2,718.5m2 (equivalent to a GFA:NOFA ratio...
	Environmental Considerations on Building Design
	4.2.13 A number of building design considerations and noise mitigation measures have been proposed and incorporated in the Indicative Scheme to minimise potential environmental nuisances to the future residents and users, these include:
	Building Setback
	4.2.14 The Application Site is elongated and narrow in shape, and is bounded between Tuen Mun Road to the south and the service reservoirs of Yau Kom Tau Water Treatment Works to the north. In order to avoid adverse vehicular emission impact and minim...
	Building Orientation
	4.2.15 Under the Building (Planning) Regulations (Cap. 123F), the prescribed window requirement for habitable space of residential units needs to be satisfied (i.e., facing street or open space generally). Therefore, some windows will inevitably face ...
	Internal Layout Design
	4.2.16 In order to minimise road traffic noise impact due to Tuen Mun Road, internal layout of some residential units, RCHE rooms, rooms in the DCU and HCS for Frail Elderly Persons allows the openable windows for ventilation facing away from Tuen Mun...
	Acoustic Window (Baffle Type) / Enhanced Acoustic Balcony (Baffle Type)
	4.2.17 Further to the adoption of the building design consideration mentioned above, acoustic window (baffle type) and enhanced acoustic balcony (baffle type) have been proposed to mitigate the residue road traffic noise exceedances
	4.2.18 The detailed mitigation measures are outlined in Appendix D.

	4.3 Key Development Parameters of the Indicative Scheme
	4.3.1 The key development parameters of the Indicative Scheme are summarised in Table 4.3 below.
	Remarks:
	[1] The GFA for the 100-place RCHE cum 30-place DCU and the HCS for Frail Elderly Persons are calculated based on the respective NOFA requirements of 1,354m2 for 100-place RCHE and 90m2 for 30-place DCUs attached to RCHE (based on proposed GFA of 2718...
	[2] Composite tower with 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons.
	[3] A Person Per Occupied Flat (PPOF) of 2.8 is assumed based on the average domestic household size of Tsuen Wan District in the 2021 Census result.21F
	[4] The proposed 100-place RCHE cum 30-place DCU is proposed to be operated on a private / self-financing mode; The proposed HCS for Frail Elderly Persons is proposed to be assigned to the Financial Secretary Incorporated (FSI) upon demand as a Govern...

	4.4 Landscape Design Framework
	4.4.1 The primary objectives for the landscape design of the Indication Scheme are:
	 To integrate the Indicative Scheme from a landscape and visual perspective with the existing and planned landscape context;
	 To use landscape measures to soften the form of the proposed buildings;
	 To provide visual integration, screening and softening effects of the built-form;
	 To provide a high-quality living environment and open spaces for future residents and visitors;
	 To utilize a variety of tree species to alleviate visual impact to the surroundings, delineate the landscape character of the area and emphasize the individuality afforded by the environmental qualities of the Site;
	 To maximize opportunities for the planting of new trees, shrubs and other vegetation mix; and
	 To provide compensation for the proposed felling of trees required to accommodate the Indicative Scheme.
	4.4.2 With the above objectives and the aim to provide quality medium-rise residential development, a Landscape Master Plan (“LMP”) has been prepared for the Indicative Scheme (Appendix J) with key features highlighted as below.
	Landscape Design
	4.4.3 To facilitate residents and visitors’ movements, landscaping features such as outdoor swimming pools, activity lawn, outdoor play area, water feature, landscape gardens, yoga deck and fitness station are proposed for better leisure and relaxatio...
	4.4.4 In order to minimise the visual impact of the Indicative Scheme, a combination of one to two rows of evergreen trees with various height of shrubs are proposed along the site boundary, especially in the area at the north of the Indicative Scheme...
	4.4.5 Through appropriate landscape treatments and visual integration, a quality and sustainable environment could be created at the Application Site. With a friendly and green environment with various spaces for social activities, the landscape desig...
	Greenery Provision
	4.4.6 To enhance visual linkage with the green surroundings, a greenery provision of about 18% (about 1,173m2) coverage of greenery located in the primary zone and about 27% (about 1,722m2) overall coverage of greenery, which are more than the 10% and...
	Tree Preservation and Removal
	4.4.7 A total of 650 nos. of existing trees have been identified within the assessment boundary for tree preservation. 7 trees are proposed to be retained while 720 nos. of compensatory trees will be provided in the Indicative Scheme. For detailed inf...

	4.5 Traffic and Transport Arrangement
	Proposed Construction of Road Connection for Application Site
	4.5.1 In order to provide vehicular and pedestrian access to the Application Site, the existing access road outside Yau Kom Tau Water Treatment Works is proposed to be widened. A new standard 2-lane 2-way carriageway with footpath is proposed from out...
	4.5.2 Please refer to Appendix B for the layout of the proposed road connection.
	Road/ Junction Improvement Measures by Others
	4.5.3 In order to connect the proposed access road to the Application Site to the wider road network of Tsuen Wan, vehicular and pedestrian access will travel via a widened and improved Po Fung Road towards Castle Peak Road and Hoi On Road. As discuss...
	4.5.4 The existing Tuen Mun Road underpass section at Po Fung Road does not meet the standard width of a single 2-lane carriageway as stipulated in TPDM. Carriageway widening of the underpass is constrained by the existing large diameter of watermains...
	4.5.5 A new 5-phases signalized junction with pedestrian crossing will be proposed at Po Fung Road with Yau Kom Tau Village / Yau Kom Tau Treatment Works to be implemented by the Government.
	Internal Transport Facilities
	Residential Development
	4.5.6 The proposed internal transport facilities provisions are in accordance with the latest Hong Kong Planning Standards and Guidelines (HKPSG).
	 Car Parking Space Provision: A provision of 141 nos. car parking spaces (including 2 nos. accessible car parking spaces and 15 nos. visitor parking spaces) will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Motorcycle Parking Space Provision: A provision of 7 nos. motorcycle parking spaces will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Goods Vehicle Loading/Unloading Bay Provision: A total of 3 nos. HGV loading/unloading bays will be provided on ground floor.
	 Pick-up / Drop off Space for Residential Shuttle Bus: 1 pick-up / drop-off space will be provided on ground floor outside Block 1 and Block 2 for residential shuttle service.
	RCHE with DCU
	4.5.7 There are no specific guidelines in accordance with HKPSG for RCHE with DCU. Therefore, the required internal transport facilities provision is made reference to similar types of developments, an approved RCHE Development at Hung Shui Kiu (A/YL-...
	 Car Parking Space Provision: A total of 3 nos. car parking spaces (including 1 no. accessible car parking space) will be provided in basement parking floor, which will be accessed via car-ramp system.
	 Light Bus Parking Space Provision: A total of 1 no. Light Bus Parking Space will be provided on ground floor.
	 Shared Loading / Unloading Area for Private Light Bus and Ambulance / Other Vehicles of the Development: A total of 1 no. shared loading / unloading area will be provided on ground floor near the entrance of the HCS for Frail Elderly Persons.
	HCS for Frail Elderly Persons
	4.5.8 There are no specific guidelines in accordance with HKPSG for the HCS for Frail Elderly Persons. Therefore, the required internal transport facilities provision is made according to the liaison with Social Welfare Department.
	Overall Traffic and Transport Arrangement
	4.5.9 Please refer to Appendix B for the details on the traffic and transport arrangement for the Indicative Scheme in the Traffic Impact Assessment

	4.6 Proposed Development Programme
	4.6.1 With consideration to the time required for amendment of plan, land exchange / lease modification, site formation and construction of the proposed access road and residential development, it is anticipated that the development would be completed...


