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Executive Summary

Pursuant to Section 16 of the Town Planning Ordinance (TPO), this Supporting Planning Statement
is prepared and submitted to seek approval from Town Planning Board (TPB) for Proposed Minor
Relaxation of Building Height (BH) restriction for Permitted House development (Proposed Scheme)
in the “Residential (Group C)2” (“R(C)2”) zone at Lot No. 214 in D.D. 219 & the Extension thereto
and Adjoining Government Land, Tin Shek Road, Sai Kung, New Territories (the Application Site).

The Application Site, with an area of about 681.4m?, is currently occupied by a 3-storey house with
BH of 7.6m for residential purpose. It is situated within a predominantly low-dense residential
neighbourhood in Sai Kung. It falls within the “R(C)2” zone on the Approved Ho Chung Outline
Zoning Plan (OZP) No. S/SK-HC/11, which is intended “primarily for low-rise, low-density
residential developments where commercial uses serving the residential neighbourhood may be
permitted on application to the TPB”. According to the Notes of “R(C)2”, the Application Site is
subject to a maximum plot ratio (PR) of 0.4, site coverage (SC) of 20% and BH of 9m with 2 storeys
over one storey of carport, or the PR, SC and height of building which was in existence on the date
of the first publication in the Gazette of the notice of the interim development permission area plan,
whichever is the greater.

The Proposed Scheme involves redevelopment of an existing House, which is a Column 1 use always
permitted under the “R(C)2” zone. The Proposed Scheme comprises of a PR of not more than 0.4,
SC of not more than 20% and a BH of 2 storeys over one storey of basement carpark. The proposed
minor relaxation of BH from 9m to 11.3m is intended to accommodate a habitable headroom for
health and well-being outcomes, as well as a basement carpark that fulfil operational requirements. It
is worth to note that the resultant BH is only 2 storey (8m) visible from ground floor, as compared to
the BH restriction of 9m visible from ground floor, while fully compatible with the surrounding
context. A Tree Survey Report and Geotechnical Planning Review have been prepared in support of
the planning application.

In summary, the proposed minor relaxation of BH is fully justified due to the following reasons:
e In-Line with the Planning Intention of the “R(C)” Zone;
e Fulfilling Habitable Need for House Use in Post-Pandemic Era;

e Echoing Government Policy for Underground Carparking and Exploring Opportunity for
Access Enhancement;

e Fully Compatible with the Surrounding Neighbourhood:;

e Proven Technically Feasible and Resulting in NO Adverse Impacts on Surrounding
Environment; and

e Setting a Desirable Precedent for Minor Relaxation of Building Height with Individual Merits.

The Applicant has demonstrated his genuine intention and commitment in taking forward the
Proposed Scheme at the Application Site. In light of the justifications put forward in this Supporting
Planning Statement, we sincerely seek the favourable consideration from the TPB to give support to
this Section 16 Application.

ARUP

Section 16 Application for Minor Relaxation of Building Height Restriction for
Permitted House development in “Residential (Group C)2” Zone at Lot No. 214 in
D.D. 219 & the Extension thereto and Adjoining Government Land, Tin Shek Road,
Sai Kung, New Territories

| Final | November 2024 Supporting Planning Statement Page iii



THUE
(ISR AT TS, WELITE A 2

A GOSN RG) 25 16 el d B s B AR A T R R B e, R0 B A SRR
U055 219 #9258 214 5F ST R BB L) [ (WED 2] iy C [HaEEL] ),
PEfERRNS AR R R L IR, DMEHERF I R T 95 (Bt i) o

HEE A T AR 45 681.4 T UK, Bl & —Tim =AY 7.6 KRET . HaEthA AR
Ty I T R AZ HE[E A 5% SISK-HC/LL (&5t a) RAED 1) [{EE (8D | iy, K
MBI EER 8. RERERET R, IRBHETE M7 R SE Mg, i
MBI BRI PR, e ] o RE [ET (RD 2] WFHRERE, HEshEs b
HERF A B R AR EE R 2y 0.4 4, B K ERRINAR Ay 20%, DAAEsdsiym Ay 9 Kk (RI—Jg
i il o B o] L g D 5 G AT [ T e e bt B ] 1) 2 S A RE R E I B RZ H
RATER R RYIRAREE R . ERmARAI L, W DU O 2

