Annex | of TPB Paper No. 11034

‘2000229

i ; H NOTATION

¢ A i ZONES A
. / - < N : COMPREHENSIVE DEVELOPMENT AREA SARRE

2003618

e 5 e, i RESIDENTIAL (GROUP A) HE (R®)
! 7 = RESIDENTIAL (GROUP B) "E) T (ZH)
ssssoon ‘ | sasdon | RESIDENTIAL (GROUP E) T (LA
VILLAGE TYPE DEVELOPMENT v BHARE
‘GOVERNMENT, INSTITUTION OR COMMUNITY anc | EE T T
i ] OPEN SPACE o] hamie
g ‘OTHER SPECIFIED USES [ RieEERR
. GREEN BELT Hitem
WANG LEE TR
A COMMUNICATIONS T
i T 07
“ R H Yuen Long INNOPARK RAILWAY AND STATION — "
g Uk Tauen patpei = BHREE (BR)
i EE ok Sreegy % Tk \ i A LIGHT RAIL AND STOP Cry e
Iz —_ P
o e MAJOR ROAD AND JUNCTION —_—— EEHBRBO
o “ ELEVATED ROAD wRH
o (@)
- ‘st
Gl TaiifsengWay \ 2 {
% () MISCELLANEOUS Hitr
x ’ Area fa)
g BOUNDARY OF PLANNING SCHEME — 4 — AMEARE
o
5 % & i
5 < PLANNING AREA NUMBER ® AU
% @
PETROL FILLING STATION PES EETS
i A (b
a3
N\~
S
Sl o -
S M SN as ¢ F TiFAEREE R
AL e R SCHEDULE OF USES AND AREAS
N, Smeity =
7 AHEARBERE
k WAER USES e A
e = NAM SANG WAI HecTARES | * anw
wal sian =
COMPREHENSIVE DEVELOPMENT AREA 1742 305 BEAREE
R RESIDENTIAL (GROUP A) o760 1208 w2 (BH)
chu YOG UNG .
o RESIDENTIAL (GROUP B) %9 659 w2 (zZ|)
i & RESIDENTIAL (GROUP £) 535 085 ET (RE)
WANG CHAU 4 Y‘)
7 & VILLAGE TYPE DEVELOPMENT %30 n SHRBE
f ‘GOVERNMENT, INSTITUTION OR COMMUNITY | 4374 780 EURE T L1
4 \ y N 3 OPEN SPACE 084 889 L3 T
$ OTHER SPECIFIED USES 10404 1856 LT
: GREENBELT 3880 692 aitem
fodk Jﬂ& .
Wang'Chau Fuk- mv Tsuen: mm&mn 7 NULLAH 1107 197 LR
i Ne Yo 5‘" ""“" . _ MAJOR ROAD ETC. 8669 1548 EBUBY
. e o y TOTAL PLANNING SCHEME AREA 56057 100.00 BAHEEEER

fnmis
S5 Tairat

i
" $han pur

Wang Chau
Yeung Uk Tsuen

L L
Yeung Uk
San Tien

e i

i
Long Ping Estaté’

The
Soedtrs

A R

7 ¢ i) & A\
S ey, : N
(A)! “, (E): £ \ ud 173
»n..,,@,m ’ = o s TSl

e
st e

LB YUEN LONG STATION

R (X)) BEMEAN—BS
REETLRBEHRBEHNES KET -
THE ATTACHED NOTES ALSO FORM PART OF THIS PLAN
AND HAVE BEEN AMENDED FOR EXHIBITION UNDER
SECTION 5 OF THE TOWN PLANNING ORDINANCE

BEARIRNS GEnAan y
HiONT kL TRAVS TERMS
P COMACA (RCSOBITAL

958 B
PoK'0i Hospital

WRAAMEIBARERER (AN
20074281 wgmm
) 8 ¢

,?
3

Yoo Midtown

Map

R
Y04 Town

Yier Long fark GR INFORMATION: ONLY

spemsey
SHgRRE
Eeoann

®
TRIE

Fire Stion

£

itk Fiembf
Grani 4501 e e

Func 1 rosp

s
Emerad Grogh

LT

ANHZEE . ]
TONG YaN sa TEn
INTERCHANGE

Al ] S m v BEBES® S/YL/27 mEdT
i 3 : /
S, ot e i) e f AMENDMENTS TO APPROVED PLAN No. S/YL/27
7 3 G : :
SN i S iy ¥ AMENDMENTS EXHIBITED UNDER SECTION § ERATANEHE S
g 4 i OF THE TOWN PLANNING ORDINANCE REEERT

