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For Official Use Only 
請 勿 填 寫 此 欄 

Application No. 
申請編號 

Date Received 
收到日期 

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 Point, Hong Kong.
申請人須把填妥的申請表格及其他支持申請的文件 (倘有)，送交香港北角渣華道 333 號北角政府合署 15 樓城市規
劃委員會(下稱「委員會」)秘書收。

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).
請先細閱《申請須知》的資料單張，然後填寫此表格。該份文件可從委員會的網頁下載  (網址：
http://www.info.gov.hk/tpb/)，亦可向委員會秘書處 (香港北角渣華道 333 號北角政府合署 15 樓 – 電話：2231 4810
或 2231 4835)及規劃署的規劃資料查詢處(熱線：2231 5000) (香港北角渣華道 333 號北角政府合署 17 樓及新界沙田
上禾輋路 1 號沙田政府合署 14 樓)索取。

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.
此表格可從委員會的網頁下載，亦可向委員會秘書處及規劃署的規劃資料查詢處索取。申請人須以打印方式或以正
楷填寫表格。如果申請人所提交的資料或文件副本不齊全，委員會可拒絕處理有關申請。

1. Name of Applicant  申請人姓名 /名稱

(  Mr. 先生 /  Mrs. 夫人 /  Miss 小姐 /  Ms. 女士 /  Company 公司 /  Organisation 機構 ) 

2. Name of Authorised Agent (if applicable)  獲授權代理人姓名 /名稱（如適用）

(  Mr. 先生 /  Mrs. 夫人 /  Miss 小姐 /  Ms. 女士 /  Company 公司 /  Organisation 機構 ) 

3. Application Site 申請地點

(a) Whether the application directly

relates to any specific site?

申請是否直接與某地點有關？

Yes 是   □ 

No 否 □ （Please proceed to Part 6 請繼續填寫第 6 部分）

(b) Full address/ location/ demarcation

district and lot number (if

applicable)

詳細地址／地點／丈量約份及
地段號碼（如適用）

(c) Site Area 申請地點面積 sq.m 平方米      About 約 

Parts 1, 2 and 3 第 1、第 2 及第 3 部分 

6,419

Scarborough Development Limited

Ove Arup & Partners Hong Kong Ltd. 奧雅納工程顧問

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

http://www.info.gov.hk/tpb/
http://www.info.gov.hk/tpb/
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(d) Area of Government land
included (if any)
所包括的政府土地面積 (倘有)

    sq.m 平方米      About 約 

(e) Current use(s)  現時用途

(If there are any Government, institution or community facilities, please illustrate on plan 

and specify the use and gross floor area) 

(如有任何政府、機構或社區設施，請在圖則上顯示，並註明用途及總樓面面積) 

4. “Current Land Owner” of Application Site 申請地點的「現行土地擁有人」

The applicant 申請人 – 

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

是唯一的「現行土地擁有人」#& (請繼續填寫第 6 部分，並夾附業權證明文件)。

□ is one of the “current land owners”# & (please attach documentary proof of ownership).

是其中一名「現行土地擁有人」#& (請夾附業權證明文件)。

□ is not a “current land owner”#.

並不是「現行土地擁有人」#。

 The application site is entirely on Government land (please proceed to Part 6). 

申請地點完全位於政府土地上（請繼續填寫第 6 部分）。 

5. Statement on Owner's Consent/Notification

就土地擁有人的同意 /通知土地擁有人的陳述

(a) According to the record(s) of the Land Registry as at …………………………… (DD/MM/YYYY), this 

application involves a total of ………………. “current land owner(s) ”#. 

根據土地註冊處截至 ………………… 年 …………………. 月 ………………… 日的記錄，這宗申請共牽

涉 ………………… 名「現行土地擁有人」#。 

(b) The applicant 申請人 –

□ has obtained consent(s) of …………… “current land owner(s)”#. 

