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Executive Summary

This Planning Statement is submitted under Section 16 of the Town Planning Ordinance (Cap. 131)
in support of a Proposed Residential Development at various lots in D.D. 221 and adjoining
Government land in Sha Ha, Sai Kung (“the Application Site”’). The Application Site, with an area
of about 9,038m?, consists of (i) a Development Site (about 7,614m?) that is no longer required for
the planned Hiram’s Highway Improvement Stage 2 (HH2) works and (ii) an area that falls within
the limits of HH2 work area but not the road alignment of future widened Tai Mong Tsai Road
upon HH2 and with no long-term designated use.

The Application Site, located to the immediate south of Tai Mong Tsai Road, was originally part of
a “Comprehensive Development Area (1)” (“CDA(1)”) zone and has been reserved for proposed
road works since 6 January 2006, with the road’s “form and alignment subject to detailed design”.
In January 2020, the Highways Department (HyD) proposed to implement the HH2 works. With
reference to HyD’s Gazette Plan No. 91272/GAZ/1007 published in January 2020 (with subsequent
amendments), the section of Tai Mong Tsai Road near the Application Site will be improved into a
single two-lane carriageway with proposed footpath works. The Application Site, despite being
shown as ‘Road’ area in the OZP, is confirmed to be no longer required as part of the HH2
improvement. The updated road alignment upon the detailed design and road gazettal therefore
warrant a land use review for its surroundings which ensures no “left-over” area without future land
management potentially becoming an eyesore at the entrance of Sai Kung Town.

To the immediate south of the Application Site, a comprehensive residential development with plot
ratio 1.5 for 972 housing units in the “CDA(1)” zone was approved with conditions by the Town
Planning Board on 14 January 2022 (No. A/SK-SKT/28). Taken into consideration of the updated
road alignment under the HH2 works, opportunity is taken by the Applicants to review the readily
available land at the Application Site, largely under their consolidated ownership, for a residential
development compatible with the adjoining “CDA(1)” development.

The Proposed Development at the Application Site will adopt a plot ratio of about 1.5 (based on the
Development Site), in the same scale as the "CDA(1)" zone, to provide about 280 private housing
units by year 2032 which aligns with the completion of HH2. The design of the Proposed
Development has carefully observed the approved Master Layout Plan of the “CDA(1)” zone to
create synergies and ensure compatibility, maintaining the stepped building height profile for the
Sai Kung Town, extending the 3 planned visual corridors, offering pedestrian connection from Tai
Mong Tsai Road to Mei Fuk Street, providing right of access for Antiquities and Monuments Office
(AMO)’s excavation works at the adjoining “CDA(1)” zone, etc.

With the Proposed Development, the following public planning gains and design merits could be
realised:

e Rationalising Valuable Land Resources No Longer Serving ‘Road’ Function for Housing
Purpose;

e Ensuring Compatibility with the Surrounding Context;

e Synergising with the Approved Master Layout Plan of the Adjoining “CDA (1)” Zone to
Optimise Public Benefits;

e Supporting Community Needs with the Provision of Public Vehicle Parking Spaces and
Extended Public Pedestrian Walkway;

¢ Enhancing Landscape and Visual Amenity at the Highly Visible Entrance to Sai Kung
Town; and

ARUP
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e Setting a Desirable Precedent for Optimising Spade-Ready Sites for Housing Development.

The technical assessments have also confirmed no adverse impacts on the surrounding area arising
from the Proposed Development. In light of the planning merits and justifications put forward in the
Supporting Planning Statement, we sincerely seek favourable consideration from the Town
Planning Board on this Section 16 Application.

ARUP
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1  INTRODUCTION

1.1.1 This Application is to seek approval from the Town Planning Board (TPB) under Section 16
of the Town Planning Ordinance (Cap. 131) for a Proposed Residential Development at
various lots in D.D. 221 and adjoining Government land in Sha Ha, Sai Kung (“the
Application Site”).

1.1.2  The Application Site is an elongated piece of land falling within area shown as ‘Road’ on
the Approved Sai Kung Town Outline Zoning Plan (OZP) No. S/SK-SKT/6. To its
immediate north is the existing Tai Mong Tsai Road which will be widened under the
planned Hiram’s Highway Improvement Stage 2 (HH2) works, while to its immediate south
is a “Comprehensive Development Area (1)” (“CDA(1)”) site, where an approved
comprehensive residential development with plot ratio (PR) 1.5 for 972 housing units was
approved with conditions by the Town Planning Board (No. A/SK-SKT/28) on 14 January
2022.

1.1.3 The Application Site, with an area of about 9,038m?, is the leftover area between the extent
of the Tai Mong Tsai Road to be widened under HH2 works and the “CDA(1)” site largely
under the Applicant’s ownership, yet with no long-term designated use. Specifically, the
Development Site (about 7,614m?) is not required for the planned HH2 works at all. By
better utilising the “leftover” area, this Application rationalises the site boundary for the
purpose of good land management.

1.1.4 The planning history of the Application Site is as below:

e As part of the ‘Road’ area since the Proposed Amendments to the Draft Sai Kung Town
OZP No. S/SK-SKT/2 exhibited to public on 6 January 2006 (as shown on Plan No.
O/S/SK-SKT/1-A), the Application Site has been left vacant and reserved for potential
road projects for almost two decades.

e In January 2020, HyD proposed to implement the HH2 works with the objectives to
relieve traffic congestion and improve road design!. According to the Gazette Plan No.
91272/GAZ/1007 published in January 2020, one of the proposed works was the
“improvement of a section of Po Tung Road and Tai Mong Tsai Road of approximately
600 metres long between Fuk Man Road and Wai Man Road to a single two-lane
carriageway up to current standard”.

e An Amendment Scheme and the associated Amendment Plan No. 91272/GAZ/2106
were later published in November 20202, with a section of the proposed noise barrier
relocated towards the southbound carriageway near The Mediterranean. The amended
Scheme and Plan were then authorized on 29 October 20213,