Bk BRI R NERBART, & [T (ABD 2] W NE MRS, K
a9 T RN LE AR AR 0.4, oK B IAAEIE 200, @EEMEER 2 EE, WAt
Wi RCH — Yy . S NSRRI O OK B SR e R PR A AT 28 11.3 9K, DASe it
L IR S AL 2 ] v P, AR REAIARAL s R PR B2 (i AL A 7 2 3t i {2 I 25 ] (EASE
B, e R O KRS R HIM L, BRI mEER 2 s (82K, I
58 4 B [ BRSO . HER R IRp VBl 17 A8 A SR A i oy AN - TRE A A i oy SCHFig IR
EFlEE

Ho

Tk

RSB, HhEasem 2 o SR v LR 1 ) & P R o

o fFE MEE (HAFD | HRRIREHIE

o IMAERIZIERACT B I B S 7K

o NRIEBUNHEB M {5 HIG I BRI 7T s B N R R REE

o EENMEBIREHA;

o UEEBLRERIEAMT AT, WASHEEREERATRE, X
o ZHARAM MY B A WS Ay FE R S SR v JEE P i A ST R AR A S 1

FREA A E Y G M R 1R 5 R T SR A SRR I RRIEE o By A A V4 S P i A R 42 -
TRATARGH OB & SCRF IR 16 TR B 5 -

ARUP

Section 16 Application for Minor Relaxation of Building Height Restriction for
Permitted House development in “Residential (Group C)2” Zone at Lot No. 214 in
D.D. 219 & the Extension thereto and Adjoining Government Land, Tin Shek Road,
Sai Kung, New Territories

| Final | November 2024 Supporting Planning Statement Page iv



111
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1.13

114
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INTRODUCTION

Pursuant to Section 16 of the Town Planning Ordinance (TPO), this Supporting Planning
Statement is prepared and submitted to seek approval from Town Planning Board (TPB)
for Proposed Minor Relaxation of Building Height (BH) restriction for Permitted House
development (Proposed Scheme) in the “Residential (Group C)2” (“R(C)2”) zone at Lot
No. 214 in D.D. 219 & the Extension thereto and Adjoining Government Land, Tin Shek
Road, Sai Kung, New Territories (“the Application Site”).

The Application Site, with an area of about 681.4m?, is situated in a predominantly low-
dense residential neighbourhood in Sai Kung. The Application Site, which is currently
paved and occupied by a three-storey house (with an existing BH of 7.6m), can be
accessed from the Hiram’s Highway via Hing Keng Shek Road to Tin Shek Road.

The Application Site falls within “R(C)2” zone on the Approved Ho Chung Outline
Zoning Plan No. S/SK-HC/11 (the OZP). The planning intention for “R(C)” zone is
“intended primarily for low-rise, low-density residential developments where
commercial uses serving the residential neighbourhood may be permitted on application
to the TPB”. Moreover, according to the OZP and Remark (b) of the Notes, the
Application Site is subject to a maximum plot ratio (PR) of 0.4, a maximum site coverage
(SC) of 20% and a maximum BH of 9m with 2 storeys over one storey of carport, or the
PR, SC and height of building which was in existence on the date of the first publication
in the Gazette of the notice of the interim development permission area plan, whichever
is the greater. Remark (c) indicates that minor relaxation of the PR, SC and BH
restrictions may be considered by the TPB based on the individual merits of a
development or redevelopment proposal.

The Proposed Scheme involves redevelopment of an existing House, which is a Column
1 use always permitted under the “R(C)2” zone. The Proposed Scheme comprises of a
PR of not more than 0.4, SC of not more than 20% and a BH of 2 storeys over one storey
of carpark (at basement level). This planning application is submitted to seek minor
relaxation of the overall BH from 9m to 11.3m. It is worth to note that by placing the
carpark at basement level, only 8m of the Proposed Scheme (residential portion) will be
visible from ground level, as compared to the BH restriction of 9m visible from ground
floor. Moreover, the Proposed Scheme proposed a revised access point at the northern
part of the Application Site to enhance overall safety and accessibility. In summary, the
Proposed Scheme is in line with the planning intention and fully compatible with the low-
dense residential neighbourhood, while meeting the habitable needs for house and
operational requirement for basement carpark.