已取得 ………………… 名「現行土地擁有人」#的同意。 

Details of consent of “current land owner(s)” # obtained  取得「現行土地擁有人」#同意的詳情 

No. of ‘Current 

Land Owner(s)’ 

「現行土地擁
有人」數目 

Lot number/address of premises as shown in the record of the 

Land Registry where consent(s) has/have been obtained 

根據土地註冊處記錄已獲得同意的地段號碼／處所地址 

Date of consent 

obtained 

(DD/MM/YYYY) 

取得同意的日期  

(日/月/年) 

(Please use separate sheets if the space of any box above is insufficient. 如上列任何方格的空間不足，請另頁說明） 

Parts 3 (Cont’d) 4 and 5, 第 3（續）、第 4 及第 5 部

分

485

09/01/2023
2

2023 1 9
2

1
1

1 Lot Nos. 164 RP and 175 in D.D 354 12/01/2023

Vacant
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6. Plan Proposed to be Amended  擬議修訂的圖則

(a) Name and number of the

related statutory plan(s)

有關法定圖則的名稱及編號

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

applicable)

涉及的土地用途地帶(如適
用)

7. Proposed Amendments  擬議修訂

(a) Propose to rezone the application site to the following zone(s)/use(s)

(May insert more than one「✔」) (Please illustrate the details on plan)

建議將申請地點的用途地帶改劃作下列地帶∕用途
(可在多於一個方格內加上「✔」號) (請在圖則顯示詳情）

□ Comprehensive Development Area  [  ]

綜合發展區 [  ]

□ Residential (Group □A/□B/□C/□D/□E) [  ]

住宅 (□甲類∕□乙類∕□丙類∕□丁類∕□戊類) [ ]

□ Agriculture [  ] 農業 [  ]

□ Industrial (Group D) [  ]  工業（丁類）[  ]

□ Government, Institution or Community [  ]

政府、機構或社區 [  ]

□ Recreation [  ] 康樂 [  ]

□ Country Park [  ] 郊野公園 [  ]

□ Conservation Area [  ] 自然保育區 [  ]

□ Commercial [  ] 商業 [  ]

□ Village Type Development [  ]

鄉村式發展 [  ]

□ Industrial [  ] 工業 [  ]

□ Open Storage [  ] 露天貯物 [  ]

□ Open Space [  ] 休憩用地 [  ]

□ Green Belt [  ] 綠化地帶 [  ]

□ Coastal Protection Area [  ]

海岸保護區 [  ]

□ Site of Special Scientific Interest [  ]

具特殊科學價值地點 [  ]

□ Other Specified Uses (□Business/□Industrial Estate/□Mixed Use/□Rural Use/□Petrol Filling Station/

□Others (please specify___________________________)) [  ]

其他指定用途 (□商貿∕□工業邨∕□混合用途∕□鄉郊用途∕□加油站∕ 

□ 其他 (請註明：____________________________)) [  ]

□ Road 道路 □ Others (please specify____________________)

其他 (請註明：________________________)

Please insert subzone in [  ] as appropriate. 
請於[  ]內註明支區，如適用。 

Parts 6 and 7  第 6 及第 7 部分 

Approved Tsuen Wan Outline Zoning Plan No. S/TW/35

"Green Belt" and "Government, Institution or Community"

9

9
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APPLICATION FOR AMENDMENT OF PLAN UNDER 

SECTION 12A OF THE TOWN PLANNING ORDINANCE (CAP. 131) 

根據城市規劃條例(第 131 章)第 12A 條遞交的修訂圖則申請 

Development Proposal (only for indicative purpose) 

擬議發展的發展計劃（只作指示用途） 

1. Development Proposal 擬議發展計劃

□ Proposed Gross floor area (GFA) 擬議總樓面面積

□ Proposed plot ratio 擬議地積比率

□ Proposed site coverage 擬議上蓋面積

□ Proposed number of blocks 擬議座數

□ Proposed number of storeys of each block

每座建築物的擬議層數

□ Proposed building height of each block

每座建築物的擬議高度

□ Domestic part 住用部分

GFA 總樓面面積

number of units 單位數目 

average unit size 單位平均面積 

estimated number of residents 估計住客數目 

□ Non-domestic part 非住用部分

□ hotel 酒店

□ office 辦公室

□ shop and services/eating place

商店及服務行業/食肆

□ Government, institution or community facilities

政府、機構或社區設施

□ other(s)其他

□ Open space 休憩用地

□ private open space 私人休憩用地

□ public open space 公共休憩用地

……………………… sq.m. 平方米 □ About 約

…………………………… □ About 約

…………………………… % □ About 約

…………………………… 

…………………………… storeys 層 

 include 包括    storeys of basements 層地庫 

exclude 不包括    storeys of basements 層地庫 

 