! Roads (Works, Use and Compensation) Ordinance (Chapter 370), Scheme annexed to Plans Nos. 91272/GAZ/1000 to 91272/GAZ/1007 under
section 5 describing PWP Item No. 6806TH - Dualling of Hiram Highway from Marina Cove to Sai Kung Town, dated 30 December 2019
https://www.hyd.gov.hk/en/our projects/road_projects/6806th/gazettal/scheme/gn43/6806th scheme(eng).pdf

% Roads (Works, Use and Compensation) Ordinance (Chapter 370), Amendment Scheme annexed to Amendment Plan Nos. Nos. 91272/GAZ/2100 to
91272/GAZ/2106 describing the proposed amendments to PWP Item No. 6806TH - Dualling of Hiram Highway from Marina Cove to Sai Kung
Town, Amendments under section 7, dated 16 November 2020
https://www.hyd.gov.hk/en/our_projects/road_projects/6806th/gazettal/scheme/gn6680/6806th _scheme(eng).pdf

3 G.N. 6702, Roads (Works, Use and Compensation) Ordinance (Chapter 370) (Notice under section 11 (9)(d)), PWP Item No. 6806TH - Dualling of
Hiram Highway from Marina Cove to Sai Kung Town, dated 18 October 2021
https://www.hyd.gov.hk/en/our_projects/road_projects/6806th/gazettal/scheme/gn6702/gn6702.pdf
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e The HH2 works are scheduled to commence in the second quarter of 2024 and complete
in 2032%,

1.1.5 With reference to the Gazette Plan No. 91272/GAZ/1007 (with amendments as shown on
Gazette Plan No. 91272/GAZ/2106) indicating the planned works and limits of works area,
the Application Site is not required to be the extent of the road under the HH2 works>. As
status quo, this piece of land of only slightly shy of 1 hectare will be a roadside leftover area
with no destinated use. Yet, indeed it is readily available, intimately connecting with the Sai
Kung Town Centre within the residential neighbourhood (“CDA(1)”, “CDA(2)” and various
“R(C)” sites in the proximity). It warrants a land use review for optimising the use of the
land with unrealised development potential. Being the landowners of consolidated private
lots within the Application Site, the Applicants are keen to put forward a quality residential
proposal synergising with the adjoining “CDA(1)” site while not compromising the
programme of the HH2 works.

1.1.6  The Proposed Development, with a PR of about 1.5 (based on the Development Site) will
provide about 280 private housing units by 2032. This aligns with the scheduled completion
year of the HH2 works, in order to minimise interface issues during construction stage with
consideration of the current traffic concerns in Sai Kung Town. The design of the Proposed
Development has made thoughtful consideration to synergise with the planning and design
merits of the approved Master Layout Plan of the “CDA(1)” site, e.g. including a compatible
PR, maintaining a stepped building height profile, extending 3 visual corridors, connecting
to the 6m-wide public pedestrian walkway, and providing the right of access for Antiquities
and Monuments Office (AMO)’s excavation works of the “CDA(1)” site. The Proposed
Development will become an organic extension of the adjoining developments and enhance
the visual and landscape amenity at this highly visible entrance location of Sai Kung Town.

1.1.7 Technical assessments have also been conducted to ascertain feasibility of the Proposed
Development from landscape, traffic, environmental, drainage, sewerage, visual and
archaeological aspects. Approval of this S16 planning application will set a desirable
precedent to rationalise a “spade ready” piece of land at a highly convenient location for
housing purpose.

1.1.8 The structure of this Supporting Planning Statement is as below:

e Section 2 provides information of the Application Site and its site context;
e Section 3 outlines the planning context of the Application Site;

e Section 4 discusses the Architectural Scheme in detail with its key development
parameters, and design considerations; and

e Section 5 presents various planning justifications in support of this Planning
Application.

1.1.9 We sincerely seek the favourable consideration from the TPB to grant approval to this well-
justified S16 Application.

4 Government posts notices of land resumption and acquisition for dualling works of Hiram's Highway from Marina Cove to Sai Kung Town, Gov
HK Press Release, dated November 30, 2023 https://www.info.gov.hk/gia/general/202311/30/P2023113000272.html

% According to information provided by Highways Department in Dec 2024, the proposed layout plan of Tai Mong Tsai Road under the HH2 works
has been further updated to incorporate the proposed foot path.
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2.1

2.1.1

2.2

2.2.1

222

223

2.3

23.1

232

2.4

24.1

SITE CONTEXT

Location

The Application Site, with a site area of about 9,038m?, is located at Sha Ha, in the northern
fringe of Sai Kung Town. It is an elongated piece of land sandwiched between the existing
Tai Mong Tsai Road (and the future road extent under the planned HH2 works) to its north
and an approved residential development at the “CDA(1)” site to its south. The Application
Site includes the Development Site (with an area of about 7,614m?), which does not fall
within the limits of HH2 works area and has no long-term designated use.

Please refer to Figure 2.1 for the location of the Application Site and Development Site.

Please also refer to Figures 2.2a-b for the Gazette Plan No. 91272/GAZ/1007 (with
amendments as shown on Gazette Plan 91272/GAZ/2106) for the details of HH2 works
along Tai Mong Tsai Road with an overlay of the Application and Development Site
boundaries.

Land Status

The Application Site mostly comprises private lots with an area of about 6,448m? (about
71.3%), and there is a minor portion of Government land of about 2,590m? (about 28.7%).
Most Government land are located outside the Development Site, i.e. in the area fallen
within the limits of HH2 works area (but not the road extent) with no long-term designated
use.

All private lots within the Application Site are solely owned by the Applicants. They include
Lot Nos, 70 S.A, 76 S.A RP (Part), 76 S.B, 77 RP, 78 S.C ss.1, 78 S.D RP, 78 S.E RP, 78
S.E ss.1, 78 S.F ss.1, 78 S.G RP, 202 S.A, 206 S.A, 228 S.A, 233 S.A, 234 S.B, 235, 236
S.A, 237, 238, 239 RP (Part), 240 RP (Part), 242 RP (Part), 247 (Part), 248 (Part), 249 S.A
(Part), 249 S.B, 250 (Part), 251 (Part), 254, 259 RP, 261 RP, 263, 264, 265 S.B RP, 267,
268 S.A, 271 S.A RP (Part), 271 S.A ss.4, 271 S.A ss.5, 271 S.C, 271 S.D (Part), 271 S.E
(Part), 272 RP, 272 S.B RP, 272 S.C RP and 1696 in D.D. 221.