This Supporting Planning Statement is to provide TPB to ascertain the technical
feasibility of the Proposed Scheme for this Section 16 Application. It is structured as
below:

o Section 2 provides a brief description of the Application Site and its surrounding
context;

o Section 3 presents the planning context of the Application Site;

o Section 4 details the Proposed Scheme in relation to general planning and design

principles, and key development parameters;
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o Section 5 illustrates the planning justifications in support of this Planning

Application; and

o Section 6 concludes the Supporting Planning Statement.

1.1.6 We sincerely seek favourable consideration from the TPB to grant approval to this Section

16 Application.
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SITE CONTEXT

Location

The Application Site is located on Tin Shek Road, Sai Kung and situated in a
predominantly low-density residential neighbourhood. With a site area of about 681.4m?,
the Application Site is accessible from the Hiram’s Highway via Hing Keng Shek Road
to Tin Shek Road.

Please refer to Figure 2.1 for the location plan of the Application Site.
Land status

About 552.5m? (or about 81%) of the Application Site is held under Lot No. 214 in D.D.
219 & the Extension thereto and solely owned by the Applicant. The remaining parts of
the Application Site (about 19%) are comprised of Government land, where a land
exchange application submitted by the Applicant is currently in progress.

Please refer to Figures 2.2 for the lot index plan of the Application Site.
Existing Land Use

The Application Site is currently occupied by a 3-storey house, with a BH of about 7.6m,
on the existing private lot, while the northern and southern portions of the Application
Site (within Government land) are currently paved with roadside planting of low to
medium amenity value.

Please refer to Figure 2.3 for the existing condition of the Application Site.
Surrounding Land Use

The Application Site is situated within a predominantly rural residential neighbourhood
comprising low-rise, low-density residential and village type developments.

To the immediate north and northeast of the Application Site are all 3-storey village
houses along the Tin Shek Road and Yuk Shek Lane in the adjacent “V” zones. 3-storey
village houses can be found in the Sam Fai Tin “V” zone located at the northern end of
Hing Keng Shek Road.

To the immediate east of the Application Site are 3-storey houses along Mau Tin Lane
within the same “R(C)2” zone. Clusters of low-rise 3-storey village houses within “V”
zone, such as the Hillview Lodge and Bernard Garden, can be found.

To the immediate south of the Application Site is 3-storey houses along Tin Shek Road
within the same “R(C)2” zone. To the further southeast of the Application Site is zoned
“Green Belt” (“GB”) extending to the Hiram’s Highway.
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245

2.4.6

2.5

251

2.5.2

To the immediate west and northwest of the Application Site are mainly 3-storey houses
within the same “R(C)2” zone. To the further west across the “R(C)2” zone is the Ma
On Shan Country Park.

All in all, the surrounding context of the Application Site is mainly low-rise and low-
dense residential/ village development surrounded by lush vegetation. Please refer to
Figures 2.4 for the surrounding context of the Application Site.

Accessibility

The existing access point of the Application Site locates along its eastern boundary,
providing direct connection with Tin Shek Road. Tin Shek Road is a 3.5m wide rural road
which connects to Hing King Shek Road, and further to the Hiram’s Highway, linking
the Application Site to other parts of Sai Kung, Kowloon East and Tseung Kwan O.

The Application Site is also served by public transport services (e.g. Bus routes 92, 96R,
292P and 792M) located near the Pak Wai Roundabout of the Hiram’s Highway (about
1.4km from the Application Site), in which provide convenient connection to Sai Kung
town centre and other urban areas such as Causeway Bay, Mong Kok and Kwun Tong,
etc.
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3.2.2

PLANNING CONTEXT

Land Use Zoning

The Application Site falls within “R(C)2” zone under the Approved Ho Chung OZP No.
S/SK-HC/11. According to the Notes of the OZP, the planning intention for the general
“R(C)” zone is for “low-rise, low-density residential developments where commercial
uses serving the residential neighbourhood may be permitted on application to the TPB”.
It should also be noted that ‘House’ is a Column 1 use which is always permitted under
the “R(C)” zone.

Remark (b) in the Notes specify that on land designated “R(C)2”, “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 0.4, a maximum site coverage of 20% and a maximum building height of 9m with
2 storeys over one storey of carport, or the plot ratio, site coverage and height of the
building which was in existence on the date of the first publication in the Gazette of the
notice of the interim development permission area plan, whichever is the greater”.