	5 Amendment Proposal
	5.1 Considerations for an Appropriate Zoning
	5.1.1 In light of the changing planning circumstances for increasing the overall housing supply in Tsuen Wan and in Hong Kong, as well as for synergising with the planned and existing residential clusters around YKT and Tsuen Wan Town Centre, an appro...

	5.2 Clear Planning Intention
	5.2.1 The proposed zoning should carry a clear planning intention and development direction for the type of uses and development intensity on the Application Site. In the case of this particular planning application, the zoning should provide flexibil...

	5.3 Appropriate Zoning Control
	5.3.1 The proposed zoning should have appropriate zoning control over the proposed use, scale and intensity by designating restrictions on the GFA and BH to guide the direction of the development towards the intended planning intention and to achieve ...

	5.4 Appropriate Zoning Flexibility
	5.4.1 Some kind of flexibility has to be allowed in the zoning so as to allow flexibility in creative and innovative design and proposals, which can tie in more closely to the fluid social and community aspirations, and market demands at the transform...

	5.5 The Proposed Amendments
	5.5.1 In light of the discussions in the earlier Sections, this Planning Application proposes amendments to the Plan and Notes of the OZP by rezoning the Application Site from “GB” and “G/IC” to a tailor-made “R(B)9” with a development intensity makin...
	5.5.2 To realise the Indicative Scheme for the proposed medium-dense residential development and social welfare facilities (RCHE with DCUs) as illustrated in Section 4, a tailor-made “R(B)9” sub-zone with a maximum GFA of 25,676m2 for domestic purpose...
	5.5.3 The Proposed Amendment will provide incentive for a timely implementation of private residential units and social welfare facilities at a convenient location near existing urban areas, while contributing wider social benefits for Tsuen Wan and m...
	5.5.4 In addition, in the ES of the OZP, it is proposed to specify that the “R(B)9” zone is intended to provide a 100-place RCHE cum 30-place DCU and a HCS for Frail Elderly Persons, with a non-domestic GFA of not less than 3,021.5m2, and that in dete...
	5.5.5 The Proposed Amendment on the Plan is shown in Figure 5.1. The Proposed Amendments to the Notes and ES of the OZP are respectively illustrated in Figures 5.2 - 5.4.


	6 Planning Justification
	6.1 Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need
	6.1.1 The Proposed Amendment, which facilitates the proposed residential development and social welfare facilities, is in line with the Government’s ongoing policy to speed up the much-needed housing supply to address the territorial shortage. The Pol...
	6.1.2 Furthermore, according to the Long-Term Housing Strategy Annual Progress Report 2021, the total housing supply target for the next 10-year period will be 430,000 units (in which the private housing supply target accounts for 30% of the total tar...
	6.1.3 With due consideration of this policy direction and the transforming residential neighbourhood, the Indicative Scheme, with the production of approximately 613 flats, will make optimal use of scarce land resources to provide timely support to th...

	6.2 Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing “GB” Sites of Beneficial Societal Uses
	1.1.1 The Government has been implementing a series of measures to increase land supply through a multi-pronged approach so as to meet the housing land demand, which one of the measures is to identify suitable “GB” sites for conversion to residential ...
	1.1.2 Applying the same policy intentions and site-selection criteria, the Application Site falls within the fringe of a “GB” zone between the existing YKTWTW and Tuen Mun Road. Furthermore, there are existing man-made structure within the Application...

	6.3 Responding to the Changing Planning Context of Housing Texts in Yau Kom Tau, Tsuen Wan
	6.3.1 The initiative to rezone potential “GB” for private residential use, as discussed in Section 6.2, are not without precedent in YKT area, Tsuen Wan. Close to the Application Site, there were two similar rezoning proposals processed by the Governm...
	6.3.2 Comparing the conditions of the Application Site with the two “GB” sites rezoning items mentioned above, all three sites are located within the same OZP in the same residential neighbourhood. The vegetation found in all three sites are also foun...
	6.3.3 The anticipated increase in residential density in YKT with improved infrastructure capacity and appreciable policy application around western Tsuen Wan Town Centre have both demonstrated the opportunities for the Application Site to realise its...

	6.4 Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities for Intergeneration Living and Improving Quality of Life of the Neighbourhood
	6.4.1 The Proposed Amendment will improve the quality of life for the future residents and the surrounding community. The need for community facilities in the area has been thoughtfully considered during the design of the Indicative Scheme. With refer...
	6.4.2 The proposed RCHE cum DCU and the HCS for Frail Elderly Persons will be located to the western portion of the Application Site and will be easily accessible from at-grade pick-up/drop-off laybys for the convenience of users and visitors. Landsca...

	6.5 Encouraging Private Sector Initiatives on the Provision of Social Welfare Facilities
	6.5.1 In Hong Kong, by 2039, about one-third of the total population will be aged 65 or above22F . The ageing population would foreseeably intensify the local demand of elderly services and pose a great challenge to the social welfare system. In light...
	6.5.2 In addressing the heightening territorial needs for residential care services, aside from measures in public sector such as to increase supply of subsidised RCHEs and the proposal to reserve 5% of total GFA for welfare uses in future public hous...

	6.6 Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre
	6.6.1 The Application Site is situated in the fringe of built-up area mainly characterised by the predominant medium to high-rise residential uses with scattered low-rise GIC developments and vegetative space in the western Tsuen Wan Town Centre. To t...
	6.6.2 The south of the Application Site across Tuen Mun Road are residential clusters with mainly medium-rise residential development with maximum permitted BH of 140mPD. Since the Application Site is located to the north of Tuen Mun Road and sitting ...
	6.6.3 To further minimise any potential visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be art...
	6.6.4 In view of the above, the Proposed Amendment will not only be compatible with its surroundings in terms of land use, development scale and intensity, but also respond well to the existing topography. As demonstrated in the VIA, it is also confir...