Please refer to Figure 2.3 for the lot index plan, including the land ownership pattern of the
Application Site.

Existing Use and Condition

A large part of the Application Site is currently vacant while a portion at the southwest has
been formed for temporary open-air storage and carpark.

Please refer to Figure 2.4 for the existing conditions of the Application Site.

Surrounding Uses

Existing developments in the surroundings mainly comprise low-to-medium-density private
residential developments, as well as scattered temporary open storage uses.

v.3 | February 2025 | Arup Hong Kong Limited Supporting Planning Statement Page 3



242

243

244

245

2.4.6

2.5

2.5.1

252

To the immediate north of the Application Site is the existing Tai Mong Tsai Road. A
“Government, Institution or Community” (“G/IC”) zone with no designated use can be
found between Tai Mong Tsai Road and the Application Site, which is currently vacant with
unmanaged vegetation. To the further north across Tai Mong Tsai Road are low-rise, low-
density residential developments, e.g. Burlingame Garden under “Residential (Group C) 17
(“R(C)1”) and Hunlicar Garden under “Residential (Group C) 3” (“R(C)3”) under the
Approved Pak Kong and Sha Kok Mei OZP No. S/SK-PK/11.

To the immediate east across Wai Man Road is a Green Belt (“GB”) zone and the Sha Ha
Village under “Village Type Development” (“V”) zone. To the further east is a site zoned as
“Other Specified Uses” (“OU”) annotated “Beach Related Leisure Uses”.

To the immediate south of the Application Site is the “CDA(1)” zone, which is the subject
of an approved planning application (No. A/SK-SKT/28) for proposed comprehensive
residential development with domestic PR of 1.5 and building height (BH) of not exceeding
10 storeys, providing 972 residential flats®. To the southeast is “The Mediterranean” that
falls within a “CDA(2)” zone’, which is a residential development with 280-units, domestic
PR of about 1.45, non-domestic PR of about 0.07 and BH of 9 storeys (including 1 storey of
basement).

To the west of the Application Site across Tai Mong Tsai Road is the low-density village
areas of Sha Kok Mei under “V” zone. To the northwest is a large piece of “Recreation”
(“REC”) zone planned for active and/ or passive recreation and tourism/ eco-tourism use,
which is currently partly occupied by temporary structures.

Please refer to Figures 2.5a-b for the surrounding land uses of the Application Site.

Accessibility

Vehicular and pedestrian access to the Application Site could be made via the existing Tai
Mong Tsai Road, a local distributor linking Sai Kung Town to the surrounding areas. Under
the planned HH2 works, this section of Tai Mong Tsai Road along the northern boundary of
the Application Site will be improved to a single two-lane carriageway up to current
standard with proposed footpaths on both sides.

The Application Site is well-served by public transport services, including franchised bus
and green minibus. Bus stops can be found along Tai Mong Tsai Road adjoining the
Application Site, providing public transport services to Wong Shek Pier, Sai Kung Town,
Diamond Hill, and Shatin. There are also non-scheduled public light bus services along Tai
Mong Tsai Road providing alternative connections to other regions in Hong Kong such as
Causeway Bay, Kwun Tong, Mong Kok etc.

¢ RNTPC Paper No. A/SK-SKT/28 For Consideration by the Rural and New Town Planning Committee On 13.8.2021.

7 Broad Development Parameters of the Applied Use/ Development in respect of Application No. A/SK-SKT/8
https://www.ozp.tpb.gov.hk/api/Perm/Gist?caseNo=A%2{SK-SKT%2{8&lang=EN&ext=pdf&dType=in
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3.1

3.1.1

3.2

3.2.1

PLANNING CONTEXT

Statutory Land Use Zoning

The Application Site falls within an area shown as ‘Road’ on the Approved Sai Kung Town
OZP No. S/SK-SKT/6 (the OZP) gazetted on 14 June 2013.

As shown on the Plan of the OZP, the Application Site, as part of the area shown as ‘Road’,
has been indicated as “Proposed Road (Form and Alignment subject to Detailed Design)”
(Figures 2.1 refers). This has been further elaborated in the Explanatory Statement (ES) of
the OZP that “Improvement to this section of Hiram’s Highway, Po Tung Road and Tai
Mong Tsai Road under the Hiram’s Highways Stage 2 Improvement Project is under
planning.” Paragraph (5) of the Cover Notes of the OZP also states “Road junctions,
alignments of roads, and boundaries between zones may be subject to minor adjustments as
detailed planning proceeds”, which provide a mechanism for land use review of the
Application Site that is no longer required for the HH2 works.

It is specified in the paragraph (8) in the Cover Notes of the OZP that “In any area shown as
‘Road’, all uses or developments except on-street vehicle park and those specified in
paragraph (7) (of the same Cover Notes)...require permission from the Town Planning
Board.” Paragraph (7) of the Cover Notes listed out uses/developments that are always
permitted on land falling within the boundaries of the Plan except where the uses or
developments are specified in Column 2 of the Notes of individual zones (relevant to the
area shown as ‘Road’ where the Application Site falls within), which are “(a) provision,
maintenance or repair of plant nursery, amenity planting, open space, rain shelter,
refreshment kiosk, road, bus/public light bus stop or lay-by, cycle track, taxi rank, nullah,
public utility pipeline, electricity mast, lamp pole, telephone booth, telecommunications
radio base station, automatic teller machine and shrine; (b) geotechnical works, local
public works, road works, sewerage works, drainage works, environmental improvement
works, marine related facilities, waterworks (excluding works on service reservoir) and
such other public works co-ordinated or implemented by Government,; and (c) maintenance
or repair of watercourse and grave.”

Since the Proposed Residential Development at the Application Site is not one of the
specified uses stated in both paragraphs (7) and (8) above, a S16 planning application is
required to seek permission from the TPB.

Please refer to Figures 3.1 and 3.2 for the extracted Cover Notes and Explanatory Statement
of the OZP that is relevant to the Application Site.