Remark (c) in the Notes also states that “based on the individual merits of a development
or redevelopment proposal, minor relaxation of the PR, SC and BH restrictions may be
considered by the TPB on application under section 16 of the TPO”.

Please refer to Figures 3.1a to 3.1d for the extracts of the Notes, Schedule of Uses, and
Explanatory Statement (ES) of the Ho Chung OZP No. S/SK-HC/11.

Reasonable Headroom for Health and Well-being in Post-Pandemic Era

With reference to PNAP APP-5, updated in May 2019, the minimum height of rooms for
habitation or office for health reason is 2.5m. It is also stated that “a range of storey height
for domestic buildings may be accepted by Buildings Department (“BD”) for the purpose
of regulation 23(3) (a) of the Building (Planning) Regulations (“B(P)R”) provided that
the proposed height of storeys does not exceed the following maximum heights”:

Flat House
Topmost floor — 4m* 4.5m
Typical floor — 3.5m

*Where the topmost floor consists of duplex or triplex units, the maximum height of
topmost floor can only be applied to only one storey of the duplex or triplex units”.

After the COVID-19 pandemic, public’s concerns on indoor air ventilation have grown
overtime. References are observed on the positive correlation of floor-to-floor-height and
indoor air ventilation performance. Higher floor-to-floor-heights would contribute to
greater volumes of the house, which would increase and facilitate more significant air

Section 16 Application for Minor Relaxation of Building Height Restriction for
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3.3

3.3.1

3.3.2

movement and reduce resistance to air flow!. Spaces with higher floor-to-floor-height
would be more optimal for natural displacement ventilation?.

Government’s Initiative to Encourage Carparking at Basement Levels

It is understood from the PNAP APP-2, updated in December 2023, that underground
carparks are being encouraged and promoted in Hong Kong to enhance utilisation of
underground spaces. 100% Gross Floor Area (GFA) concession would be given to
underground private and public carparks, as well as underground loading / unloading
areas under regulation 23(3)(b) of the “B(P)R”. It is evident that the Government strives
to provide incentives for underground parking facilities in response to the public concern
about carparks being a contributor to building bulk and height, which has considered the
demand for parking spaces and the need for maintaining a sustainable built environment3.

Adhering to the principle of “single site, multiple use”, provision of public and private
carparks at underground level is not uncommon. The additional benefit of doing so is to
free up more space at ground level which enables recreational and landscaping
opportunities for enjoyment, brining greater benefits to the community and achieving
optimal land use.

! Benito et al., 2021. Ventilation for Residential Buildings: Critical Assessment of Standard Requirements in the COVID-19
Pandemic Context. Source: https://www.frontiersin.org/journals/built-environment/articles/10.3389/fbuil.2021.656718/full

2 Bhagat et al., 2020. Effects of ventilation on the indoor spread of COVID-19. Source:
https://pmc.ncbi.nlm.nih.gov/articles/PMC7520710/

3 Press Release of HKSAR Government on carparking spaces provided in development projects dated 7 July 2021. Source:
https://www.info.gov.hk/gia/general/202107/07/P2021070700367.htm?fontSize=3
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THE PROPOSED SCHEME

General Planning and Design Principles

Taking into consideration the aforementioned planning context and the planning intention,
following general planning and design principles are formulated to guide the formulation
of the Proposed Scheme.

Maintaining Full Compatibility with Surrounding Areas — The surrounding context
of the Application Site is predominantly low-rise residential nature with 3-storey village
houses. The Proposed Scheme intends to fully respect the development restrictions of the
“R(C)2” zone, including PR, SC and BH (with 2 storeys visible on ground), by placing
the permitted one-storey carport to underground level. The resultant BH of the Proposed
Scheme visible on ground, i.e. 8m, is similar to the BH of the existing house (i.e. 7.6m),
maintaining compatibility with surrounding areas.

Providing a Healthy Living Environment by Adopting a Habitable Floor-to-Floor
Height — With reference to Section 3.3, Applicant seeks for a reasonable 4m floor-to-
floor height for the residential portion of the Proposed Scheme, which do not only
complies with the PNAP APP-5 (highest BH allowed for ‘House’ is 4.5m), while at the
same time provide opportunity for upgrading indoor living environment through
redevelopment of the house from health and well-being point of view. A habitable floor-
to-floor height is evident to enhance air circulation and reduce indoor pollutants, which
is particularly important in the post-pandemic era.