Lk
Lam i Tsaen PO e s AMENDMENT ITEM A BIHE AE
= AMENDMENT ITEM B #HREBM
% 2 R .
3 Ko Taw San Tsuen AMENDMENT ITEM C BIAE CH

(BHEMXR)
(SEE ATTACHED SCHEDULE)

ag00eze

i f el Sl ih.lmc,hungYshen

063836

T AT RNEER AR RN AR RSB B

BOEE®R S/YL/27 W LR B RS- A R ENEEEES] D

'OVED PLAN N siyu2r EXHIBITED PREPARED BY THE PLANNING DEPARTMENT UNDER
UNDER S5CHON § OF THE TOWN  PLANMING ORDNANGE. On TOWN PLANNING ORDINANCE, HONG KONG TOWN PLANNING BOARD THe oRecTION OF ThE Tow LN soaro [T

YUEN LONG - OUTLINE ZONING PLAN
SCALE 1:5000 [t f R E”ﬁﬁ SIYLIZS

w w PLAN No.
ETANEALRE w0 o « o w0 METRES K

Ms Donna Tam

SECRETARY

TOWN PLANNING BOARD




Annex Il of
TPB Paper No. 11034

SCHEDULE OF AMENDMENTS TO
THE APPROVED YUEN LONG OUTLINE ZONING PLAN NO. S/YL/27
MADE BY THE TOWN PLANNING BOARD
UNDER THE TOWN PLANNING ORDINANCE (Chapter 131)

1. Amendments to Matters shown on the Plan

Item A - Rezoning of a site at the junction of Shap Pat Heung Road and Tai
Shu Ha Road East from “Village Type Development” (“V”) to
“Residential (Group A)9” (“R(A)9”).

ItemB - Rezoning of a site near the junction of Shap Pat Heung Road and
Yuen Long Tai Yuk Road from “Government, Institution or
Community” to “Residential (Group A)10” (“R(A)10”).

ItemC - Rezoning of a site to the west of Yuen Long Pau Cheung Square from
“Residential (Group A)” (“R(A)”) to “Residential (Group A)11”
(“R(A)117).

II. Amendments to the Notes of the Plan

(a) Revision to the Remarks of the Notes for the “R(A)” zone to incorporate
development restrictions for the new “R(A)9”, “R(A)10” and “R(A)11” sub-
zones; and incorporation of the requirement for submission of a layout plan for
the new “R(A)9” sub-zone.

(b) Incorporation of ‘Government Refuse Collection Point’ and ‘Public
Convenience’ under Column 1 of the Notes for the “V” zone; and corresponding
deletion of ‘Government Refuse Collection Point’ and ‘Public Convenience’
under Column 2 of the Notes for the “V” zone.

(c) Incorporation of ‘Field Study/Education/Visitor Centre’ under Column 2 of the
Notes for the “V” zone.

11 July 2025 Town Planning Board
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Tuen Mun and Yuen Long West District

[Ms Carol K.L. Kan, Senior Town Planner/Tuen Mun and Yuen Long West (STP/TMYLW),
and Ms Carmen K.K. Cheung, Town Planner/Tuen Mun and Yuen Long West were invited to

the meeting at this point.]

Agenda Item 31

[Open Meeting]
Proposed Amendments to the Approved Yuen Long Outline Zoning Plan No. S/YL/27
(RNTPC Paper No. 7/25)

31. The Secretary reported that one of the proposed amendments to the subject
Outline Zoning Plan (OZP) involved the rezoning of a site for private residential development
that was to take forward the decision of the Rural and New Town Planning Committee (the
Committee) of the Town Planning Board (the Board) on section 12A (s.12A) application No.
Y/YL/19 (Amendment Item A) (Item A), and the application was submitted by Giant Star
International Limited, which was a subsidiary of New World Development (NWD) Company
Limited, with AECOM Asia Company Limited (AECOM) as one of the consultants of the

applicant. The following Members had declared interests on the item:

Mr Vincent K.Y. Ho - having current business dealings with AECOM;

Mr Rocky L.K. Poon - being an employee of a company which was a
subsidiary of NWD; and

Mr Ryan M. K. Ip - being the vice-president and executive director of
Public Policy Institute of Our Hong Kong
Foundation which had received donations from
New World Group before.