	6.7 Fully Complying with Sustainable Building Design Guideline and Green Building Design
	6.7.1 To achieve a quality and sustainable built environment, due considerations have been made to the relevant provisions of PNAP APP-152 Sustainable Building Design Guidelines (SBDG) in formulating the Indicative Scheme. The considerations of the th...
	Building Separation
	6.7.2 The Application Site is with a site area less than 20,000m2. Only a small portion of the Indicative Scheme where residential block 1 and block 2 is located has a projected façade length slightly higher than 60m. To satisfy the requirements for B...
	Building Setback
	6.7.3 Under the Indicative Scheme, no part of the Indicative Scheme up to a level of 15m above the street level is within 7.5m from the centreline of the proposed new access road. The building setback requirement is duly complied.
	Site Coverage of Greenery
	6.7.4 According to the SBDG, the Application Site, with a site area of about 6,419m2, is required to reach minimum site coverage of greenery of 10% in primary zones and 20% in overall development respectively. Such requirements on site coverage of gre...
	6.7.5 To promote energy efficiency and ensure compatibility with the natural setting around the Application Site, green building design elements including terrace podium design and green roofs have been taken into account in formulating the Indicative...
	Terrace Podium Design

	6.7.6 The podium design of the RCHE block has fully respected the natural terrain and landscape of the Application Site. To the western side of the podium, the building mass of G/F, 1/F and 2/F retracts from the natural slope. The design is intended t...
	Green Roofs

	6.7.7 As discussed earlier, the RCHE block has adopted a terracing podium design. Not only does it create open spaces for the enjoyment of the RCHE users, but it also creates a green roof that proactively respond to the surrounding vegetated landscape...
	6.7.8 The aforementioned design merits will bring about more pleasant living environment for the future residents, and also better visuals and social benefits amidst the residential.

	6.8 Resulting in No Deficit in Existing and Planned “G/IC” Provision with Increased Population
	6.8.1 The Proposed Amendment will unlikely overstain the existing and planned “G/IC” facilities provision in Tsuen Wan. According to the TPB Paper No. 10775, “the overall provision of GIC facilities is generally sufficient to serve the population in T...
	6.8.2 Despite the shortfalls in community care services facilities and child care centres24F , PlanD stated in the 665th Meeting of the Metro Town Planning Committee (held on 5 Feb 2021) that relevant facilities have been incorporated into the propose...
	6.8.3 The additional population of about 1,816 brought by the Proposed Amendment is not expected to cause adverse impact to these types of G/IC facilities that are already in shortage, given that when compared with the aggregate total population added...

	6.9 The Proposed Amendment is Technically Feasible and Results in No Adverse Impacts to the Surrounding Area
	6.9.1 Various technical assessments on different aspects, namely traffic, environmental, visual, air ventilation, landscape and tree preservation, drainage, sewerage, and geotechnical, have been conducted and included in Appendices B to I, and Appendi...

	6.10 Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone
	6.10.1 The Application Site is moderate in scale with a site area of only about 6,419m2. It is also situated in the fringe of built-up area in YKT in the western Tsuen Wan Town Centre. It is also located in the fringe of “GB” zone at a location which ...
	6.10.2 In addition, the Indicative Scheme will fully respect the natural setting and provide ample greenery and open space, with continuous green buffer along the Application Site’s edge. It will also fully comply with SBDG and incorporate a number of...
	6.10.3 Relevant technical assessments as mentioned in Section 6.9 also confirmed that the Indicative Scheme will neither be subject to, nor cause adverse impacts to the surrounding environment, air ventilation, sewerage, drainage, water supplies, nor ...

	6.11 Will Not Set an Undesirable Precedent
	6.11.1 The Proposed Amendment is in line with the Government’s initiative to increase housing land supply by reviewing “GB” sites as discussed earlier in Section 6.2. Furthermore, the proposed use and development intensity is compatible with the surro...
	6.11.2 The Proposed Amendment is a timely response to the Government’s policy direction on identifying and optimising the development potential of suitable “GB” areas as a short to medium long-term measure to deliver much needed housing supply to addr...
	6.11.3 With the Proposed Amendment, the Applicant has proposed social welfare facility in the form of a 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons to serve the social needs of an enlarging community in Yau Kom Tau. It would also...
	6.11.4 As such, it can be concluded that the Proposed Amendment would serve a desirable precedent for mobilising suitable “GB” areas with underutilised private land to optimise their development potential and contribute to providing much needed housin...


	7 Conclusion
	7.1.1 This S12A Application is proposed for an amendment to the Approved Tsuen Wan OZP No. S/TM/35 by rezoning the Application Site from “GB” and “G/IC” to “R(B)9” to facilitate the implementation of a medium-density residential development with socia...
	7.1.2 This Supporting Planning Statement has demonstrated the technical feasibility and strong planning grounds to justify the rezoning proposal at the Application Site for the provision of more than 600 housing units, while also providing merits to s...
	7.1.3 Taking into account the merits and justifications presented in this Supporting Planning Statement, we sincerely seek the favourable consideration from the TPB to support this S12A Planning Application.
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	Executive Summary
	This Supporting Planning Statement is submitted in support of the Proposed Amendment to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) under Section 12A of the Town Planning Ordinance (Cap. 131), in respect of the rezoning from “Gr...
	The Government has endeavoured efforts to increase territorial housing supply, with private initiative seen as an important support alongside with public housing development. In line with the Government’s on-going initiatives to optimise the usage of ...
	An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. Under the Indicative Scheme, three residential towers will provide a total of 613 units, together with a 100-place RCHE cum 30-place DCU and HCS for Fra...
	The Proposed Amendment could achieve the following planning merits:
	• Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need;
	• Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing Suitable “GB” Sites of Beneficial Societal uses;
	• Responding to the Changing Planning Context of Housing Sites in Yau Kom Tau, Tsuen Wan;
	• Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities to Promote Intergeneration Living and Improving Quality of Life of the Neighbourhood;
	• Encouraging Private Sector Initiatives on Provision of Social Welfare Facilities;
	• Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre;
	• Fully Complying with Sustainable Building Design Guideline and Green Building Design;
	• No Deficit in Existing and Planned “G/IC” Provision with Increased Population;
	• Resulting in No Adverse Impacts to the Surrounding Area;
	• Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone; and
	• Will Not Set an Undesirable Precedent.
	The Applicant has demonstrated their genuine intention and commitment to taking forward the Indicative Scheme at the Application Site. In light of the planning merits and justifications put forward in the Supporting Planning Statement, we sincerely se...

	行政摘要
	政府一直致力提高全港房屋供應，除公營房屋發展外私人發展項目亦是重要的供應來源。申請人制定了一個指示性方案以展示擬議修訂的可行性，亦希望透過擬議修訂使申請地點的土地資源被善用。此舉同時能配合政府改劃已檢視的「綠化地帶」作住宅用途的最新倡議。是項改劃申請把用地最高建築物高度限制定為主水平基準上180米、最高住用總樓面面積為25,676平方米及非住用總樓面面積為不少於3,021.5平方米，以地盤平整水平為約主水平基準上90米，較用地前方屯門公路較高。申請地點位置鄰近兩個同樣位於荃灣分區計劃大綱圖範圍內已...
	擬議修訂已準備一個指示性設計方案來證明其可行性。指示性方案建議的三棟住宅大廈將為油柑頭社區帶來613個住宅單位，另包括安老院舍（100個服務名額）及長者日間護理單位（３0個服務名額）及體弱長者家居照顧服務中心，預計總人口約1,816 人。此方案不但能提高私人房屋供應，亦有助推動年齡友善的概念，以應對香港人口老齡化問題。
	擬議修訂將帶來以下規劃增益：
	• 配合政府施政報告的房屋政策和滿足本港的房屋需求；
	• 與政府通過檢視「綠化地帶」以增加房屋供應的倡議相一致；
	• 配合荃灣油柑頭一帶的對房屋發展的規劃條件變化；
	• 應對社區對長者設施的殷切需要，鼓勵跨世代共融生活及改善生活質素；
	• 為在私人發展項目提供社福設施創立良好先例；
	• 符合當地規劃環境並與鄰近荃灣市中心的周邊社區兼容；
	• 完全符合可持續建築設計指引和綠色建築設計；
	• 在增加人口的同時下不會造成現有或已規劃的政府、機構或社區設施短缺；
	• 不會為周邊環境帶來負面影響；
	• 不會影響「綠化地帶」的整體質量及完整性；及
	• 不會構成不良先例。
	申請人對推進此項目持有誠懇和積極的態度。基於本規劃綱領所闡述的規劃增益及理據，我們懇請城市規劃委員會支持是次規劃申請。