…………………………… m 米 □ About 約

……………… mPD 米(主水平基準上) □ About 約 

………………………… sq.m. 平方米  □ About 約 

…………………………… 

………………………… sq.m. 平方米  □ About 約 

…………………………… 

GFA 總樓面面積 

………………………… sq.m.平方米 □ About 約

………………………… sq.m.平方米 □ About 約

(please specify the number of rooms 

請註明房間數目: ……………………………) 

………………………… sq.m.平方米 □ About 約

………………………… sq.m.平方米 □ About 約

(please specify the use(s) and concerned land 

area(s)/GFA(s)) 

(請註明用途及有關的地面面積/總樓面面積) 

……………………………………………………… 

………………………………………………………

……………………………………………………… 

(please specify the use(s) and concerned land 

area(s)/GFA(s)) 

(請註明用途及有關的地面面積/總樓面面積) 

………………………………………………………

………………………………………………………

……………………………………………………… 

(please specify land area(s)) (請註明面積) 

………………… sq.m.平方米 □ Not less than 不少於 

………………… sq.m.平方米 □ Not less than 不少於 

Appendix 附錄 

Not more than 100 (non-domestic) (below 15m)
Not more than 66.6 (domestic) (below 15m)
Not more than 33.3 (domestic) (15m and above)

3

1

Block 1: 26
Block 2 and 3: 27

About 613
41.89 (GFA)
1,716

1,816

Not less than 3021.5

Not more than 25,676

Not more than 25,676 (domestic) + not less than 3,021.5 
(non-domestic for 100-place Residential Care Home for 
the Elderly cum 30-place Day Care Units within the RCHE,
and Centre for Home Care Services for Frail Elderly Persons)

4 (domestic) + 0.47 (non-domestic for 100-place Residential Care Home for the Elderly  
cum 30-place Day Care Units within the RCHE, and Centre for Home Care Services for Frail Elderly Persons)

Block 1: Not more than 175.4
Block 2 and 3: Not more than 180

Block 1: Not more than 85.4 (including 1 storey of sky garden)
Block 2: Not more than 90 (including 1 storey of sky garden and 1 storey of club house)
Block 3: Not more than 90 (including 3 storeys of podium and 1 storey of club house)
(Excluding 1 storey of basement for Block 1,2 and 3)

30-place Day Care Units (DCUs) within the RCHE, and Centre for
100-place Residential Care Home for the Elderly (RCHE) cum

Home Care Services (HCS) for Frail Elderly Persons / 
Total GFA: Not less than 3021.5 sq.m.
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□ Transport-related facilities 與運輸有關的設施

□ parking spaces 停車位

Private Car Parking Spaces 私家車車位

Motorcycle Parking Spaces 電單車車位

Light Goods Vehicle Parking Spaces 輕型貨車泊車位

Medium Goods Vehicle Parking Spaces 中型貨車泊車位

Heavy Goods Vehicle Parking Spaces 重型貨車泊車位

Others (Please Specify) 其他 (請列明)

□ loading/unloading spaces 上落客貨車位

Taxi Spaces 的士車位

Coach Spaces 旅遊巴車位

Light Goods Vehicle Spaces 輕型貨車車位

Medium Goods Vehicle Spaces 中型貨車車位

Heavy Goods Vehicle Spaces 重型貨車車位

Others (Please Specify) 其他 (請列明)

□ other transport-related facilities

其他與運輸有關的設施

(please specify type(s) and number(s)) 

(請註明種類及數目) 