32. The Committee noted Mr Vincent K.Y. Ho had left the meeting and Mr Ryan M.K.
Ip had tendered an apology for being unable to attend the meeting. As the interest of Mr
Rocky L.K. Poon was considered direct, he should be invited to leave the meeting temporarily.
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[Mr Rocky L.K. Poon left the meeting at this point.]

Presentation and Question Sessions

33. With the aid of a PowerPoint presentation, Ms Carol K.L. Kan, STP/TMYLW,
briefed Members on the background of the proposed amendments to the approved Yuen Long
OZP No. S/YL/27 (the OZP), technical considerations, consultation conducted and

departmental comments as detailed in the Paper. Items A to C were to take forward three

s.12A applications partially agreed/agreed by the Committee. The proposed amendments

included:

(a)

(b)

(©)

Item A — rezoning of a site at the junction of Shap Pat Heung Road (SPHR)
and Tai Shu Ha Road East from “Village Type Development” (“V”) to
“Residential (Group A) 9” (“R(A)9”) subject to a maximum domestic plot
ratio (PR) of 6 and a maximum building height (BH) of 120mPD;

Item B — rezoning of a site near the junction of SPHR and Yuen Long Tai
Yuk Road from “Government, Institution or Community” to “R(A)10”
subject to a maximum PR of 6.5, of which the domestic PR should not exceed
6, and a maximum BH of 25 storeys (excluding basement(s)). A gross floor
area (GFA) of not less than 2,495m? should be provided for government,
institution and community facilities, which should be included for PR

calculation; and

Item C — rezoning of a site to the west of Yuen Long Pau Cheung Square
from “R(A)” to “R(A)11” subject to a maximum domestic GFA of 3,088m?,
a maximum non-domestic GFA of 1,522m?, a maximum GFA of 4,723m? for
the provision of residential care home for the elderly and a maximum BH of

30 storeys (excluding basement(s)).

34. There were also amendments to the Notes of the OZP consequential to the

amendments to the Plan and to tally with the latest Master Schedules of Notes to Statutory

Plans (MSN).



-16 -

35. As the presentation of the Planning Department (PlanD)’s representative had been

completed, the Chairperson invited questions from Members.

36. The Vice-chairperson and two Members raised the following questions on Item A:

(a)

details of the requirement to submit Layout Plan as stipulated in the
Remarks of the Notes;

(b)  any update on the acquisition of land by the applicant of application No.
Y/YL/19; and
(c)  the management and maintenance party of the strip of government land
(GL) adjoining the rezoning application site, which was proposed to be
included in the “R(A)9” zone.
37. In response, Ms Carol K.L. Kan, STP/TMYLW, with the aid of some PowerPoint

slides, made the following main points:

(@)

(b)

given that the Phase 2 development of Item A site was occupied by
brownfield operations, to address the Committee’s concern on the potential
industrial/residential (I/R) interface during consideration of the s.12A
application, paragraph (h) in the Remarks of the Notes for the “R(A)” zone
specified the requirements for submission of a layout plan and relevant
technical assessment(s) for any development in the “R(A)9” zone for the
Committee’s consideration to facilitate appropriate planning control over

the proposed development;

based on the prevailing understanding, there was no update on the status of
land ownership as compared to the status at the s.12A application stage, in
which private lots owned by the applicant and other owners accounted for
about 40% and 12% of the entire development site respectively, while the

rest was GL; and
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(c)  the concerned strip of GL covered part of the existing road of Tai Shu Ha
Road East and a portion of the footpath was maintained by the Highways
Department and the remaining footpath was maintained by the Lands
Department.  This strip of residual GL was zoned “V” on the OZP and it
was proposed to be rezoned to “R(A)9” to rationalise the zoning boundary
in tandem with the rezoning of the s.12A application site, and it would
retain its existing status as GL with the current management and
maintenance under the established practice by relevant government

departments.

38. In response to the Vice-chairperson’s concern on the phased implementation of the
proposed development and the potential environmental implications as the applicant had yet
acquired the remaining private land of Item A site and the brownfield operations might still
exist upon completion of the first phase development, the Chairperson said that the submission
of a layout plan to the Board for development in the “R(A)9” zone specified in the Notes was
to address the Committee’s concern on the potential I/R interface and related issues. The
applicant should include schemes on development covering the whole site and partial
development with brownfield operations co-existed, and the relevant technical assessments
with proposed mitigation measures, including those for the co-existed scenario, for the

Committee’s consideration.

39. The Chairperson remarked that the proposed amendments to the OZP were mainly
to take forward three s.12A applications which were previously agreed by the Committee.
Should the Committee agree with the proposed amendments, the draft OZP would be gazetted
for public inspection for 2 months and the representations received, if any, would be submitted

to the Board for consideration.