	1 Introduction
	1.1.1 This Supporting Planning Statement is submitted to the Town Planning Board (“TPB”) in support of the Planning Application under Section 12A of the Town Planning Ordinance (Cap. 131) for the Amendment of Plan for Proposed Residential Development ...
	1.1.2 The Applicant proposes amendments to the Approved Tsuen Wan Outline Zoning Plan No. S/TW/35 (“the OZP”) by rezoning the Application Site from “Green Belt” (“GB”) and “Government, Institution or Community” (“G/IC”) to a tailor-made “Residential (...
	1.1.3 An Indicative Scheme has been formulated to demonstrate the feasibility of the Proposed Amendment. The Proposed Amendment will facilitate a medium-rise residential development with much-needed housing supply and quality living environment with s...
	1.1.4 As reaffirmed in the Chief Executive’s 2014 Policy Address, the Government would continue to review various land uses (including “GB” sites) and rezone suitable sites to meet the pressing need for housing land supply. Recently, the Government pr...
	1.1.5 In response to the changing planning circumstances, the Proposed Amendment at the Application Site will also complement Government’s effort in optimising the development potential of “GB” sites in the Yau Kom Tau area that are of relatively less...
	1.1.6 The Indicative Scheme has adopted a context-responsive building arrangement and BH profile that are compatible with the neighbourhood. Technical assessments conducted also confirmed the Proposed Amendment will not generate, nor be suspectable to...
	1.1.7 This Supporting Planning Statement contains the sections below that are necessary to support this Planning Application to demonstrate its feasibility and suitability:
	• Section 2 describes the context of the Application Site and its surrounding areas;
	• Section 3 explains the planning context of the Application Site;
	• Section 4 presents the Indicative Scheme at the Application Site;
	• Section 5 summarises the amendment proposal to be incorporated into the Plan and Notes of the OZP;
	• Section 6 highlights the planning justifications and planning merits in support of the rezoning request; and
	• Section 7 concludes the highlights and justifications of this Supporting Planning Statement.
	1.1.8 We sincerely seek for favourable consideration from the TPB to grant approval to this well justified S12A Application.

	2 Site Context
	2.1 Location
	2.1.1 With an area of about 6,419m2, the Application Site situates at YKT in the western fringe of Tsuen Wan Town Centre. The Application Site is bounded by the Yau Kom Tau Fresh Water Service Reservoir and Water Treatment Works (YKTFWSR&WTW) at its n...
	2.1.2 Please refer to Figure 2.1 for the location of the Application Site.

	2.2 Land Status
	2.2.1 The Application Site’s area is about 6,419m2. The site area comprises of about 5,934m2 (about 92% of the Application Site) of private land held under Lots 164 RP, 175 and 232 RP in DD 354, and about 485m2 (about 8% of the Application Site) of ad...
	2.2.2 Please refer to Figure 2.2 for the land status of the Application Site.

	2.3 Existing Use
	2.3.1 The Application Site’s site level ranges from about 79mPD at the eastern boundary to 95 mPD at the western boundary above Tuen Mun Road. Based on the site’s topography, the terrain of a large portion of the site from the eastern boundary to the ...
	2.3.2 The Application Site is covered with overgrown vegetation with trees and shrubs. There are two existing streams flowing from north to south within the Application Site to the west and east of Lot 164 RP respectively. There is also a drainage cha...
	2.3.3 There is no road access to the Application Site, as such it is currently inaccessible by vehicles. A small footpath leads to the south-eastern edge of the site from access road of the adjacent YKTWTW to the east and another footpath leads to the...
	2.3.4 Please refer to Figure 2.3 for the existing condition of the Application Site.

	2.4 Surrounding Uses
	2.4.1 The Application Site is situated near a neighbourhood mainly characterised by the predominant medium to high-rise residential uses, with scattered low-rise GIC developments and vegetative space, in the western Tsuen Wan Town Centre, To the south...
	2.4.2 To the immediate south is the Tuen Mun Road which forms part of the New Territories Circular Road. Further south is an area mainly zoned “GB”, “R(B)” and “Residential (Group C)” (“R(C)”) within the same OZP, comprising of low to medium-rise resi...
	2.4.3 To the immediate east, it is the YKTFWSR&WTW which is zoned “Government, Institution or Community” (“G/IC”) within the same OZP. Further east to the north of Tuen Mun Road (northeast of the Application Site) are the Yau Kom Tau Village zoned as ...
	2.4.4 Across Tuen Mun Road to the southeast of the Application Site are mainly the existing medium to high-rise residential settlements which are comparatively in larger scale, including Bayview Garden, Belvedere Garden, Greenview Court, Greenview Ter...
	2.4.5 To the immediate north, it is the YKTFWSR&WTW which is zoned “G/IC”. To the further north, it is the hills of Shek Lung Kung with a height of about 470mPD at its tallest point. It forms part of the Tai Lam Country Park and is not covered by any ...
	2.4.6 To the immediate west, it is the “GB” zone within the same OZP. To the further west and southwest, there are the “GB” areas under the Tsuen Wan West Outline Zoning Plan No. S/TWW/19 and the hillside woodlands of Tai Lam Country Park.
	2.4.7 Please also refer to Figure 2.4c for the surrounding context of the Application Site.

	2.5 Accessibility
	2.5.1 There is no existing road access to the Application Site. Vehicular and pedestrian access to the Application Site can be made via a proposed access road connecting through an existing access road outside YKTWTW to Po Fung Road (with a short sect...
	2.5.2 The existing access road outside YKTWTW and part of Po Fung Road are under Water Supplies Department (WSD)’s management. A section of Po Fung Road closer to Castle Peak Road is under management by Highways Department (HyD). The existing access r...
	2.5.3 To cater for the anticipated increase in traffic flow and pedestrian movement arising from various developments at Po Fung Road and also to facilitate the rezoning of Sites A & B mentioned in Paragraph 2.4.3, there is plan for the Government to ...