Providing Underground Carparking that meets Operational Requirements—
Echoing with Government’s initiative detailed in Section 3.2, one key feature of the
Proposed Scheme is to provide the permitted one-storey carport at underground level.
This does not only reduce the overall building bulk and height perceived at ground level,
but also provide additional landscaping and recreational opportunities for the House
development. To cater for operational requirements for underground carparking and
headroom requirement for the approaching ramp, a reasonable floor-to-floor height of
3.3m is proposed at B/F.

Enhancing Access Arrangement on Tin Shek Road— The Applicant intends to use this
opportunity to review access arrangement, by relocating the access point by about 10m
to the northern boundary of the Application Site. This does not only provide space for a
wider entrance for manoeuvring to/from the Application Site, allow for a direct and
smooth ramp connection to the underground carpark, more importantly, the relocation of
entrance away from existing ingress/egress (No.49 Tin Shek Road) across the road at a
more visible location would also improve safety for cars and pedestrians.

Please refer to Appendix A for the architectural scheme of the Proposed Scheme.
Building Design

The Proposed Scheme comprises of a 2-storey House development above 1 storey of
basement carpark with PR of not more than 0.4, SC of not more than 20% on top of one
level of basement carpark. The total BH of the Proposed Scheme is 11.3m, which
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includes a basement carpark with 3.3m to reserve sufficient space for ground beam and
electrical and mechanical zone. It is worth to note that the BH visible at ground level is
8m (i.e. 2 storeys for ‘House’ use), as compared to the BH restriction of 9m visible from
ground floor, while with a modern design that provide a more habitable living

environment.

Key Development Parameters

The key development parameters of the Proposed Scheme are summarised in Table 4.1

below.

Table 4.1 Key Development Parameters of the Proposed Scheme

(m)

e 8m (aboveground)
o 3.3m (belowground)

Major Development Proposed Development Differences
Development Parameters of Parameters (b) - (a)
Parameters “R(C)2” zone under (b)
the OZP) (a)
Site Area (m?): N/A About 681.4m? -
Plot Ratio Not more than 0.4 Not more than 0.4 -
Gross Floor Area Not more than 272.5m? | Not more than 272.5m? -
Site Coverage: Not more than 20% Not more than 20% -
Building Height 9m 11.3m +2.3m

No. of Units

N/A

2

No. of Storeys

2 storeys over 1 storey
of carport

2 storeys with 1 storey of
basement carpark

Floor-to-Floor

N/A

4m for G/F to 1/F

Height 3.3m for B/F

Tree Survey

There are 27 nos. existing trees (including 1 dead tree) within the Application Site. There
is no tree registered as Old and Valuable Trees, or being Rare or Precious Species.

Majority of the existing trees are in poor to average in condition (form, health, structure)
and are with low to medium amenity value. 2 nos. of trees (Tree Nos. T2 & T3) will be
transplanted to the southern part of the Application Site.

Please refer to Tree Survey Report in Appendix B for details.
Geotechnical Planning Review

According to the findings of the Geotechnical Planning Review Report (GPRR), the
Proposed Scheme is considered to be geotechnically feasible to be implemented within
the Application Site. The man-made slopes no. 7SE-D/CR150 and 7SE-D/R46 adjacent
to the Application would be slightly affected by the proposed redevelopment. Detailed
design of foundation, excavation and lateral support works, and site formation works with
full assessment will be submitted in future to the Building Authority’s for approval before

Section 16 Application for Minor Relaxation of Building Height Restriction for
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commencement of building works in order to avoid adverse effect from the proposed
works on the adjacent features.

45.2 Please refer to the GPRR in Appendix C for details.
4.6 Internal Traffic Arrangements
4.6.1 A total of 4 private carparking spaces are proposed at the basement level. The proposed

access point is proposed in the north of the Application Site , allowing for a more efficient
and safer entry and exit for vehicles. The proposed car ramp at the Application Site will
gently descend from the ground floor to the basement carpark, ensuring smooth vehicular
movement, avoid tailing back to Tin Shek Road.
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5.1

5.11

5.1.2

5.2

5.2.1

5.3

531

5.3.2

PLANNING JUSTIFICATIONS

In-Line with the Planning Intention of the “R(C)” Zone

According to the Notes of the OZP for “R(C)” zone, the planning intention of the “R(C)”
zone where the Application sits in is intended for “Jow-rise, low-density residential
developments where commercial uses serving the residential neighbourhood may be
permitted on application to the TPB”. The Proposed Scheme involves redevelopment
of an existing House, which is a Column 1 use always permitted under the “R(C)” zone.
The Proposed Scheme fully respects the development restrictions specific for the “R(C)2”
zone, which comprises of a PR of not more than 0.4, SC of not more than 20% and a BH
of 2 storeys over one storey of carpark.