Planning History of the Application Site

The Application Site was zoned as part of a “CDA(1)” zone on the first Sai Kung Town
OZP No. S/SK-SKT/1 exhibited to public on 4 March 2005. Later on, the Application Site
was rezoned as part of an area shown as ‘Road’ reserved for proposed road work under the
Proposed Amendments to the Draft Sai Kung Town OZP No. S/SK-SKT/2 exhibited to
public on 6 January 2006 (as shown on Plan No. O/S/SK-SKT/1-A). Since then, the
planning status on the Application Site has remained unchanged.
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3.2.2 The Application Site is not a subject of any previous planning applications.

3.3 Changing Planning Circumstances Brought by the Hiram’s Highway
Improvement Stage 2 Works for Relieving Traffic Congestion and Enhancing
Safety of Road Section at Sai Kung Area

3.3.1 Hiram’s Highway is a strategic road linking up Sai Kung to East Kowloon and Tseung
Kwan O. The existing Hiram’s Highway between Marina Cove to Sai Kung Town is
generally a single 2-lane carriageway.

3.3.2 Improvement works to Hiram’s Highway has been planned by HyD, with the objectives to
relieve existing traffic congestion and enhance the resilience to unexpected incidents. The
works have been divided into 2 stages. Stage 1 works included the road widening of Hiram’s
Highway between Clear Water Bay Road and Marina Cove, which has been completed in
20213, Stage 2 works (i.e. HH2) includes widening of the road section between Marina
Cove to Sai Kung Town, which covered the existing Hiram’s Highway, Po Tung Road and a
section of Tai Mong Tsai Road abutting the Application Site’. Under the Scheme annexed to
the Gazette Plan No. 91272/ GAZ/ 1007 published in January 2020, one of the proposed
works includes “improvement of a section of Po Tung Road and Tai Mong Tsai Road of
approximately 600 metres long between Fuk Man Road and Wai Man Road to a single two-
lane carriageway up to current standard”'°. The Amendment Scheme and the Amendment
Plan No. 91272/GAZ/2106 were later published in November 2020'! with changing location
of a section of the originally proposed noise barrier from being adjacent to the northbound
carriage to the southbound carriageway near The Mediterranean. The amended Scheme and
Plan were then authorized on 29 October 2021'?. According to HyD’s press releases dated
29 September 2023, the construction work is scheduled to be completed by 20323,

3.3.3 As indicated on the Gazette Plans No. 91272/ GAZ/1007 (with amendments in Gazette Plan
No0.91272/GAZ/2106)'* (please refer to Figure 2.2a-b for the plans with an overlay of the
Application and Development Site boundaries) near the Application Site, the Applicants
observed that a considerable land area (about 7,614m?) outside the works area of HH2
works is mostly under their consolidated ownership, while some remaining areas (about
1,424m?), mostly comprising Government land, are located within the limit of the works
area yet not the road extent and are without long-term designated use after HH2
construction.

8 Hiram's Highway Improvement Stage 1 Project Description. https://www.hyd.gov.hk/en/our projects/road_projects/703th Hirams/index.html
° Hiram's Highway Improvement Stage 2 Project Description. https://www.hyd.gov.hk/en/our_projects/road_projects/6806th/index.html

19 Scheme annexed to Plans Nos. 91272/GAZ/1000 to 91272/GAZ11007 under section 5 describing PWP Item No. 6806TH - Dualling of Hiram
Highway from Marina Cove to Sai Kun2 Town (gazetted on 30 December 2019)

! Roads (Works, Use and Compensation) Ordinance (Chapter 370), Amendment Scheme annexed to Amendment Plan Nos. Nos. 91272/GAZ/2100
to 91272/GAZ/2106 describing the proposed amendments to PWP Item No. 6806TH - Dualling of Hiram Highway from Marina Cove to Sai Kung
Town, Amendments under section 7, dated 16 November 2020
https://www.hyd.gov.hk/en/our_projects/road projects/6806th/gazettal/scheme/gn6680/6806th_scheme(eng).pdf

12G.N. 6702, Roads (Works, Use and Compensation) Ordinance (Chapter 370) (Notice under section 11 (9)(d)), PWP Item No. 6806TH - Dualling of
Hiram Highway from Marina Cove to Sai Kung Town, dated 18 October 2021
https://www.hyd.gov.hk/en/our_projects/road_projects/6806th/gazettal/scheme/gn6702/gn6702.pdf

13 Tenders invited for Dualling of Hiram's Highway from Marina Cove to Sai Kung Town dated 29 September 2023. The Highways Department
(HyD) Press Release. https://www.hyd.gov.hk/en/information_corner/press_releases/2023/20230929/20230929.html

14 According to information provided by Highways Department in December 2024, the Application Site has been further refined by taking into
account the latest layout plan of Tai Mong Tsai Road and proposed footpath under the HH2 works.
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In view of the changing circumstances brought by the HH2 works, opportunity is taken to
review the land area no longer in the future road alignment after Government’s road
planning and consider utilising it for development uses that serve the community. The
boundary of the Application Site is deliberately drawn to include a “Development Site”
(about 7,614m?) that completely falls outside the limits of the HH2 works area. The reason
to include the remaining areas out of the Development Site (about 1,424m?), which is not
required for future road alignment despite falling within the works limits, is to rationalise
the site boundary from future land management perspective (otherwise “leftover” land at
roadside will exist). Connection of the public footpath proposed under the HH2 to the
Development Site is also allowed, which further connects to the 6m-wide public pedestrian
walkway committed in the adjoining “CDA(1)” site to Mei Fuk Street.

In view of the scheduled completion year of HH2, the future development at the Application
Site is intended to be completed by 2032, in order to minimise interface issues during
construction stage with consideration of the current traffic concerns in Sai Kung Town.

Approved Comprehensive Residential Development at “CDA(1)” Zone
Immediately Adjoining the Application Site

The Application Site is immediately adjacent to a “CDA(1)” site (with a site area of
59,262m?) to its south, where a comprehensive residential development was approved with
conditions (No. A/SK-SKT/28) by the TPB on 14 January 2022. The total PR and GFA of
the “CDA(1)” site are 1.5 and about 88,893m? respectively. According to the Master Layout
Plan (MLP) of the approved development (Figure 3.3 refers), it consists of 15 residential
towers (from 4-10 storeys) providing a total of 972 private housing units with a 2-storey
clubhouse.