	3 Planning Context
	3.1 Land Use Zoning
	3.1.1 A majority portion (6,041m2, or about 94% of the total Application Site area)  of the Application Site is current zoned “GB” on the Approved Tsuen Wan OZP no. S/TW/35 approved by the CE in C on 8th February 2022. The planning intention or the “G...
	3.1.2 Please refer to Figures 3.1a and 3.1b respectively for the extracted Notes and Explanatory Statement (“ES”) of the “GB” zone under the OZP.
	3.1.3 A minor portion of the Application Site (about 378m2, about 6% of the total Application Site Area) is currently zoned “G/IC” on the Approved Tsuen Wan OZP no. S/TW/35. As the portion zoned “G/IC” falls within the premise of private lot no. 232 R...

	3.2 Responding to Territorial Housing Land Shortage
	3.2.1 The 2020 Policy Address identified that the crux of the housing problem lies in the shortage of land for housing development, and urged that the public sector and private developers need to work together and support Government’s various land cre...
	3.2.2 Also, according to the 2021 Policy Address, the Government is determined to sustain land supply for both public and private housing to meet the keen housing demands of Hong Kong. The Government is committed towards a government-led and multi-pro...
	3.2.3 Considering that the Application Site is situated in close proximity to existing residential neighbourhood and located in close proximity to existing infrastructure of the Tsuen Wan New Town, as well as the two sites recently rezoned from the “G...

	3.3 Policy Initiatives for Rezoning of “Greenbelt” Zone for Housing Sites
	3.3.1 Advocated since the 2013 and 2014 Policy Addresses, the Government would adopt a multi-pronged strategy to meet the pressing need for housing land supply, including carrying out various land use reviews on an on-going basis, such as reviews on G...
	3.3.2 Earlier rounds of “Green Belt” review conducted by the Government had focused on Government land and sites with lower gradient and nearer to built-up areas, where they accounted for about 30% of the 210 sites identified for rezoning for resident...
	3.3.3 Taking the policy initiatives into account, “GB” sites that fulfil several main criteria, namely, lower gradient, located at the fringe of existing built-up areas, in close proximity to existing roads, possessing relatively less buffering effect...

	3.4 Housing Sites for High-density Residential Developments in Tsuen Wan
	3.4.1 As mentioned in Paragraph 3.3.2, by 2017, the Government has identified 210 sites for rezoning after engaging in a land use review across the territory. Out of these 210 potential housing sites, 13 (about 6% of the total) of them are in Tsuen Wa...

	3.5 Changing Planning Circumstances in the Immediate Surrounding
	3.5.1 Within the same OZP and in close proximity to the Application Site, there are two sites (Site A and Site B) recently identified by the Government during review on “GB” sites for conversion to residential use. The two proposed amendment item, to ...
	3.5.2 Also, as mentioned in Paragraph 2.5.3, Po Fung Road will be widened and improved to facilitate future development at these two housing sites in YKT. Improvement works include widening of the carriageway and footpath (widen Po Fung Road to a stan...
	3.5.3 Upon completion of the OZP amendment process, in February 2022, the Government announced its 2022-23 Land Sale Programme which includes the two aforementioned residential sites in Tsuen Wan to be put up for sale13F .

	3.6 Policy Initiatives to Promote Active Ageing/ Provision of Elderly Facilities in Residential Developments
	3.6.1 Apart from the shortage of land supply in Hong Kong, ageing population is another issue that our society has to look for solutions to address the challenges it leads to. There is a continuous increase in the elderly population in the world and H...
	3.6.2 In view of the situation, in the 2021 Policy Address, the Government committed to adopt a multi-pronged approach to boost the short, medium and long-term supply of residential care services as its demand has exceeded the supply due to an ageing ...
	3.6.3 To encourage participation by more private enterprises in providing quality RCHE services, the Government has put in place since 2003 the Scheme to Encourage Provision of RCHE Premises in New Private Developments16F . As stated in the Policy Add...
	3.6.4 On a district basis, the overall provision of GIC facilities is considered generally sufficient to serve the population in Tsuen Wan as of Oct 202118F . However, PlanD’s latest view on a similar application (No. A/TW/526 approved on 10 Dec 2021)...


	4 The Indicative Scheme – Proposed Residential Development and Social Welfare Facilities
	4.1 General Planning and Design Principles
	4.1.1 Having regarded the overall planning context from a territorial and local scale as discussed in Section 3, the society is in severe need for land for new housing supply. Meanwhile, the Government is actively reviewing suitable “GB” areas to opti...
	4.1.2 Taken into consideration of the Application Site’s locality and surrounding, which surrounded by existing built-up areas on three sides, i.e., the YKTFWSR, YKTWTW and Tuen Mun Road. The Application Site is also located close to various existing ...
	4.1.3 With consideration of the existing condition, together with the changes in territorial planning context and the recent OZP amendment in the adjacent sites, the Applicant recognises the opportunity of the Application Site, which is solely owned b...
	4.1.4 To demonstrate the feasibility and merits of the Proposed Amendment, an Indicative Scheme has been prepared. The overarching planning and design principle of the Indicative Scheme is to respect the residential setting in the neighbourhood while ...
	4.1.5 The key planning and design principles are discussed as follows:
	4.1.6 To Utilise Precious Residential Land Resources Without Compromising on the Quality of Landscape and Environment – The Application Site is located in the fringe of “GB” zone amid built-up area to the west of Tsuen Wan Town Centre. Under the curre...
	4.1.7 To Contribute More Than 500 Units to the Housing Market by Private Initiative – The Proposed Amendment is intended to optimise the development potential at the Application Site which is situated in a residential neighbourhood with scattered gove...
	4.1.8 To Increase the Supply of G/IC facilities of the Community and to Promote Intergeneration Living with Residential Development – The Indicative Scheme will provide social welfare facilities, i.e., a 100-place RCHE cum 30-place DCU, and a HCS for ...
	4.1.9 Responding to the Site’s Condition with Compatible Design – The scale and the design of the Indicative Scheme will strike a balance between the urban-rural setting and the transforming residential neighbourhood. Besides, to respond with the slop...
	4.1.10 Considering that the Application Site is in an elongated shape, the building bulk of the towers and podium are sensitively designed with voids and building separation to capture valuable landscape scenery and allowing visual permeability to the...
	4.1.11 Quality and Sensitive Building and Landscape Design – Due to the proximity to Tuen Mun Road, the residential towers will maintain a minimum buffer distance of 20m from Tuen Mun Road to minimise nuisances to the living quality of future resident...