40. After deliberation, the Committee decided to:

“(a) agree to the proposed amendments to the approved Yuen Long Outline
Zoning Plan (OZP) No. S/YL/27 and that the draft Yuen Long OZP
No. S/YL/27A at Attachment Il of the Paper (to be renumbered to S/YL/28
upon exhibition) and its Notes at Attachment 111 of the Paper are suitable for

exhibition for public inspection under section 5 of the Town Planning
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Ordinance (the Ordinance); and

(b) adopt the revised Explanatory Statement (ES) at Attachment IV of the Paper
for the draft Yuen Long OZP No. S/YL/27A (to be renumbered to S/YL/28
upon exhibition) as an expression of the planning intentions and objectives
of the Town Planning Board (the Board) for various land use zones on the
OZP and the revised ES will be published together with the OZP.”

41. Members noted that as a general practice, the Secretariat of the Board would
undertake detailed checking and refinement of the draft OZP including the Notes and ES, if
appropriate, before their publication under the Ordinance. Any major revisions would be

submitted for the Board’s consideration.
[The Chairperson thanked PlanD’s representatives for attending the meeting. They left the

meeting at this point.]

—Agenda-ltem 42
Any Other Business

[Open Meeting]

There being no other business, the meeting was closed at 3:20 p.m.
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Provision of Major Community Facilities and Open Space in Yuen Long District Council Area

Type of Facilities

Hong Kong
Planning
Standards and
Guidelines
(HKPSG)

HKPSG
Requirement
(based on
planned
population)

Provision

Existing
Provision

Planned
Provision

Surplus/
Shortfall
(against
planned
provision)

(including
Existing
Provision)

Open District
Space® |Open
Space

10 ha per 100,000
persons

157.51 ha

29.15 ha

191.40 ha 33.89 ha

Local
Open
Space

10 ha per 100,000
persons

157.51 ha

110.72 ha

220.36 ha 62.85 ha

Sports Centre

1 per 50,000 to
65,000 persons#

(assessed on a
district basis)

24

21 -3

Sports Ground/Sport
Complex

1 per 200,000 to
250,000 persons?

(assessed on a
district basis)

Swimming Pool
Complex — standard

1 complex per
287,000 persons#

(assessed on a
district basis)

District Police
Station

1 per 200,000 to
500,000 persons

(assessed on a
regional basis)

Divisional Police
Station

1 per 100,000 to
200,000 persons

(assessed on a
regional basis)

Magistracy

1 per 660,000
persons

(assessed on a
regional basis)




Provision of Major Community Facilities and Open Space in Yuen Long District Council Area

Provision
anning. | Requirement Planned | Surplus/
- ¢ Eaciliti 9 q Provision Shortfall
ype ot Facilities | Standards and (based on Existing (against
Guidelines planned Provision (including lanned
(HKPSG) population) - P
Existing provision)
Provision)
Community Hall No set standard N.A. 8 13 N.A.
Library 1 district library per 8 3 8 0
200,000 persons
(assessed on a
district basis)
Kindergarten/ 34 classrooms for 793 476 954 161
Nursery 1,000 children aged| classrooms classrooms classrooms classrooms
3 to under 6
Primary School 1 whole-day 1,892 1,276 2,494 602
classroom for 25.5 classrooms classrooms classrooms classrooms
persons aged 6-11
(assessed by EDB
on a district/school
network basis)
Secondary School |1 whole-day 1,245 1,153 1,663 418
classroom for 40 classrooms classrooms classrooms classrooms
persons aged 12-17
(assessed by EDB
on a territory-wide
basis)
Hospital 5.5 beds per 1,000 8,823 1,122 6,422 -2,401
persons beds beds beds beds”
(assessed by Hospital
Authority (HA) on a
regional/ cluster
basis)




Provision of Major Community Facilities and Open Space in Yuen Long District Council Area

Type of Facilities

Hong Kong
Planning
Standards and
Guidelines
(HKPSG)

HKPSG

Requirement

(based on
planned

population)

Provision

Existing
Provision

Planned
Provision

(including
Existing
Provision)

Surplus/
Shortfall
(against
planned
provision)

Clinic/Health Centre

1 per 100,000
persons

(assessed on a
district basis)

16

14

-2

Child Care Centre

100 aided places per
25,000
persons”

(assessed by SWD on
a local basis)

6,300
places

442
places

2,592
places

-3,708
places™

Integrated Children
and Youth Services
Centre

1 for 12,000
persons aged 6-24*

(assessed by SWD on
a local basis)

15

11

19

Integrated Family
Services Centre

1 for 100,000 to
150,000 persons”

(assessed by SWD on
a service boundary
basis)

10

11

District Elderly
Community Centres

One in each new
development area
with a population
of around 170,000
or above®

(assessed by SWD)

N.A.