The planning and design merits committed in the approved MLP of the “CDA(1)” site are
summarised as below:

e Adhere to a stepped building height concept with building heights descending from
maximum 10 storeys in the north to not more than 4 storeys in the south, towards Mei
Yuen Street and the proposed town square;

e Provide 3 visual corridors with widths of 15m, 7.5m and 10m respectively to enhance
visual permeability to the waterfront and the town square;

e Provide a 15m-wide breezeway aligning with Sha Ha Road and linking up with the
proposed breezeway of the adjacent “CDA(2)” zone;

e Provide a 6m wide public pedestrian walkway to connect the realigned Tai Mong Tsai
Road and Mei Fuk Street;

e Provide a Right of Access for AMO’s excavation works; and

e Provide 50 public vehicle parking spaces.

Being the same Applicants of the “CDA(1)” site and in view of the close proximity of the
two sites, the Applicants intend to position the Application Site as an organic extension of
the “CDA(1)” site for private residential use, and explore design solutions in response to the
committed planning and design merits in the “CDA(1)” site to create synergies and optimise
compatibility with the Sai Kung Town.
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3.5.1

3.5.2

3.53

Responding to Government’s Initiative to Identify Spade-Ready Sites for
Territorial Housing Supply

According to the latest projection from the Long-Term Housing Strategy (LTHS) Annual
Progress Report 2023 (for the 10-year period from 2024-25 to 2033-34), the projected total
private housing supply is 132,000 units'°. It is estimated that around 80,000 units of private
housing could be provided in the first five-year period (i.e. 2024-25 to 2028-29). While the
Government has identified sufficient land to meet the housing targets in the coming 10
years, the report has stated that the timetable of projects within the second five-year period
is relatively less certain. It has been highlighted that the Government will continue to spare
no efforts in creating a multi-pronged approach to meet the private housing supply target in
a sustained and orderly manner, under possible changes of household formation and
different economic and property market situations.

This has been reaffirmed in the 2023 Policy Addresses that the Government will continue to
update the forecast of 10-year supply of developable land (i.e. spade-ready sites) on an
annual basis, so as to facilitate monitoring of work progress for housing supply. The
Application Site, for the following reasons, is qualified as a spade-ready site for catering
development needs for Hong Kong: (1) Prompt development through early implementation
by private initiatives; (2) Proximity to Sai Kung Town enabling the Application Site to tap
on not only the existing infrastructure, but also the community facilities and open space
provision (e.g. Sai Kung District Community Centre, Sai Kung Tang Siu Kin Sports
Ground, Wai Man Road Playground and Sai Kung Waterfront Promenade); (3) Served by
comprehensive road network, in particular the future upgraded Hiram’s Highway.

Therefore, the Proposed Residential Development at the Application Site aligns with the
Government’s multi-pronged housing strategy, to optimise a spade-ready piece of land next
to an already approved residential development, for contributing to private housing supply
without the need of public resources.

15 Long Term Housing Strategy Annual Progress Report 2023 (for the 10-year period from 2024-25 to 2033-34).
https://www.hb.gov.hk/eng/policy/housing/policy/lths/LTHS Annual Progress Report 2023.pdf
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THE PROPOSED RESIDENTIAL DEVELOPMENT

Optimising Development Potential of the Land for Private Housing
Development

Taking into consideration of the changing planning circumstances brought by the HH2
works and proximity of the Application Site to the approved comprehensive residential
development at the “CDA(1)” site, the Applicants are keen to take forward a Proposed
Residential Development on the Application Site, which aligns with the Government’s
policy initiatives to develop spade-ready sites for housing development by private
initiatives.

Some general planning and design principles have been formulated to determine the
development scale and design layout of the Proposed Residential Development. They are
presented in Section 4.2 below.

General Planning and Design Principles

Realising a Spade-Ready Site for Private Housing Development — In response to the
Government’s continuous efforts in achieving the long-term housing supply, the Proposed
Development is intended to rationalise a spade-ready site not required for the future widened
Tai Mong Tsai Road for private residential housing at a highly accessible location without
the need to mobilise public resources. The Applicants, who have consolidated ownership of
all private lots within the Application Site, also ensure an efficient and certain
implementation of the development at the Application Site. The completion year of the
Proposed Development is set to be 2032 tentatively, aligning with the completion year of the
HH2 work, to minimise interface issues and avoid traffic impact considering the current
traffic concerns in Sai Kung Town prior to the improvement works.

Adopting Sensitive Design in Response to the Site Configuration — The Application Site
is characterised with an elongated site configuration due to its planning history. Future
residential blockings will be situated within the boundary of the Development Site, which
will be mainly in the northeastern part of the Application Site. Taking the site configuration
into account, the same architectural language is reflected by adopting a curvilinear design
form in harmony with the adjoining “CDA(1)” site. The building disposition of residential
towers will also ensure the three visual corridors to be remained undisturbed and extended
from the adjoining “CDA(1)” site. A minimum 20m setback of residential towers from the
road kerb of the realigned Tai Mong Tsai Road will also be observed to minimise the
potential noise impact to future residents. In addition to the buffer provided by the “G/IC”
zone with no designated use, existing plants along the periphery of the Application Site will
function as a landscape and visual buffer between the realigned Tai Mong Tsai Road and the
Proposed Development.

Ensuring a Compatible Development Intensity with the Surroundings — The
Application Site is located within a low-to-medium-density residential neighbourhood at the
fringe of Sai Kung Town. To fully respect the rural township character, the Proposed
Development adopts the same development scale as the adjoining “CDA (1)” site. With a
PR of about 1.5 (on Development Site), the Proposed Development will seamlessly blend in
with the adjoining development and act as its natural extension.

v.3 | February 2025 | Arup Hong Kong Limited Supporting Planning Statement Page 9



4.2.4

4.2.5

4.2.6

4.2.7

4.3

4.3.1

Maintaining a Stepped Building Height Profile for Sai Kung Town — Respecting the
stepped building height profile of the adjoining “CDA(1)” site (from 10 storeys in the north
to 4 storeys in the south), the BH of the Proposed Development to its north is set to be not
more than 10 storeys, so that it will organically blend in with the “CDA(1)” site to maintain
the overall cascading profile from the hinterland, towards the planned town square and the
waterfront. Carparking spaces will be provided at basement level to minimise building bulk
and optimise aboveground spaces for pedestrian movement and landscape opportunities.