	4.2 Building Design of the Indicative Scheme
	4.2.1 Based on planning and design principles presented above, the Applicant has prepared an Indicative Layout Plans for the Indicative Scheme at the Application Site (Appendix A refers).
	Building Layout of the Indicative Scheme
	4.2.2 The Indicative Scheme is comprised of 3 residential blocks, with 1 of the 3 blocks sitting on a 3-storey podium building for proposed RCHE cum DCU and HCS for Frail Elderly Persons facilities, on top of 1 level of basement for ancillary car park...
	4.2.3 Block 3 is located on top of the 3-storey podium at the western portion of the Application Site. The podium will accommodate RCHE cum DCU and HCS for Frail Elderly Persons facilities to foster the inter-generation concept. A terraced garden is d...
	4.2.4 Please refer to Appendix A for the layout drawings of the Indicative Scheme.
	Sensitive Building Design and Disposition
	4.2.5 As a proactive response to the Application Site’s surrounding, the Indicative Scheme has demonstrated a number of green building features. A stepped garden roof extending from the ground is created at the RCHE Block to enhance circulation and to...
	4.2.6 To respect the existing terrain of the Application Site, an optimal site level of 90mPD is adopted. To the west end of the Application Site, there is a relatively steeper section of sloping terrain. To respective the existing topography and natu...
	4.2.7 Responding to the sloping topography (with a site level of about 90mPD) and the scenic ridgeline backdrop to the north of the Application Site, the bulkiness of the building has been minimised by provision of voids and large building separation ...
	4.2.8 To further minimise visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be articulated to ad...
	4.2.9 To cope with the noise impact from Tuen Mun Road, the building orientation and building setback from Tuen Mun Road has been optimised to mitigate as much possible noise nuisance as possible. Furthermore, appropriate mitigation measures such as a...
	Consideration on Location of Social Welfare Facilities
	4.2.10 According to the Code of Practice for Residential Care Homes (Elderly Persons) published by the Social Welfare Department, no part of the proposed RCHE and DCUs facilities are situated at a height more than 24m above the proposed ground level (...
	4.2.11 The RCHE entrance lobby, 30-place DCU and the HCS for Frail Elderly Persons are arranged on G/F to provide better circulation is located in close proximity to the G/F pick-up / drop-off space for the conveniences of users and visitors. The entr...
	4.2.12 As per HKPSG Ch.3 and comment from the Social Welfare Department (SWD), the proposed 100-place RCHE and 30-place DCU would have a NOFA of 1,354m2 and 90m2 respectively (1,444m2 in total). A GFA of about 2,718.5m2 (equivalent to a GFA:NOFA ratio...
	Environmental Considerations on Building Design
	4.2.13 A number of building design considerations and noise mitigation measures have been proposed and incorporated in the Indicative Scheme to minimise potential environmental nuisances to the future residents and users, these include:
	Building Setback
	4.2.14 The Application Site is elongated and narrow in shape, and is bounded between Tuen Mun Road to the south and the service reservoirs of Yau Kom Tau Water Treatment Works to the north. In order to avoid adverse vehicular emission impact and minim...
	Building Orientation
	4.2.15 Under the Building (Planning) Regulations (Cap. 123F), the prescribed window requirement for habitable space of residential units needs to be satisfied (i.e., facing street or open space generally). Therefore, some windows will inevitably face ...
	Internal Layout Design
	4.2.16 In order to minimise road traffic noise impact due to Tuen Mun Road, internal layout of some residential units, RCHE rooms, rooms in the DCU and HCS for Frail Elderly Persons allows the openable windows for ventilation facing away from Tuen Mun...
	Acoustic Window (Baffle Type) / Enhanced Acoustic Balcony (Baffle Type)
	4.2.17 Further to the adoption of the building design consideration mentioned above, acoustic window (baffle type) and enhanced acoustic balcony (baffle type) have been proposed to mitigate the residue road traffic noise exceedances
	4.2.18 The detailed mitigation measures are outlined in Appendix D.

	4.3 Key Development Parameters of the Indicative Scheme
	4.3.1 The key development parameters of the Indicative Scheme are summarised in Table 4.3 below.
	Remarks:
	[1] The GFA for the 100-place RCHE cum 30-place DCU and the HCS for Frail Elderly Persons are calculated based on the respective NOFA requirements of 1,354m2 for 100-place RCHE and 90m2 for 30-place DCUs attached to RCHE (based on proposed GFA of 2718...
	[2] Composite tower with 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons.
	[3] A Person Per Occupied Flat (PPOF) of 2.8 is assumed based on the average domestic household size of Tsuen Wan District in the 2021 Census result.21F
	[4] The proposed 100-place RCHE cum 30-place DCU is proposed to be operated on a private / self-financing mode; The proposed HCS for Frail Elderly Persons is proposed to be assigned to the Financial Secretary Incorporated (FSI) upon demand as a Govern...

	4.4 Landscape Design Framework
	4.4.1 The primary objectives for the landscape design of the Indication Scheme are:
	 To integrate the Indicative Scheme from a landscape and visual perspective with the existing and planned landscape context;
	 To use landscape measures to soften the form of the proposed buildings;
	 To provide visual integration, screening and softening effects of the built-form;
	 To provide a high-quality living environment and open spaces for future residents and visitors;
	 To utilize a variety of tree species to alleviate visual impact to the surroundings, delineate the landscape character of the area and emphasize the individuality afforded by the environmental qualities of the Site;
	 To maximize opportunities for the planting of new trees, shrubs and other vegetation mix; and
	 To provide compensation for the proposed felling of trees required to accommodate the Indicative Scheme.
	4.4.2 With the above objectives and the aim to provide quality medium-rise residential development, a Landscape Master Plan (“LMP”) has been prepared for the Indicative Scheme (Appendix J) with key features highlighted as below.
	Landscape Design
	4.4.3 To facilitate residents and visitors’ movements, landscaping features such as outdoor swimming pools, activity lawn, outdoor play area, water feature, landscape gardens, yoga deck and fitness station are proposed for better leisure and relaxatio...
	4.4.4 In order to minimise the visual impact of the Indicative Scheme, a combination of one to two rows of evergreen trees with various height of shrubs are proposed along the site boundary, especially in the area at the north of the Indicative Scheme...
	4.4.5 Through appropriate landscape treatments and visual integration, a quality and sustainable environment could be created at the Application Site. With a friendly and green environment with various spaces for social activities, the landscape desig...
	Greenery Provision
	4.4.6 To enhance visual linkage with the green surroundings, a greenery provision of about 18% (about 1,173m2) coverage of greenery located in the primary zone and about 27% (about 1,722m2) overall coverage of greenery, which are more than the 10% and...
	Tree Preservation and Removal
	4.4.7 A total of 650 nos. of existing trees have been identified within the assessment boundary for tree preservation. 7 trees are proposed to be retained while 720 nos. of compensatory trees will be provided in the Indicative Scheme. For detailed inf...

