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5.1

December 2024

Proposed Amendments to the Approved Yuen Long Outline 
Zoning Plan (No. S/YL/27)N/A

ZONING

C Commercial
R(A) Residential (Group A)
R(B)
R(E)

Residential (Group B)
Residential (Group E)

V Village Type Development
G/IC Government, Institution or Community
O Open Space
OU Other Specified Uses
GB Green Belt

LEGEND

Application Site

Proposed Building Height Restriction (in mPD)120

Proposed “Residential (Group A)9” Zone

120
R(A)9

N/A

Approved Yuen Long 
Outline Zoning Plan 

No. S/YL/27

Approved Tai Tong Outline 
Zoning Plan No. S/YL-TT/20

Approved Tong Yan 
San Tsuen Outline 
Zoning Plan No. 

S/YL-TYST/14
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5.2a N/A
Proposed Amendments to the Approved Yuen Long OZP 
(No. S/YL/27) – Notes of the “R(A)” Zone 

December 2024 N/A



5.2b N/A
Proposed Amendments to the Approved Yuen Long OZP 
(No. S/YL/27) – Notes of the “R(A)” Zone 

December 2024 N/A

(a) On land designated “Residential (Group A)” (“R(A)”), “Residential (Group A)2” 
(“R(A)2”), “Residential (Group A)3” (“R(A)3”), “Residential (Group A)4” (“R(A)4”), 
“Residential (Group A)5” (“R(A)5”) and “Residential (Group A)8” (“R(A)8”), no  
new development for a domestic or non-domestic building shall exceed a maximum 
domestic plot ratio of 5 or a maximum non-domestic plot ratio of 9.5, as the case may 
be, and a maximum building height of 30 storeys excluding basement(s) for “R(A)” 
and “R(A)2” zones, a maximum building height of 25 storeys excluding basement(s) 
for “R(A)3” and “R(A)4” zones, a maximum building height of 90mPD for “R(A)5” 
zone and a maximum building height of 100mPD for “R(A)8” zone. For new 
development of a building that is partly domestic and partly non-domestic, the plot 
ratio for the domestic part of the building shall not exceed the product of the   
difference  between  the  maximum  non-domestic  plot  ratio  of  9.5  and  the  actual 
non-domestic plot ratio proposed for the building and the maximum domestic plot 
ratio of 5 divided by the maximum non-domestic plot ratio of 9.5.

(b) On land designated “R(A)”, “R(A)2”, “R(A)3”, “R(A)4”, “R(A)5”, and “R(A)8” and 
“R(A)9”, no addition, alteration and/or modification to or redevelopment of an 
existing building shall result in a total development and/or redevelopment in excess of 
the relevant maximum domestic and/or non-domestic plot ratio(s), and the maximum 
building height stated in paragraph (a) above, or the domestic and/or non-domestic 
plot ratio(s), and the height of the existing building, whichever is the greater, subject 
to, as applicable -

(i) the plot ratio(s) and height of the existing building shall apply only if any 
addition, alteration and/or modification to or redevelopment of an existing 
building is for the same type of building as the existing building, i.e. domestic, 
non-domestic, or partly domestic and partly non-domestic building; or

(ii) the maximum domestic and/or non-domestic plot ratio(s), and the maximum 
building height stated in paragraph (a) above shall apply if any addition, 
alteration and/or modification to or redevelopment of an existing building is not 
for  the  same  type  of  building  as  the  existing  building,  i.e.  domestic,     
non-domestic, or partly domestic and partly non-domestic building.

(c) On land designated “R(A)2” and “R(A)3”, no new development or redevelopment of 
an existing building shall result in a total development and/or redevelopment in excess 
of a maximum site coverage of 80%. No addition, alteration and/or modification to an 
existing building shall exceed the site coverage restriction stated above or the site 
coverage of the existing building, whichever is the greater.

S/YL/27

RESIDENTIAL (GROUP A) (cont’d)

Planning Intention

This zone is intended primarily for high-density residential development. Commercial uses
are always permitted on the lowest three floors of a building or in the purpose-designed

non-residential portion of an existing building.