Synergising with the Planning and Design Merits of the adjoining “CDA(1)” Site — The
Proposed Development is intended to be developed in a self-contained manner, for instance
with its own vehicular and pedestrian access and car parking facilities. Meanwhile, being the
same Applicants with the adjoining “CDA(1)” site, the Applicants are committed to extend
and synergise with the planning and design merits committed in the approved MLP to
ensure design compatibility. Specifically, the stepped BH profile will be maintained (Please
refer to Section 4.2.4), while the residential tower disposition will respect the 3 visual
corridors committed in the “CDA(1)” site, where the 7.5 and 10m wide visual corridors
running in northwest-southeast direction will allow visual permeability to the “REC” zone
and rural townscape to the further north, while the 15m wide visual corridor running in
northwest-southeast direction will enhance visual permeability to the low-density village
areas of Sha Kok Mei towards the waterfront. In addition, a section of land will be reserved
at the south of the Application Site to connect the committed 6m-wide public pedestrian
walkway to the footpaths of the realigned Tai Mong Tsai Road. The Applicants will also
observe the need to provide right of access for AMO’s excavation works of the “CDA(1)”
site through Tai Mong Tsai Road. Please refer to Figure 4.1 for the illustrative diagram on
the synergy with the “CDA(1)” site.

Provision of Additional Public Vehicle Parking Spaces to Serve the Locality —
Considering that the Application Site is located at a highly accessible location along Tai
Mong Tsai Road, and in proximity to the recreational and tourism destinations in Sai Kung
Town, the Applicants explored the provision of public vehicle parking (PVP) spaces within
the Application Site to address the problems of insufficient parking spaces and illegal
parking highlighted by the Sai Kung District Council'®. Taking into account the elongated
site configuration, 10 additional PVP spaces can be accommodated at the basement level of
Proposed Residential Development. The location of the PVP spaces will be located close to
the ingress/egress point at the re-aligned Tai Mong Tsai Road for the convenience of the
future users.

Please refer to Appendix A for the Architectural Drawings for the Proposed Residential
Development.

Key Development Parameters

The Proposed Residential Development consists of 3 residential towers (10 storeys,
excluding 1 storey of basement) with a total PR of about 1.5, providing a total of about 280
private housing units on the Development Site. A 2-storey clubhouse will be provided at the
narrower portion of the Development Site on its south-west. All parking spaces (including

16 Gist of Meeting of Working Group on Illegal Parking in Sai Kung District under Traffic and Transport Committee of Sai Kung District Council,
dated November 2020.
https://www.districtcouncils.gov.hk/sk/doc/2020 2023/en/working_groups_minutes/ WGIPSKD/SKDC IPWG 20 002 ME.pdf
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PVP) will be placed in the 1 storey basement floor following PNAP APP-2. Key
development parameters of the Proposed Residential Development are summarised below.

Table 1 Key Development Parameters of the Proposed Residential Development

Key Development Parameters

Proposed Residential Development

Application Site (! About 9,038m?
Development Site ) About 7,614m?
Domestic Plot Ratio (PR) About 1.5

Domestic Gross Floor Area (GFA)

About 11,421m?

Site Coverage

Not more than 42%

No. of Residential Blocks

3

Building Height (No. of Storeys)

10 storeys
(excluding a 1 storey basement)

No. of Units About 280
Average Unit Size About 40.79m?
Anticipated Population ¥ About 756

Local Open Space

Not less than 756m?

Residents’ Clubhouse

One 2-storey block
with GFA of about 571.05m?

Car parking Spaces ©

Residential 62

Visitor 13

Motorcycle Parking 3

Public Vehicle Parking 10

HGV Loading/ Unloading Bays 3
Remarks:

M The Application Site includes the Development Site that is no longer in the limits of HH2 works area. A

@
3)

4

(5)

(6)

remaining area falls within the works limits of HH2 but not the future road extent and are with no future
designated use in the long run.

Plot ratio calculation is based on the Development Site area.

With the site formation level of the Application Site at about +11mPD, the proposed building height is
about +46mPD (subject to detailed design).

A person per flat (PPF) ratio of 2.7 is assumed, with reference to the average household size in the
District Council Constituency Area Q01 Sai Kung Central according to the 2021 Population Census.
According to PNAP APP-104, a maximum 5% of total Domestic GFA can be applied for GFA
concession for a development with Domestic GFA up to 25,000m?. Therefore, the said clubhouse GFA
is assumed to be exempted from GFA calculation.

According to PNAP APP-2, car parking spaces to be provided at basement level is assumed to be
exempted from GFA calculation.

4.4 Landscape Design Framework

4.4.1 The objectives for the landscape design of the Proposed Residential Development are:

v.3 | February 2025 | Arup Hong Kong Limited

To integrate the Proposed Development from a landscape and visual perspective with
the existing and planned landscape context;

To provide visual integration between the Proposed Development and the surrounding
rural setting;

To enhance visual permeability through adoption of view corridors in-between building
blocks;

To propose and utilize the vacant area adjacent to the Hiram’s Highway Improvement
Works as landscape amenity strip for visual and aesthetic enhancement;
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4.4.4

4.4.5

4.4.6

4.4.7

e To soften the form of the built environment through the use of responsive design,
preservation of existing trees and new tree planting;

e To provide adequate open space for future residents; and

e To enhance the tranquil ecological and aesthetic balanced living environment by
planting of both native and ornamental species.

Adhering to the design objectives above, Landscape Master Plan (Appendix B refers) have
been prepared for the Proposed Residential Development with key features highlighted as
below.

Provision of Landscape Buffer — Disturbance to existing tree clusters within the
Application Site will be minimised as far as practicable to preserve existing rural character
of the site. The tree clusters currently under the management of Highways Department along
the boundary of the Application Site are proposed to retain in-situ, serving as a landscape
buffer to screen off the proposed buildings from Tai Mong Tsai Road.