	4.5 Traffic and Transport Arrangement
	Proposed Construction of Road Connection for Application Site
	4.5.1 In order to provide vehicular and pedestrian access to the Application Site, the existing access road outside Yau Kom Tau Water Treatment Works is proposed to be widened. A new standard 2-lane 2-way carriageway with footpath is proposed from out...
	4.5.2 Please refer to Appendix B for the layout of the proposed road connection.
	Road/ Junction Improvement Measures by Others
	4.5.3 In order to connect the proposed access road to the Application Site to the wider road network of Tsuen Wan, vehicular and pedestrian access will travel via a widened and improved Po Fung Road towards Castle Peak Road and Hoi On Road. As discuss...
	4.5.4 The existing Tuen Mun Road underpass section at Po Fung Road does not meet the standard width of a single 2-lane carriageway as stipulated in TPDM. Carriageway widening of the underpass is constrained by the existing large diameter of watermains...
	4.5.5 A new 5-phases signalized junction with pedestrian crossing will be proposed at Po Fung Road with Yau Kom Tau Village / Yau Kom Tau Treatment Works to be implemented by the Government.
	Internal Transport Facilities
	Residential Development
	4.5.6 The proposed internal transport facilities provisions are in accordance with the latest Hong Kong Planning Standards and Guidelines (HKPSG).
	 Car Parking Space Provision: A provision of 141 nos. car parking spaces (including 2 nos. accessible car parking spaces and 15 nos. visitor parking spaces) will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Motorcycle Parking Space Provision: A provision of 7 nos. motorcycle parking spaces will be provided on basement parking floor, which will be accessed via car-ramp system.
	 Goods Vehicle Loading/Unloading Bay Provision: A total of 3 nos. HGV loading/unloading bays will be provided on ground floor.
	 Pick-up / Drop off Space for Residential Shuttle Bus: 1 pick-up / drop-off space will be provided on ground floor outside Block 1 and Block 2 for residential shuttle service.
	RCHE with DCU
	4.5.7 There are no specific guidelines in accordance with HKPSG for RCHE with DCU. Therefore, the required internal transport facilities provision is made reference to similar types of developments, an approved RCHE Development at Hung Shui Kiu (A/YL-...
	 Car Parking Space Provision: A total of 3 nos. car parking spaces (including 1 no. accessible car parking space) will be provided in basement parking floor, which will be accessed via car-ramp system.
	 Light Bus Parking Space Provision: A total of 1 no. Light Bus Parking Space will be provided on ground floor.
	 Shared Loading / Unloading Area for Private Light Bus and Ambulance / Other Vehicles of the Development: A total of 1 no. shared loading / unloading area will be provided on ground floor near the entrance of the HCS for Frail Elderly Persons.
	HCS for Frail Elderly Persons
	4.5.8 There are no specific guidelines in accordance with HKPSG for the HCS for Frail Elderly Persons. Therefore, the required internal transport facilities provision is made according to the liaison with Social Welfare Department.
	Overall Traffic and Transport Arrangement
	4.5.9 Please refer to Appendix B for the details on the traffic and transport arrangement for the Indicative Scheme in the Traffic Impact Assessment

	4.6 Proposed Development Programme
	4.6.1 With consideration to the time required for amendment of plan, land exchange / lease modification, site formation and construction of the proposed access road and residential development, it is anticipated that the development would be completed...


	5 Amendment Proposal
	5.1 Considerations for an Appropriate Zoning
	5.1.1 In light of the changing planning circumstances for increasing the overall housing supply in Tsuen Wan and in Hong Kong, as well as for synergising with the planned and existing residential clusters around YKT and Tsuen Wan Town Centre, an appro...

	5.2 Clear Planning Intention
	5.2.1 The proposed zoning should carry a clear planning intention and development direction for the type of uses and development intensity on the Application Site. In the case of this particular planning application, the zoning should provide flexibil...

	5.3 Appropriate Zoning Control
	5.3.1 The proposed zoning should have appropriate zoning control over the proposed use, scale and intensity by designating restrictions on the GFA and BH to guide the direction of the development towards the intended planning intention and to achieve ...

	5.4 Appropriate Zoning Flexibility
	5.4.1 Some kind of flexibility has to be allowed in the zoning so as to allow flexibility in creative and innovative design and proposals, which can tie in more closely to the fluid social and community aspirations, and market demands at the transform...

	5.5 The Proposed Amendments
	5.5.1 In light of the discussions in the earlier Sections, this Planning Application proposes amendments to the Plan and Notes of the OZP by rezoning the Application Site from “GB” and “G/IC” to a tailor-made “R(B)9” with a development intensity makin...
	5.5.2 To realise the Indicative Scheme for the proposed medium-dense residential development and social welfare facilities (RCHE with DCUs) as illustrated in Section 4, a tailor-made “R(B)9” sub-zone with a maximum GFA of 25,676m2 for domestic purpose...
	5.5.3 The Proposed Amendment will provide incentive for a timely implementation of private residential units and social welfare facilities at a convenient location near existing urban areas, while contributing wider social benefits for Tsuen Wan and m...
	5.5.4 In addition, in the ES of the OZP, it is proposed to specify that the “R(B)9” zone is intended to provide a 100-place RCHE cum 30-place DCU and a HCS for Frail Elderly Persons, with a non-domestic GFA of not less than 3,021.5m2, and that in dete...
	5.5.5 The Proposed Amendment on the Plan is shown in Figure 5.1. The Proposed Amendments to the Notes and ES of the OZP are respectively illustrated in Figures 5.2 - 5.4.


	6 Planning Justification
	6.1 Responding to Policy Addresses on Housing Provision and Meeting Territorial Housing Need
	6.1.1 The Proposed Amendment, which facilitates the proposed residential development and social welfare facilities, is in line with the Government’s ongoing policy to speed up the much-needed housing supply to address the territorial shortage. The Pol...
	6.1.2 Furthermore, according to the Long-Term Housing Strategy Annual Progress Report 2021, the total housing supply target for the next 10-year period will be 430,000 units (in which the private housing supply target accounts for 30% of the total tar...
	6.1.3 With due consideration of this policy direction and the transforming residential neighbourhood, the Indicative Scheme, with the production of approximately 613 flats, will make optimal use of scarce land resources to provide timely support to th...

	6.2 Coherent with the Government’s Initiative to Increase Housing Supply by Reviewing “GB” Sites of Beneficial Societal Uses
	1.1.1 The Government has been implementing a series of measures to increase land supply through a multi-pronged approach so as to meet the housing land demand, which one of the measures is to identify suitable “GB” sites for conversion to residential ...
	1.1.2 Applying the same policy intentions and site-selection criteria, the Application Site falls within the fringe of a “GB” zone between the existing YKTWTW and Tuen Mun Road. Furthermore, there are existing man-made structure within the Application...

	6.3 Responding to the Changing Planning Context of Housing Texts in Yau Kom Tau, Tsuen Wan
	6.3.1 The initiative to rezone potential “GB” for private residential use, as discussed in Section 6.2, are not without precedent in YKT area, Tsuen Wan. Close to the Application Site, there were two similar rezoning proposals processed by the Governm...
	6.3.2 Comparing the conditions of the Application Site with the two “GB” sites rezoning items mentioned above, all three sites are located within the same OZP in the same residential neighbourhood. The vegetation found in all three sites are also foun...
	6.3.3 The anticipated increase in residential density in YKT with improved infrastructure capacity and appreciable policy application around western Tsuen Wan Town Centre have both demonstrated the opportunities for the Application Site to realise its...