Remarks

(Please see next page)



5.2c N/A
Proposed Amendments to the Approved Yuen Long OZP 
(No. S/YL/27) – Notes of the “R(A)” Zone 

December 2024 N/A

(d) On land designated “Residential (Group A)1”, no new development, or addition, alteration 
and/or modification to or redevelopment of an existing building shall exceed a maximum 
domestic plot ratio of 5 or a maximum non-domestic plot ratio of 9.5, as the case may be, and a 
maximum building height of 25 storeys excluding basement(s). For a building that is partly 
domestic and partly non-domestic, the plot ratio for the domestic part of the building shall not 
exceed the product of the difference between the maximum non-domestic plot ratio of 9.5 and 
the actual non-domestic plot ratio proposed for the building and the maximum domestic plot 
ratio of 5 divided by the maximum non-domestic plot ratio of 9.5.

(e) On land designated “Residential (Group A)6” (“R(A)6”), no new development, or addition, 
alteration and/or modification to or redevelopment of an existing building shall result in a total 
development and/or redevelopment in excess of a maximum plot ratio of 6.7 and a maximum 
building height of 185mPD, or the plot ratio and height of the existing building, whichever is 
the greater.

(f) On land designated “Residential (Group A)7” (“R(A)7”), no new development, or addition, 
alteration and/or modification to or redevelopment of an existing building shall result in a total 
development and/or redevelopment in excess of a maximum plot ratio of 5 and a maximum 
building height of 90mPD, or the plot ratio and height of the existing building, whichever is 
the greater.

(g) On land designated “Residential (Group A)9”, no new development, or addition, alteration 
and/or modification to or redevelopment of an existing building shall result in a total 
development and/or redevelopment in excess of a maximum domestic plot ratio of 6 and the 
maximum building height in terms of metres above Principal Datum as stipulated on the 
Plan, or the plot ratio and height of the existing building, whichever is the greater.

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

(i) In determining the maximum plot ratio on land designated “R(A)5”, “R(A)6” and “R(A)8”, 
any floor space that is constructed or intended for use solely as GIC facilities, as required by 
the Government, may be disregarded.

(j) Where the permitted plot ratio as defined in Building (Planning) Regulations is permitted to be 
exceeded in circumstances as set out in Regulation 22(1) or (2) of the said Regulations, the 
plot ratio for the building on land to which paragraph (a), (b), (d), (e), or (f) or (g) applies may 
be increased by the additional plot ratio by which the permitted plot ratio is permitted to be 
exceeded under and in accordance with the said Regulation 22(1) or (2), notwithstanding that 
the relevant maximum plot ratio specified in paragraphs (a), (b), (d), (e), and (f) and (g) above 
may thereby be exceeded. 

S/YL/27

RESIDENTIAL (GROUP A) (cont’d)

(cont’d)

(Please see next page)



5.2d N/A
Proposed Amendments to the Approved Yuen Long OZP 
(No. S/YL/27) – Notes of the “R(A)” Zone 

December 2024 N/A

(k) Based on the individual merits of a development or redevelopment proposal, minor relaxation 
of the plot ratio, building height and/or site coverage restrictions stated in paragraphs (a), (b), 
(c), (d), (e), and (f) and (g) above may be considered by the Town Planning Board on 
application under section 16 of the Town Planning Ordinance.

S/YL/27

RESIDENTIAL (GROUP A) (cont’d)

(cont’d)

(Please see next page)



5.3a N/A
Proposed Amendments to the Approved Yuen Long OZP No. 
S/YL/27 – Explanatory Statement of the “R(A)” Zone

December 2024 N/A

S/YL/27

9.2.8 A site in Area 7 zoned “R(A)5” has been developed for residential use known as “The 
Spectra”, which is subject to a maximum domestic plot ratio of 5 or a maximum non-
domestic plot ratio of 9.5 and a maximum building height of 90mPD.

9.2.9 A site in Area 14 at Tai Kei Leng zoned “R(A)6” is intended for public housing 
development. GIC facilities and local open space will be provided within the site. The 
area is subject to a maximum plot ratio of 6.7 and a maximum building height of 
185mPD. To facilitate the provision of public vehicle parking spaces to meet the local 
demand, ‘Public Vehicle Park (excluding container vehicle)’ use is always permitted 
within the “R(A)6” sub-area. 

9.2.10 A planning brief setting out the planning parameters and the design requirements of 
public housing development at the “R(A)6” zone will be provided to guide its future 
development.