Provision of Local Open Space — The Proposed Residential Development will provide
local open space of at least 1m? per resident in accordance with the Hong Kong Planning
Standards and Guidelines (HKPSG). Based on the design population, not less than 756m?
will be provided on the Development Site. Central open space containing both hard and soft
landscaped areas for both passive and active recreation, such as children play area, water
feature and landscape garden, will be provided to future residents for leisure and relaxation.

Provision of Greenery — The landscape design maximises greening opportunities within the
development through tree preservation and planting of high-quality ornament trees. A
combination of specimen trees and shrub planting will be provided along the internal roads
and pedestrian walkway within the Proposed Development. The Proposed Development
would contribute to an overall green coverage of not less than 20% of the Development Site,
with not less than 10% to be provided at the primary zone in accordance with PNAP APP-
152 Sustainable Building Design Guidelines (SBDG).

Tree Treatment Proposal — Based on the tree survey, there are a total of 126 nos. of
existing trees within the Development Site and 49 nos. outside. Trees that will be felled due
to direct conflicts with the layout plan, poor health conditions, and low amenity value will
be compensated with a replanting ratio of 1:1 in terms of quantity (except undesirable
species that can be excluded from the compensation requirement). Upon review, a total of
44 nos. of new trees (including native species) will be planted to compensate for the felling
of 41 nos. within Development Site (excluding Leucaena leucocephala) and 3 nos. outside
Development Site due to the proposed development ! The other 46 nos. of existing trees
outside the Development Site maintained by HyD will be unaffected and undisturbed.
Should there be road widening works in the future, the treatment of existing trees
maintained by HyD outside the Development Site will be subject to tree proposal(s) by the
respective Government department(s).

Vehicular and Pedestrian Access — The vehicular ingress/egress for the Proposed
Residential Development will be provided at the realigned Tai Mong Tsai Road. Pedestrian
connection will also be provided for residents and visitors at the realigned Tai Mong Tsai

17 The 3 nos. of existing trees surveyed outside the Development Site (located on unleased/ unallocated government land currently maintained by
DLO) are to be fell due to the required 6m-wide public pedestrian walkway and proposed vehicular run-in/out.
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4.4.9

4.4.10

4.5

4.5.1

Road. A 6m-wide public pedestrian walkway will be extended from the adjoining “CDA(1)”
site to the southwestern portion of the Application Site, linking Mei Fuk Street and the
proposed footpath along Tai Mong Tsai Road under the HH2 works, providing convenient
public access (Figure 4.2 refers).

Internal Transport Facilities — All necessary ancillary traffic facilities, such as car parking
and loading/unloading bays will be provided in accordance with the latest HKPSG high-end
requirement. Parking spaces for the residential towers would be provided on the 1 storey
basement level while the loading/unloading bays would be located on the ground floor level
along the 7.3m-wide internal driveway.

Public Vehicle Parking Provision — The Proposed Development explores the potential to
optimise the elongated site for PVP provision through placing the PVP spaces in
underground space for good carpark management. Taking into consideration the basement
extent, 10 nos. of car parking spaces for PVP are proposed. The entrance of the basement
carpark will be placed as close as possible to the site run-in/out and meticulously positioned
away from the residential towers to ensure that traffic can be swiftly moved without
disturbing the calm environment at grade.

Please refer to Appendix C Traffic Impact Assessment for details on the traffic and
transport arrangement for the Proposed Development.

Proposed Programme

According to the HyD’s press releases dated 29 September 2023, the construction of the
HH2 works is scheduled to be completed by 2032'¥. In view of this, the Proposed
Residential Development at the Application Site is intended to be completed by 2032
tentatively, to avoid traffic impact considering the current traffic concerns in Sai Kung
Town prior to the road improvement works.

18 Tenders invited for Dualling of Hiram's Highway from Marina Cove to Sai Kung Town dated 29 September 2023. The Highways Department
(HyD) Press Release. https://www.hyd.gov.hk/en/information_corner/press_releases/2023/20230929/20230929.html
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5.1

5.1.1

5.2

5.2.1

PLANNING JUSTIFICATIONS

Rationalising Valuable Land Resources No Longer Serving ‘Road’ Function
for Housing Purpose

Since the Proposed Amendments to the Draft Sai Kung Town OZP No. S/SK-SKT/2
exhibited in 2006, the Application Site has been reserved as an area shown as ‘Road’ for
potential road projects along the existing Tai Mong Tsai Road for almost 20 years. With the
gazettal of the HH2 works’ Scheme and Plan in 2020, it is confirmed that the Application
Site will no longer be required as part of the future road extent upon improvement.

With reference to a recent Sai Kung District Council Paper (Document No. 42/24)', it is
observed that the Government is also taking the initiative to review land uses of area which
is no longer required by the Hiram’s Highway Stage 1 work in Ho Chung, Sai Kung,
including residential uses. Therefore, this Planning Application echoes with the Government
direction to review and rationalise the long-term use of the Application Site at the highly
visible and accessible entrance location of Sai Kung Town.

Immediately adjoining a “CDA(1)” site to its south with a comprehensive residential
development for 972 private housing flats approved in 2022, a Proposed Residential
Development with the same nature and scale, and by the same Applicants, at the Application
Site is fully justified as an organic extension of the “CDA(1)” site ensuring compatibility.

The Application Site has taken into account the “leftover” area along the future extent of the
realigned Tai Mong Tsai Road, rationalising the site boundary from land management
perspective in long-term. Meanwhile, careful thought has also been in place in defining the
Development Site, which deliberately excludes the area that falls within the limits of HH2
works area to accommodate interface issues during construction of the HH2. The said area is
proposed to be “deferred possession area” under the future Land Grant as a normal practice
of other similar developments in this context. It is noted that the HH2 project is currently
under the detailed design stage and the road alignment of the future widened Tai Mong Tsai
Road is subject to change. Should there be an update to the road alignment, the site
boundary of the proposed residential development will be revised in the future Land Grant
accordingly. The completion year of the Proposed Residential Development set in 2032
tentatively will align with the targeted completion year of the HH2 to minimise interface
issues during construction stage.