………………………………………………… 

………………………………………………… 

………………………………………………… 

………………………………………………… 

………………………………………………… 

………………………………………………… 

………………………………………………… 

(please specify type(s) and number(s)) 

(請註明種類及數目) 

………………………………………………… 

………………………………………………… 

………………………………………………… 

………………………………………………… 

………………………………………………… 

………………………………………………… 

………………………………………………… 

(please specify type(s) and number(s)) 

(請註明種類及數目) 

………………………………………………… 

………………………………………………… 

Use(s) of different floors (if applicable) 各樓層的用途(如適用) 

[Block number] 

[座數] 

…………………

…………………

…………………

…………………

………………… 

[Floor(s)] 

[層數] 

………………

………………

………………

………………

……………… 

[Proposed use(s)] 

[擬議用途] 

………………………………………………………………………………

………………………………………………………………………………

………………………………………………………………………………

………………………………………………………………………………

……………………………………………………………………………… 

Proposed use(s) of uncovered area (if any)  露天地方(倘有)的擬議用途 

…………………………………………………………………………………………………………………………

………………………………………………………………………………………………………………………… 

………………………………………………………………………………………………………………………… 

Any vehicular access to the site?  是否有車路通往地盤? 

Yes 是 

No 否 

□ There is an existing access. (please indicate the street name, where appropriate)

有一條現有車路。(請註明道路名稱(如適用))

……………………………………………………………………………………………………… 

□ There is a proposed access.  (please illustrate on plan and specify the width)

有一條擬議車路。(請在圖則顯示，並註明車路的闊度)

…………………………………………………………………………………………………………

………………………………………………………………………………………………………… 

□ 

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

如發展涉及靈灰安置所用途，請填妥於此附件後附錄的表格。 

Appendix (Cont’d) 附錄（續） 

3

2 Light bus parking spaces

Private open space, internal roads, greenery

1, 2 G/F - 25/F

2 26/F
3 G/F - 2/F

3/F
3

3

4/F - 26/F

7

Residential Care Home for the Elderly cum Day Care Units, Centre for Home Care Services for Frail Elderly Persons, and ancillary uses, E&M
(including residential lobby and security and mangement office on G/F)

Club house, Landscape Deck and Swimming Pool

Flats (including lobby, club house and E&M on G/F and sky garden on 11/F)

Club house, podium garden

Flats

Please refer to Figure 3.2 of Appendix B - Traffic Impact Assessment of the Supporting Planning Statement

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

1, 2, 3 B/F Ancillary car park

car parking spaces

1 Shared L/UL space for private light bus and
ambulance / other vehicles of the development

1 pick-up / drop-off space for residential shuttle bus

92 (inclduing 3 nos. accessible car parking spaces and 15 nos. visitor car parking spaces)
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Gist of Application 申請摘要 

(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. )  

(請盡量以英文及中文填寫。此部分將會發送予相關諮詢人士、上載至城市規劃委員會網頁供公眾免費瀏覽及
下載及於規劃署規劃資料查詢處供一般參閱。)   

Application No. 

申請編號 

(For Official Use Only) (請勿填寫此欄) 

Location/address 

位置／地址 

Site area 
地盤面積 

sq. m 平方米   About 約 

(includes Government land of 包括政府土地 sq. m 平方米   About 約) 

Plan 

圖則 

Zoning 

地帶 

Proposed 

Amendment(s) 

擬議修訂 

 Amend the Covering Notes of the Plan  

修訂圖則《註釋》的說明頁  

 Amend the Notes of the zone applicable to the site 

 修訂適用於申請地點土地用途地帶的《註釋》 

 Rezone the application site from__________________ to ________________  

把申請地點由____________地帶改劃為_________________________ 

Development Parameters (for indicative purpose only) 發展參數(只作指示用途) 