N.A.




Provision of Major Community Facilities and Open Space in Yuen Long District Council Area

Type of Facilities

Hong Kong
Planning
Standards and
Guidelines
(HKPSG)

HKPSG
Requirement
(based on
planned
population)

Provision

Existing
Provision

Planned
Provision

(including
Existing
Provision)

Surplus/
Shortfall
(against
planned
provision)

Neighbourhood
Elderly Centres

One in a cluster of
new and
redeveloped
housing areas with
a population of
15,000 to 20,000
persons, including
both public and
private housing®

(assessed by SWD)

N.A.

25

N.A.

Community Care
Services (CCS)
Facilities

17.2 subsidised
places per 1,000
elderly persons
aged 65 or above*

(assessed by SWD on
a district basis)

6,962 places

648 places

2,378 places

-4,584
places™

Residential Care
Homes for the
Elderly

21.3 subsidised
beds per 1,000
elderly persons
aged 65 or above*

(assessed by SWD on
a cluster basis)

8,622
beds

1,833
beds

5,687
beds

-2,935
beds™

Pre-school
Rehabilitation
Services

23 subvented
service places per
1,000 children aged
0-6*

(assessed by SWD on
a district basis)

1,296
places

280
places

820
places

-476
places™




Provision of Major Community Facilities and Open Space in Yuen Long District Council Area

Provision
Hong K_ong HK_PSG Planned surplus/
Planning Requirement Provision Shortfall
Type of Standardsand | (based on Existin :
Facilities Guidelines planned XISt - - (against
. Provision (including planned
(HKPSG) population) Existing provision)
Provision)
Day 23 subvented 3,153 898 1,568 -1,585 places™
Rehabilitation service places per places places places
Services 10,000 persons
aged 15 or above*
(assessed by SWD on
a district basis)
Residential 36 subvented 4,935 818 3,438 -1,497 places™
Care Services service places per places places places
10,000 persons
aged 15 or above*
(assessed by SWD on
a cluster basis)
Community 1 centre per 3 0 2 -1°
Rehabilitation 420,000 persons*
Day Centre
(assessed by SWD on
a district basis)
District Support |1 centre per S 2 3 -2"
Centre for 280,000 persons*
Persons with
Disabilities (assessed by SWD on
a district basis)
Integrated 1 standard scale 4.8 1.7 2.7 -2.1°
Community Centre |centre per 310,000
for Mental persons”
Wellness
(assessed by SWD on
a district basis)




Note:

The planned resident population is about 1,575,100. If including transients, the overall planned population is about 1,604,300.
All population figures have been adjusted to the nearest hundred.

Remarks:

#

The requirements exclude planned population of transients.

While no categorisation of local and district open spaces as recommended under the Agreement No. CE 31/2019 (TP)
‘Reimagining Public Spaces in Hong Kong — Feasibility Study’, the provision standards and categorisation as shown on the
current table have made reference to the Chapter 4 of the Hong Kong Planning Standards and Guidelines.

The deficit in provision is based on District Council planned population while the Hospital Authority plans its services on a
cluster basis, and takes into account a number of factors in planning and developing various public healthcare services. The
New Territories West Cluster (NTWC) provides services for residents in Tuen Mun and Yuen Long districts. There are a number
of hospital redevelopment projects planned in the First and Second Ten-year Hospital Development Plans (HDPs), which will
provide additional beds for serving the population in NTWC. The projected service demand will be catered for in the First and
Second Ten-year HDPs.

The deficit in provision is based on District Council planned population while the Social Welfare Department (SWD) adopts a
wider spatial context/cluster in the assessment of provision for such facility. In applying the population-based planning
standards, the distribution of welfare facilities, supply in different districts, service demand as a result of the population growth
and demographic changes as well as the provision of different welfare facilities have to be considered. As the HKPSG
requirements for these facilities are a long-term goal, the actual provision will be subject to consideration of the SWD in the
planning and development process as appropriate. The Government has been adopting a multi-pronged approach with long-,
medium- and short-term strategies to identify suitable sites or premises for the provision of more welfare services which are in
acute demand.
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