	6.4 Providing Merits and Certainty to Support Community Needs of Elderly Care Facilities for Intergeneration Living and Improving Quality of Life of the Neighbourhood
	6.4.1 The Proposed Amendment will improve the quality of life for the future residents and the surrounding community. The need for community facilities in the area has been thoughtfully considered during the design of the Indicative Scheme. With refer...
	6.4.2 The proposed RCHE cum DCU and the HCS for Frail Elderly Persons will be located to the western portion of the Application Site and will be easily accessible from at-grade pick-up/drop-off laybys for the convenience of users and visitors. Landsca...

	6.5 Encouraging Private Sector Initiatives on the Provision of Social Welfare Facilities
	6.5.1 In Hong Kong, by 2039, about one-third of the total population will be aged 65 or above22F . The ageing population would foreseeably intensify the local demand of elderly services and pose a great challenge to the social welfare system. In light...
	6.5.2 In addressing the heightening territorial needs for residential care services, aside from measures in public sector such as to increase supply of subsidised RCHEs and the proposal to reserve 5% of total GFA for welfare uses in future public hous...

	6.6 Conforming to Local Planning Context and Compatible with the Surrounding Developments in the Fringe of Built-Up Area Close to Tsuen Wan Town Centre
	6.6.1 The Application Site is situated in the fringe of built-up area mainly characterised by the predominant medium to high-rise residential uses with scattered low-rise GIC developments and vegetative space in the western Tsuen Wan Town Centre. To t...
	6.6.2 The south of the Application Site across Tuen Mun Road are residential clusters with mainly medium-rise residential development with maximum permitted BH of 140mPD. Since the Application Site is located to the north of Tuen Mun Road and sitting ...
	6.6.3 To further minimise any potential visual impact arising from the proposed amendment, recessive colour for the building finishes and colour blocking is also proposed to reduce the visual mass of the development. The façade design will also be art...
	6.6.4 In view of the above, the Proposed Amendment will not only be compatible with its surroundings in terms of land use, development scale and intensity, but also respond well to the existing topography. As demonstrated in the VIA, it is also confir...

	6.7 Fully Complying with Sustainable Building Design Guideline and Green Building Design
	6.7.1 To achieve a quality and sustainable built environment, due considerations have been made to the relevant provisions of PNAP APP-152 Sustainable Building Design Guidelines (SBDG) in formulating the Indicative Scheme. The considerations of the th...
	Building Separation
	6.7.2 The Application Site is with a site area less than 20,000m2. Only a small portion of the Indicative Scheme where residential block 1 and block 2 is located has a projected façade length slightly higher than 60m. To satisfy the requirements for B...
	Building Setback
	6.7.3 Under the Indicative Scheme, no part of the Indicative Scheme up to a level of 15m above the street level is within 7.5m from the centreline of the proposed new access road. The building setback requirement is duly complied.
	Site Coverage of Greenery
	6.7.4 According to the SBDG, the Application Site, with a site area of about 6,419m2, is required to reach minimum site coverage of greenery of 10% in primary zones and 20% in overall development respectively. Such requirements on site coverage of gre...
	6.7.5 To promote energy efficiency and ensure compatibility with the natural setting around the Application Site, green building design elements including terrace podium design and green roofs have been taken into account in formulating the Indicative...
	Terrace Podium Design

	6.7.6 The podium design of the RCHE block has fully respected the natural terrain and landscape of the Application Site. To the western side of the podium, the building mass of G/F, 1/F and 2/F retracts from the natural slope. The design is intended t...
	Green Roofs

	6.7.7 As discussed earlier, the RCHE block has adopted a terracing podium design. Not only does it create open spaces for the enjoyment of the RCHE users, but it also creates a green roof that proactively respond to the surrounding vegetated landscape...
	6.7.8 The aforementioned design merits will bring about more pleasant living environment for the future residents, and also better visuals and social benefits amidst the residential.

	6.8 Resulting in No Deficit in Existing and Planned “G/IC” Provision with Increased Population
	6.8.1 The Proposed Amendment will unlikely overstain the existing and planned “G/IC” facilities provision in Tsuen Wan. According to the TPB Paper No. 10775, “the overall provision of GIC facilities is generally sufficient to serve the population in T...
	6.8.2 Despite the shortfalls in community care services facilities and child care centres24F , PlanD stated in the 665th Meeting of the Metro Town Planning Committee (held on 5 Feb 2021) that relevant facilities have been incorporated into the propose...
	6.8.3 The additional population of about 1,816 brought by the Proposed Amendment is not expected to cause adverse impact to these types of G/IC facilities that are already in shortage, given that when compared with the aggregate total population added...

	6.9 The Proposed Amendment is Technically Feasible and Results in No Adverse Impacts to the Surrounding Area
	6.9.1 Various technical assessments on different aspects, namely traffic, environmental, visual, air ventilation, landscape and tree preservation, drainage, sewerage, and geotechnical, have been conducted and included in Appendices B to I, and Appendi...

	6.10 Resulting in No Major Degradation and No Effects on the Overall Integrity of the “GB” Zone
	6.10.1 The Application Site is moderate in scale with a site area of only about 6,419m2. It is also situated in the fringe of built-up area in YKT in the western Tsuen Wan Town Centre. It is also located in the fringe of “GB” zone at a location which ...
	6.10.2 In addition, the Indicative Scheme will fully respect the natural setting and provide ample greenery and open space, with continuous green buffer along the Application Site’s edge. It will also fully comply with SBDG and incorporate a number of...
	6.10.3 Relevant technical assessments as mentioned in Section 6.9 also confirmed that the Indicative Scheme will neither be subject to, nor cause adverse impacts to the surrounding environment, air ventilation, sewerage, drainage, water supplies, nor ...

	6.11 Will Not Set an Undesirable Precedent
	6.11.1 The Proposed Amendment is in line with the Government’s initiative to increase housing land supply by reviewing “GB” sites as discussed earlier in Section 6.2. Furthermore, the proposed use and development intensity is compatible with the surro...
	6.11.2 The Proposed Amendment is a timely response to the Government’s policy direction on identifying and optimising the development potential of suitable “GB” areas as a short to medium long-term measure to deliver much needed housing supply to addr...
	6.11.3 With the Proposed Amendment, the Applicant has proposed social welfare facility in the form of a 100-place RCHE cum 30-place DCU and HCS for Frail Elderly Persons to serve the social needs of an enlarging community in Yau Kom Tau. It would also...
	6.11.4 As such, it can be concluded that the Proposed Amendment would serve a desirable precedent for mobilising suitable “GB” areas with underutilised private land to optimise their development potential and contribute to providing much needed housin...


	7 Conclusion
	7.1.1 This S12A Application is proposed for an amendment to the Approved Tsuen Wan OZP No. S/TM/35 by rezoning the Application Site from “GB” and “G/IC” to “R(B)9” to facilitate the implementation of a medium-density residential development with socia...
	7.1.2 This Supporting Planning Statement has demonstrated the technical feasibility and strong planning grounds to justify the rezoning proposal at the Application Site for the provision of more than 600 housing units, while also providing merits to s...
	7.1.3 Taking into account the merits and justifications presented in this Supporting Planning Statement, we sincerely seek the favourable consideration from the TPB to support this S12A Planning Application.
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