9.2.11 For the site zoned “R(A)6”, an Air Ventilation Assessment – Expert Evaluation (AVA-
EE) has been carried out for the site and concluded that design measures, including 
building separations, setbacks and open areas, would alleviate the potential air ventilation 
impacts on the surrounding wind environment. A quantitative AVA shall be carried out at 
the detailed design stage. Requirements of the design measures and quantitative AVA 
shall be incorporated in the planning brief for implementation as appropriate.

9.2.12 A site in Area 13 zoned “R(A)7” is intended for private subsidised housing development. 
The area is subject to a maximum plot ratio of 5 and a maximum building height of 
90mPD.

9.2.13 A site in Area 2 zoned “R(A)8” has been developed for residential use known as “Sol 
City”, which is subject to a maximum domestic plot ratio of 5 or a maximum non-
domestic plot ratio of 9.5 and a maximum building height of 100mPD.

9.2.14 A site located to the north of Shap Pat Heung Road is zoned “R(A)9”.  
Development/redevelopment within this zoning is subject to a maximum domestic plot 
ratio of 6 and the maximum building height in terms of metres above Principal Datum 
as stipulated on the Plan, or the plot ratio and height of the existing building, 
whichever is the greater. In order to enhance compatibility with the local environment, 
development/ redevelopment within this zoning should consider adopting suitable 
design measures such as stepped building height profile, building separation and 
building voids etc.

9.2.15 For the “R(A)5”, “R(A)6” and “R(A)8” zones, in determining the maximum plot ratio of 
the developments and/or redevelopments, any floor space that is constructed or intended 
for use solely as GIC facilities, as required by the Government, may be disregarded to 
facilitate the provision of these facilities. 

9.2.16 To provide flexibility for innovative design adapted to the characteristics of particular 
sites, minor relaxation of the plot ratio, building height and/or site coverage restrictions 
may be considered by the Board through the planning permission system. Each 
application will be considered on its individual planning merits with reference to the 
criteria in paragraph 9.1.7 above.



5.3b N/A
Proposed Amendments to the Approved Yuen Long OZP No. 
S/YL/27 – Explanatory Statement of the “R(A)” Zone

December 2024 N/A

S/YL/27

9.2.17 The residential developments along Castle Peak Road – Yuen Long are subject to traffic 
noise impacts. Where appropriate, the building design of new 
developments/redevelopments should incorporate the best practicable environmental 
mitigation measures. The Director of Environmental Protection should be consulted on 
the environmental mitigation measures if needed. Efforts should also be made to reduce 
the noise level at source, such as the provision of noise reducing friction course on road 
surface.

9.2.18 According to the YL AVA(EE) Study, future developers are encouraged to adopt other 
design measures that could minimize negative air ventilation impact. These include, inter 
alia, lower podium height, greater permeability of podium, wider gap between buildings, 
reducing building height for buildings with wide façade facing prevailing wind directions, 
irregular building heights stepping towards the north and minimizing the blocking of 
breezeway through positioning of building towers and podiums.

9.2.19 The width of some sections of the footways along Castle Peak Road – Yuen Long falls 
short of the standard requirement. Setting back of some new buildings may be required 
for widening the footways. The maximum site coverage restriction mentioned in 
paragraphs 9.2.5 and 9.2.6 above are also relevant for the purpose of footway widening. 

9.2.20 The plot ratio control under “R(A)6”, and “R(A)7” and “R(A)9” zones is regarded as 
being stipulated in a “new or amended statutory plan” according to the Joint Practice 
Note No. 4 “Development Control Parameters Plot Ratio/Gross Floor Area”, and shall be 
subject to the streamlining arrangements stated therein.

Residential (Group B) (“R(B)”) : Total Area 36.93 ha

9.3.1 Residential sites within this zone are in Areas 6, 13, 14 and 16 mainly located in the 
southern part of the Town. This zone is intended primarily for medium-density residential 
development where commercial uses serving the residential neighourhood may be 
permitted on application to the Board.

9.3.2 “Park Royale”, “Scenic Gardens”, “Parkside Villa” and “Emerald Green”, amongst 
others, in Areas 6 and 13 and “The Reach”, “Sereno Verde”, “Grand Del Sol” and “Villa 
Premiere” in Area 14 are zoned “R(B)”. Within the “R(B)” zone, residential development 
is restricted to a maximum plot ratio of 3.5 and a maximum building height of 25 storeys 
(excluding basement car park).