(i) Gross floor area
and/or plot ratio
總樓面面積及／或
地積比率

sq.m 平方米 Plot Ratio 地積比率 

Domestic 
住用  

 About 約 

 Not more than

不多於 

About 約 

Not more than

不多於 

Non-domestic 
非住用   

 About 約 

 Not more than

不多於 

About 約 

Not more than

不多於 

(ii) No. of block
幢數

Domestic 
住用  

Non-domestic 
非住用   

Composite 
綜合用途  

For Form No. S.12A 供表格第 S.12A 號用

6,419

485

Approved Tsuen Wan Outline Zoning Plan No. S/TW/35

"Green Belt" and "Government, Institution and Community"

Residential (Group B) 9
“Green Belt” and “Government, 
Institution or Community” 

25,676 4.0

0.47

2

1

荃灣分區計劃大綱核准圖編號S/TW/35

「綠化地帶」及「政府、機構或社區」

「綠化地帶」及「政
府、機構或社區」 「住宅（乙類）9」

Not less than 3021.5 for
Social Welfare Facilities 
不少於3021.5 用作
社會福利設施

Lot Nos. 164 RP, 175 and 232 RP in D.D. 354, and Adjoining 
Government Land in Yau Kom Tau, Tsuen Wan
荃灣油柑頭丈量約份第354地段第164號餘段、第175號及第232號
餘段和毗連政府土地
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(iii) Building height/No.
of storeys
建築物高度／層數

Domestic 
住用  m 米  

 (Not more than 不多於) 

mPD 米(主水平基準上) 
 (Not more than 不多於) 

Storeys(s) 層  
 (Not more than 不多於) 

(Include 包括/ Exclude 不包括 

 Carport 停車間 

 Basement 地庫  

 Refuge Floor 防火層 

 Podium 平台) 

Non-domestic 
非住用 m 米  

 (Not more than 不多於) 

mPD 米(主水平基準上) 
 (Not more than 不多於) 

Storeys(s) 層  
 (Not more than 不多於) 

(Include 包括/ Exclude 不包括 

 Carport 停車間 

 Basement 地庫  

 Refuge Floor 防火層 

 Podium 平台) 

Composite 
綜合用途 

m 米  
 (Not more than 不多於) 

mPD 米(主水平基準上) 
 (Not more than 不多於) 

Storeys(s) 層  
 (Not more than 不多於) 

(Include 包括/ Exclude 不包括 

 Carport 停車間 

 Basement 地庫  

 Refuge Floor 防火層 

 Podium 平台) 

(iv) Site coverage
上蓋面積   %  About 約 

(v) No. of units
單位數目

(vi) Open space
休憩用地 Private 私人 sq.m 平方米  Not less than 不少於 

Public 公眾 sq.m 平方米  Not less than 不少於 

For Form No. S.12A 供表格第 S.12A 號用

175.4 (Block 1 一座) 
180 (Block 2 二座)

26 (Block 1 一座)
27 (Block 2 二座)

90 (Block 3 三座)

85.4 (Block 1 一座)
90 (Block 2 二座)

180 (Block 3 三座)

27 (Block 3 三座)

Not more than 不多於 100 (non-domestic 非住用) (below 15m 以下)
Not more than 不多於 66.6 (domestic 住用) (below 15m 以下)
Not more than 不多於 33.3 (domestic 住用) (15m and above 及以上)

About 約 613

1,816
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Master layout plan(s)/Layout plan(s) 總綱發展藍圖／布局設計圖 
Block plan(s) 樓宇位置圖 
Floor plan(s) 樓宇平面圖 
Sectional plan(s) 截視圖 
Elevation(s) 立視圖 
Photomontage(s) showing the proposed development 顯示擬議發展的合成照片 
Master landscape plan(s)/Landscape plan(s) 園境設計總圖／園境設計圖 
Others (please specify) 其他（請註明）
____________________________________________________________________________ 
____________________________________________________________________________ 

Reports 報告書 
Planning Statement/Justifications 規劃綱領/理據
Environmental assessment (noise, air and/or water pollutions) 