The purpose of this planning application is to seek for minor relaxation of BH of 9m to
11.3m (i.e. +2.3m), to accommodate the modern headroom requirements for the always
permitted ‘House’ (8m) and ancillary carpark use (3.3m). It is important to note that the
Applicant is intended to reduce the BH of the Proposed Scheme by locating the carpark
to basement level at his own cost. This means that only 8m of the Proposed Scheme will
be visible from the ground level, similar to the BH of the existing house (i.e. 7.6m).
Therefore, the Proposed Scheme is considered generally in line with the planning
intention of “R(C)” zone and will not jeopardise the general BH profile of the area (i.e.
maximum BH of 9m with 2 storeys over one storey of carport).

Fulfilling Habitable Need for House Use in Post-Pandemic Era

As detailed in earlier sections, the proposed 4m floor-to-floor height for the 2 storey
‘House’ development is considered reasonable and should be supported. The proposed
headroom fully complies with the requirement under the PNAP-APP5 for habitable living
environment (highest BH allowed for ‘House’ is 4.5m). Allowing a habitable headroom
also provides an opportunity for the Applicant to improve the health and well-being of
his family by allowing a well-ventilated indoor living environment, which is increasingly
an important element after the Covid-19 pandemic.

Echoing Government Policy for Underground Carparking and Exploring
Opportunity for Access Enhancement

The Applicant is in genuine support of Government’s policy to encourage carparking to
be placed underground for the numerous merits discussed in Section 3.3. To strike a
balance between the habitable need for house portion and achieving compatibility with
surrounding environment, the Applicant proposes to locate the ancillary carpark at
basement level at its own cost. This arrangement does not only maintain the BH of the
Proposed Scheme to be 8m perceived at ground level, but also provide additional
landscaping and recreational opportunities for the House development. To cater for
operational requirements for underground carparking and headroom requirement for the
approaching ramp, a floor-to-floor height of 3.3m is proposed at B/F.

The Applicant intends to use this opportunity to review access arrangement, by relocating
the access point by about 10m to the northern boundary of the Application Site. This
arrangement provides adequate space for a wider entrance for manoeuvring to/from the

Section 16 Application for Minor Relaxation of Building Height Restriction for
Permitted House development in “Residential (Group C)2” Zone at Lot No. 214 in
D.D. 219 & the Extension thereto and Adjoining Government Land, Tin Shek Road,
Sai Kung, New Territories
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5.4

54.1

5.5

5.5.1

5.6

5.6.1

5.6.2

Application Site, while at the same time allow for a direct and smooth ramp connection
to the underground carpark, to avoid vehicle tailback at Tin Shek Road. Additionally,
relocation of access point away from existing ingress/egress at N0.49 Tin Shek Road, and
at a more visible location would also improve safety for cars and pedestrians on Tin Shek
Road, offering additional planning merits to the neighbourhood.

Fully Compatible with the Surrounding Neighbourhood

The Proposed Scheme, a permitted ‘House’ use with a compatible PR, SC and BH (2
storeys over 1 level of basement carpark), is considered fully compatible with the rural
residential neighbourhood in the surroundings, which mostly comprises of 3-storey
village type development. Despite the subject planning application is seeking for a minor
relaxation of BH from 9m to 11.3m, only 8m ‘House’ portion will be visible from ground
level, which is similar to the BH of the existing house and will not be visually intrusive
to the surrounding area. The two transplanted trees will be provided at the southern
portion of the Application Site which would provide additional landscape amenity for
pedestrians along Tin Shek Road.

Proven Technically Feasible and Resulting in NO Adverse Impacts on
Surrounding Environment

Tree Survey Report (Appendix B) and GPRR (Appendix C) have been conducted in
support of the Planning Application. Findings of these technical reports provides evidence
support on the technical feasibility of the Proposed Scheme.