9.3.3 According to the YL AVA(EE) Study, Areas 13 and 14 would enjoy ample breezes. 
However, to avoid potential local adverse air ventilation problem, the concepts of ‘inter-
building spacing’ or ‘courtyard’ by providing adequate space between buildings at wind 
direction should be applied as far as practicable in the design and layout of future 
developments in the “R(B)” zone in Areas 13 and 14.

9.3.4 In Area 16, a site zoned “R(B)1” has been developed for residential use known as “One 
Regent Place” with a maximum plot ratio of 3 and a maximum building height of 25 
storeys (excluding basement car park) so as to be compatible with the developments in 
the surrounding areas. Similarly, another site zoned “R(B)2” has been developed for 
residential use known as “The Parcville” with a maximum plot ratio of 3 and a maximum 
building height of 55mPD. According to the YL AVA(EE) Study, buildings on these sites 
should avoid blocking north-easterlies or easterlies, which are the prevailing wind 
directions.

9.3



Y/YL/19

Previous Rezoning Application covering the Application Site

Rejected Application

Application
No. Proposed Amendments

Date of
Consideration

(RNTPC)

Rejection
Reason(s)

Z/YL/6 Request for Amendment to the Draft Yuen
Long Outline Zoning Plan No. S/YL/16
from “Village Type Development” to
“Residential (Group B)”

13.4.2007 (1), (2),
(3) and (4)

Rejection Reasons

(1) The “Village Type Development” zone was intended for retention of existing villages and
the reservation of land for village expansion purpose. The rezoning of the site to
“Residential (Group B)” would reduce the amount of land reserved for Small House
development which was in great demand in the Yuen Long area.

(2) There was insufficient information to demonstrate that the proposed zoning amendment
would not have adverse infrastructural, traffic, drainage, sewerage, environmental and
landscaping impacts on the surrounding areas.

(3) The proposed zoning amendment to facilitate a residential development of 25-storey high
was considered not compatible with the surrounding low-rise low-density residential
developments in terms of scale, intensity and nature.

(4) The approval of the rezoning request would set an undesirable precedent for other similar
requests for medium-density residential developments to proliferate in the area.  The
cumulative effect would reduce the land available for Small House development.
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Detailed Comments of Relevant Government Departments

Comments of the District Lands Officer/Yuen Long, Lands Department (LandsD):

(a) The application site (the Site) has an area of about 6,290m2 including about 2,968m2 of
Government Land (GL), of which the actual site area, site boundary of the private lots,
lease details, etc. are subject to verification upon receipt of land exchange application.

(b) According to the records of the Land Registry, the private lots within the Site are owned
by different owners. The ownership particulars of the private lots forming the Site have
to be examined in details at the land exchange application stage, if applied.

(c) In the event the rezoning application under s.12A of the Ordinance is accepted or
partially accepted by the Town Planning Board (the Board) with a set of clear
development parameters (including but not limited to the proposed user, gross floor
area and car parking provisions, as appropriate) defined/firmed up and further
submission to the Board (including application(s) for permission under s.16 of the
Ordinance after the corresponding amendment to the Outline Zoning Plan (OZP) has
been made) is not required, the land owners may submit request for streamlined
processing of land exchange application.  Depending on the circumstances of each
case, LandsD at its sole and absolute discretion may, upon receipt of such valid
request and subject to payment of the administrative fee(s) (including fee payable to
the Legal Advisory and Conveyancing Office, if required) by the land owners,
commence the streamlined processing of the land exchange application on a without
prejudice and non-committal basis while Planning Department is taking forward the
relevant OZP amendment.

Comments of the Commissioner for Transport:

(a) As setback is allowed at the Tai Shu Ha Road East and Shap Pat Heung Road for the
road improvement works in the future, relevant clauses and non-building area shall be
specified under the lease if the case is further proceeded.

(b) The proposed development would affect the existing vehicular access to the lots at the
north (i.e. Lot 1391 S.B ss.1 in D.D.120).  The Traffic Impact Assessment report
indicated that a right-of-way will be granted to the users of the existing vehicular access.
In this connection, appropriate clauses shall be specified under the lease if the case is
further proceeded.

Comments of the Chief Highway Engineer/New Territories West, Highways Department:

(a) The proposed access arrangement of the Site from Shap Pat Heung Road should be
commented and approved by the Transport Department (TD).

(b) HyD shall not be responsible for the maintenance of any accesses connecting the Site
and Shap Pat Heung Road.

(c) The applicant proposed to have vehicular connection to the Site under application No.
A/YL/263.