環境評估（噪音、空氣及／或水的污染）
Traffic impact assessment (on vehicles) 就車輛的交通影響評估 
Traffic impact assessment (on pedestrians) 就行人的交通影響評估 
Visual impact assessment 視覺影響評估 
Landscape impact assessment 景觀影響評估
Tree Survey 樹木調查 
Geotechnical impact assessment 土力影響評估 
Drainage impact assessment 排水影響評估 
Sewerage impact assessment 排污影響評估
Risk Assessment 風險評估
Others (please specify) 其他（請註明）
_______________________________________________________________________
_______________________________________________________________________
Note:  May insert more than one「✔」. 註：可在多於一個方格內加上「✔」號

15

(vii) No. of parking
spaces and loading /
unloading spaces
停車位及上落客貨
車位數目

Total no. of vehicle parking spaces 停車位總數

Private Car Parking Spaces 私家車車位

Motorcycle Parking Spaces 電單車車位   
Light Goods Vehicle Parking Spaces 輕型貨車泊車位

Medium Goods Vehicle Parking Spaces 中型貨車泊車位

Heavy Goods Vehicle Parking Spaces 重型貨車泊車位

Others (Please Specify) 其他 (請列明)
__________________________________
__________________________________
Total no. of vehicle loading/unloading bays/lay-bys 
上落客貨車位／停車處總數

Taxi Spaces 的士車位   
Coach Spaces 旅遊巴車位

Light Goods Vehicle Spaces 輕型貨車車位

Medium Goods Vehicle Spaces 中型貨車位

Heavy Goods Vehicle Spaces 重型貨車車位
Others (Please Specify) 其他 (請列明)
__________________________________
__________________________________

Submitted Plans, Drawings and Documents 提交的圖則、繪圖及文件

Chinese
中文

English
英文

Plans and Drawings 圖則及繪圖 













































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輕型巴士泊車位

144 (包括3 個殘疾
人士泊車位及15個
訪客泊車位)

Water Supplies Impact Assessment; Air Ventilation Assessment - Expert Evaluation

1
1

Shared L/UL space for private light bus and ambulance / other vehicles of the development 
私人小巴及救護車或發展內其他車輛共用上落客車位

Pick-up / drop-off space for residential shuttle bus 居民穿梭巴士上落客車位

153
144 (including 3 nos.  accessible car parking 
spaces and 15 nos. visitor car parking spaces)

7
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5.2
Proposed Use Schedule and Planning Intention of the OZP

-
Adapted from the Notes of the Approved Tsuen Wan Outline Zoning Plan No. 
S/TW/35 January 2023
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5.3
Proposed Remarks of the OZP (Sheet 1 of 2)

-
Adapted from the Notes of the Approved Tsuen Wan Outline Zoning Plan No. 
S/TW/35 January 2023

Maximum GFA of 25,676 m2 for domestic purposes. GIC facilities shall be 
provided.



5.3
Proposed Remarks of the OZP (Sheet 2 of 2)

-
Adapted from the Notes of the Approved Tsuen Wan Outline Zoning Plan No. 
S/TW/35 January 2023



5.4
Proposed Explanatory Statement of the OZP

-
Adapted from the Explanatory Statement of the Approved Tsuen Wan Outline 
Zoning Plan No. S/TW/35 January 2023

25,676  m2
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Detailed Departmental Comments 

 

(a) Comments from the Chief Estate Surveyor/Land Supply and the District Lands 

Officer/Tsuen Wan and Kwai Tsing, Lands Department (LandsD): 

 

(i) he reserves the right to take lease enforcement action against the breach of lease 

anytime as appropriate; 

 

(ii) 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; 

 

(iii) 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; 

 

(iv) 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 

 

(v) 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. 
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(b) Comments from the Commissioner for Transport: 

 

(i) it is 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 

 

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

 

(c) 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. 

 

(d) 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 

 

(ii) 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 
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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. 

 

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

Department: 

 

(i) 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; 

 

(ii) 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;  

 

(iii) 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 

 

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

 

(f) Comments from the Director of Fire Services: 

 

(i) 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; 

 

(ii) 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; 

 

(iii) 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 

 

(iv) detailed fire safety requirements will be formulated upon formal submission of 
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general building plans. 
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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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