Setting a Desirable Precedent for Minor Relaxation of Building with
Individual Merits

In summary, the Proposed Scheme is in line with the planning intention and complies
with the development restrictions of the “R(C)2” zone in terms of nature of use, PR, SC
and adherence to the BH profile. The proposed minor relaxation of BH from 9m to 11.3m
is intended to accommodate a modern habitable headroom for health and well-being
reasons, as well as a basement carpark that fulfil operational requirements. It is worth to
note that the resultant BH is only 2 storeys (8m) visible from ground floor, which is fully
compatible with the rural residential neighbourhood where the Application Site locates.
The enhanced access arrangement and proposed tree location could also bring public
safety and amenity enhancement along Tin Shek Road. Tree Survey and GPRR
conducted has also confirmed feasibility of the Proposed Scheme.

In view of the above, the Proposed Scheme presents a desirable precedent that warrant
support from the TPB to approve the minor relaxation of BH restriction at the Application
Site that will bring individual merits while not compromising compatibility with the
surrounding environment.

Section 16 Application for Minor Relaxation of Building Height Restriction for
Permitted House development in “Residential (Group C)2” Zone at Lot No. 214 in
D.D. 219 & the Extension thereto and Adjoining Government Land, Tin Shek Road,
Sai Kung, New Territories
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6.1.1

6.1.2

6.1.3

CONCLUSION

This Supporting Planning Statement is submitted under Section 16 of the TPO to seek
approval for Proposed Minor Relaxation of BH Restriction from 9m to 11.3m for a
Permitted House development in the “R(C)2” zone at Lot No. 214 in D.D. 219 & the
Extension thereto and Adjoining Government Land, Tin Shek Road, Sai Kung, New
Territories.

The proposed minor relaxation of BH restriction at the Application Site is fully justified
for the following reasons. The Proposed Scheme it is in-line with the Planning Intention
of the “R(C)” zone, while provide an opportunity to fulfil modern habitable need to
promote health and well-being in post-pandemic era. The Applicant has maintained the
BH visible from ground level at 2 storeys (8m) by placing the ancillary carpark at
basement level at his own cost. The scale of the Proposed Scheme is considered fully
compatible with the surrounding context, while opportunities have been explored to
enhance safety and landscape amenity on Tin Shek Road. Technical assessment also
confirmed the Proposed Scheme is feasible and will not generate adverse impacts to
surroundings. The Proposed Scheme therefore presents a desirable precedent for minor
relaxation of BH restriction based on individual merits.

Taken into consideration the planning merits and justifications put forward in this
Supporting Planning Statement, we sincerely seek for the favourable consideration from
the TPB to give support to this Section 16 Application.

Section 16 Application for Minor Relaxation of Building Height Restriction for
Permitted House development in “Residential (Group C)2” Zone at Lot No. 214 in
D.D. 219 & the Extension thereto and Adjoining Government Land, Tin Shek Road,
Sai Kung, New Territories
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S/SK-HC/11

RESIDENTIAL (GROUP C)

Column 1
Uses always permitted

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

Flat

Government Use (Police Reporting Centre,
Post Office only)

House

Utility Installation for Private Project

Ambulance Depot

Eating Place

Educational Institution

Government Refuse Collection Point

Government Use (not elsewhere specified)

Institutional Use (not elsewhere specified)

Library

Place of Recreation, Sports or Culiure

Private Club

Public Clinic

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park {(excluding container
vehicle)

Recyclable Collection Centre

Religious Institution

Residential Institution

Rural Committee/Village Office

School

Shop and Services

Social Wellare Facility

Training Centre

Flanning Intention

This zone is intended primarily for low-rise, low-densily residential developments where
commercial uses serving the residential neighbourhood may be permitted on application to the

Town Planning Board.

(Please see next page)

Raeacelye BEGE Figure Title ppnroved Ho Chung Outline Zoning Plan (No. S/SK-HC/11) —
3.1a - Schedule of Uses of “Residential (Group C)” Zone (1 of 2)
ARUP e Bk Extracted from the Approved Ho Chung Outline Zoning Plan
November 2024 No. S/SK-HC/11




(a)

(d)

S/SK-HC/11
RESIDENTIAL (GROUP C) (Cont'd)

Remarks

On land designated “Residential (Group C)1", 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 0.75, a
maximum site coverage of 37.5% and a maximum building height of 9m with 2 storeys
over one storey of carport or of a maximum plot ratio of 0.75, a maximum site coverage
of 25% and a maximum building height of 12m with 3 storeys over one storey of
carport, or the plot ratio, site coverage and height of the building which was in existence
on the date of the first publication in the Gazette of the notice of the interim
development permission area plan, whichever is the greater.