Agenda Item 4
Replacement Page 1 of Appendix IV
of RNTPC Paper No. Y/YL/19
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Y/YL/19

(d) If the proposed access on Shap Pat Heung Road is approved by TD, the applicant should
ensure a run-in/out is constructed in accordance with the latest version of HyD Standard
Drawings No. H1113 and H1114, or H5133, 5134 and H5135, whichever set is
appropriate to match with the existing adjacent pavement.

(e) If any road improvements on the public road including road improvements proposed in
the Traffic Impact Assessment are considered necessary by TD due to the proposed
development, they shall not be implemented by HyD and shall be implemented by the
applicant to the satisfaction of TD and HyD at the applicant’s own cost.

(f) Adequate drainage measures should be provided to prevent surface water running from
the Site to the nearby public roads and drains.

Comments of the Director of Fire Services:

(a) Detailed fire safety requirements will be formulated upon receipt of formal submission
of general building plans.

(b) The provision of emergency vehicular access (EVA) at the 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 [B(P)R] 41D which is
administrated by the Buildings Department (BD).

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

(a) The applicant is reminded that approval of the s.12A application by the Town Planning
Board (the Board) does not imply approval of tree works such as pruning, transplanting
and/or felling under lease.  The applicant is required to approach relevant authority/
Government department(s) direct to obtain the necessary approval on tree works where
appropriate.

(b) The applicant is reminded that approval of the s.12A application by the Board does not
imply approval of site coverage of greenery requirements under PNAP APP-152 and/or
under the lease. The site coverage of greening calculation should be submitted
separately to the Buildings Department (BD).

Comments of the Chief Building Surveyor/New Territories West, BD:

(a) Presumably the Site abuts on Shap Pat Heung Road and is a Class A site, its permitted
development intensity shall be determined under the First Schedule of the Building
(Planning) Regulations [B(P)R] at the building plan submission stage.  Otherwise, the
permitted development intensity of the Site shall be determined under Regulation 19(3)
of the B(P)R.

(b) The Site shall be provided with means of obtaining access thereto from a street under
Regulation 5 of the B(P)R and EVA shall be provided for all the buildings to be erected
on the Site in accordance with the requirements under Regulation 41(D) of the B(P)R.

(c) The proposed high headroom of Ground Floor (minimum 10m as indicated in the
schematic section ‘A’-‘A’ and ‘B’-‘B’) at Tower T1B and T2 should be justified and
considered during the building plans submission stage.
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Y/YL/19

(d) If the proposed plot ratio is based on the assumption that gross floor area (GFA)
concession will be granted, the pre-requisites for GFA concession in Practice Notes for
Authorized Persons, Registered Structural Engineers and Registered Geotechnical
Engineers (PNAP) APP-151 and the Sustainable Building Design Guidelines stipulated
in PNAP APP-152 should be complied with.

(e) For any car parking spaces to be disregarded from GFA calculation under Regulation
23(3)(b) of the B(P)R, the applicant shall comply with PNAP APP-2.

Comments of the Head of GEO, CEDD:

(a) The Site encroaches onto Feature No. 6NW-B/F232 while a nullah appears to be present
at the Site.

(b) The applicant is reminded to submit plans of proposed building works, as necessary, to
BD for approval as required under the provisions of the Buildings Ordinance.

(c) The applicant is reminded that the Site is located within Scheduled Area No. 2 and may
be underlain by cavernous marble.  Depending on the nature of foundation of the new
development proposed at the Site, extensive geotechnical investigation may be required
as necessary, and may require a high-level involvement of experienced geotechnical
engineer(s), both in the design and supervision of geotechnical aspects of the works to
be carried out on the Site.

Comments of the Director of Electrical and Mechanical Services (DEMS):

(a) In the interest of the public safety and ensuring the continuity of electricity supply, the
parties concerned with planning, designing, organizing and supervising any activity near
the underground cable or overhead line under the mentioned document should approach
the electricity supplier (i.e. CLP Power) for the requisition of cable plans (and overhead
line alignment drawings, where applicable) to find out whether there is any underground
cable and/or overhead line within and/or in the vicinity of the Site. The applicant should
also be reminded to observe the Electricity Supply Lines (Protection) Regulation (the
Regulation) and the “Code of Practice on Working near Electricity Supply Lines”
established under the Regulation when carrying out works in the vicinity of the
electricity supply lines.
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