On land designated "Residential (Group C)2", 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 ol a maximum plot ratio of 0.4, a
maximum site coverage of 20% and a maximum building height of 9m with 2 storeys
over one storey of carport, or the plot ratio, site coverage and height ol the building
which was in existence on the date of the first publication in the Gazette of the notice of
the interim development permission area plan, whichever is the greater.

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

In determining the maximum plot ratio and site coverage for the purposes ol
paragraphs (a) and (b) 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 benelit 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.

Figure No.
3.1b

BEGE Figure Title ppnroved Ho Chung Outline Zoning Plan (No. S/SK-HC/11) —
- Schedule of Uses of “Residential (Group C)” Zone (2 of 2)

Date Source Extracted from the Approved Ho Chung Outline Zoning Plan

ARUP November 2024 No. S/SK-HC/11




S/SK-HC/11

9.2 Residential (Group C) ("R{C)") : Total Area 3.30 ha
9.2,1 The planning intention ol this zone is primarily for low-rise,
low-density residential developments where commercial uses
serving the residential neighbourhood may be permitied on
application to the Board, and to restrict the future developments
within the prescribed development parameters,
9.2.2  This zone can be divided into two sub-areas;
(a) “RICIL" - The residential development in this sub-area is
subject to a maximum PR of 0.75, either with a maximum 5C
of 37.5% and a height not exceeding 9m with 2 storeys over
one storey of carport, or with a maximum SC of 25% and a
height not exceeding 12m with 3 storeys over one storey of
carport.
This sub-area covers only one site which is located in the area
sandwiched between Hiram's Highway and Nam Pin Wai
Village.
Figure No. Scale Figure Title. pnnroved Ho Chung Outline Zoning Plan (No. S/SK-HC/11) —
3.1c - Explanatory Statement of “Residential (Group C)” Zone (1 of 2)
ARUP Daie Source Extracted from the Approved Ho Chung Outline Zoning Plan
November 2024 No. S/SK-HC/11




9.23

9.24

9.2.5

SISK-HC/11

The sub-area falls within the Ho Chung Site ol Archaeological
Interest. The Antiquities and Monuments Office (AMO) of the
Leisure and Cultural Services Department (LCSD) should be
consulted  well in advance on  any development or
redevelopment proposals affecting this site of archaeological
interest as well as their immediate environs.

(b) “RI{C)2" - The residential development in this sub-area is
subject to a maximum PR of 0.4, a maximum SC of 20% and a
height not exceeding 9m with 2 storeys over one storey of
carport.

This sub-area covers the area (o the south-west ol Hing Keng
Shek which has mostly been developed into low-density
residential houses.  The site is only accessible via the sub-
standard Hing Keng Shek Road.

The above sub-areas mainly reflect the existing character and
development intensity.  The development restrictions are mainly o
conserve the existing character and intensity of the developments so
as to blend in well with the surrounding natural environment and
rural character as well as not o overload the limited infrastructural
facilities, particularly the transport network in the Area.

Minor relaxation of the stated restrictions may be considered by the
Board on application under section 16 of the Ordinance. This
provision is 1o allow the Board o consider proposals Tor building
layoul and design which, while not strictly complying with the
stated restrictions, meet the planning objectives. 1t is hoped o
encourage  imaginative  designs  which  are  adapted 10 the
characteristics ol particular siies, and overcome the need lTor stilting
or allow for the conservation ol environmentally important natural
features or mature vegetation, Each proposal will be considered on
its own merits,

Some scattered areas oulside existing private residential lots within
this zone may not be suitable for residential development.  Their
suitability for development or inclusion into adjoining lots for
development  would  be  assessed  individually  at  the  land
administration stage based on their visual and amenity value,
accessibility and geotechnical, environmental, infrastructural and
traflic impacts.

Figure No.
3.1d

Scale

Figure Title. pnnroved Ho Chung Outline Zoning Plan (No. S/SK-HC/11) —

Explanatory Statement of “Residential (Group C)” Zone (2 of 2)
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