Ensuring Compatibility with the Surrounding Context

The Proposed Development has paid attention to ensure compatibility with the surroundings,
which is characterised by a low- and medium-density private residential neighbourhood. The
Proposed Development will adopt a plot ratio of about 1.5, in the same scale of the adjoining
“CDA(1)” site. Moreover, to maintain the stepped building height concept in the Approved
MLP of the “CDA(1)” site (descending from 10 storeys in the north to 4 storeys in the
south), the Proposed Development, located to the immediate north of it, will also adopt a BH
of 10 storeys (excluding 1 storey of basement carpark). The Proposed Development will

19 SKDC (DFWC) Document No. 42/24 - Proposed Amendment to the Approved Ho Chung Outline Zoning Plan S/SK-HC/11 to discuss in the Sai
Kung District Council on 10 Sept 2024.
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5.5.1

hence seamlessly blend in as an organic extension of the approved development and fully
compatible with the setting of Sai Kung Town.

A Visual Impact Assessment (Appendix G refers) has also been prepared and confirmed
that the Proposed Development is fully compatible with the surroundings and will not
generate adverse visual impact from the 6 viewpoints assessed.

Synergising with the Planning and Design Merits of the Adjoining “CDA(1)”
Zone to Optimise Public Benefits

In view of the close proximity of the Application Site and the “CDA(1)” site, the design of
the Proposed Development has taken on the opportunities to synergise with the planning and
design merits committed in the approved "CDA(1)” site. They include:

e Adopt the same architectural language with a curvilinear design;

e Adhere to a stepped building height concept with building heights descending from the
north to the south, towards Mei Yuen Street and the proposed town square;

e Extend the 3 visual corridors with widths of 15m, 10m and 7.5m to enhance visual
permeability to the waterfront and the town square;

e Provide a Right of Access (through the Application Site) for AMO’s excavation works;

e Extend the 6m-wide public pedestrian walkway to connect the realigned Tai Mong Tsai
Road and Mei Fuk Street; and

e Provide additional PVP spaces.

The Applicants, being the same in both the Application Site and “CDA(1)” site, provide
certainty in realising the synergised planning and design merits generated from both
developments in a coordinated manner, benefiting the community at large.

Supporting Community Needs with the Provision of Additional Public Vehicle
Parking Spaces and Extended Public Pedestrian Walkway

In response to the request from the District Council to provide more parking spaces in Sai
Kung to address illegal parking issue, the Proposed Development has optimised its basement
extent to contribute 10 nos. of PVP spaces at the Application Site. The PVP spaces will be
located close to the ingress/egress point along the realigned Tai Mong Tsai Road for the
convenience of public users. In addition, the Application Site will also reserve a portion of
land to the southwest and the Applicants are willing to commit to extend the 6m-wide public
pedestrian walkway from the “CDA(1) zone connecting the realigned Tai Mong Tsai Road
to Mei Fuk Street to the south. This will help to provide easy and convenient access for the
public, in particular residents in Sha Kok Mei Village to the north of Tai Mong Tsai Road to
other community facilities, such as Sai Kung District Community Centre, Wai Man Road
Playground and the Sai Kung Waterfront Promenade.

Enhancing Landscape and Visual Amenity at the Highly Visible Entrance to
Sai Kung Town

Tai Mong Tsai Road immediately adjoining the Application Site is the major road access
connecting Sai Kung Town Centre with rural destinations in the northern part of Sai Kung
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5.7.2

(such as Pak Tam Chung and Wong Shek Pier via Pak Tam Chung Road) and Ma On Shan
via Sai Sha Road. Located along a section of Tai Mong Tsai Road in proximity to the
roundabout at Wai Man Road, the Application Site is at a highly visible entrance location
for visitors entering the Sai Kung Town Centre from the north.

As a piece of road reserve for almost 20 years, the Application Site has been left vacant,
characterised with unmanaged vegetation and scattered open storage and temporary
structures, next to an approved “CDA(1)” development. This Planning Application is
therefore submitted in time to transform the eye sore to a well-managed development,
bringing landscape and visual enhancement to at this highly visible location of Sai Kung
Town. With a thoughtful Landscape Master Plan (Appendix B refers) that is responsive to
Sai Kung’s rural township and synergise with the adjoining “CDA(1)” site, approval of this
Planning Application will provide certainty for a well-managed modern development that is
coherent with the overall image of Sai Kung as the “Leisure Garden of Hong Kong”.

Confirming No Adverse Impacts on the Surrounding Area

Various technical assessments have been conducted to ascertain technical acceptability of
the Proposed Development. These include Landscape Master Plan (Appendix B), Traffic
Impact Assessment (Appendix C), Environmental Assessment (Appendix D), Sewerage
Impact Assessment (Appendix E), Drainage Impact Assessment (Appendix F), Visual
Impact Assessment (Appendix G), Archaeological Impact Assessment (Appendix H), and
Water Supply Impact Assessment (Appendix I).

Findings of all technical assessments have demonstrated that the Proposed Development
will NOT be bringing in any adverse impact on the surroundings nor itself susceptible to
unacceptable environmental qualities.

Setting a Desirable Precedent for Optimising “Spade-Ready” Site for Housing
Development

Utilising the Application Site, which is no longer required for future road alignment upon
HH2 works, for housing development echoes with Government’s policy to identify spade-
ready site for housing supply in an effective manner, in the context that: (1) Prompt
development through early implementation by private initiatives is feasible; (2) Proximity to
Sai Kung Town enables the Application Site to tap on not only the existing infrastructure
but also the community facilities and open space provision (e.g. Sai Kung District
Community Centre, Sai Kung Tang Siu Kin Sports Ground, Wai Man Road Playground and
Sai Kung Waterfront Promenade); and (3) Served by comprehensive road networks (i.e. the
realigned Tai Mong Tsai Road). The Proposed Development will make optimal use of the
spade-ready site to provide additional 280 flats contributing to the quantity, speed,
efficiency, and quality of housing land supply.

In addition, it is also demonstrated that the development scale and design of the Proposed
Development will be compatible and synergised with the surroundings, providing multiple
planning and design merits for the community, and will bring significant landscape and
visual enhancement at the highly visible entrance location to Sai Kung New Town.
Technical assessments have also confirmed technical feasibility of the Proposed
Development at the Application Site.
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5.7.3 Therefore, this Planning Application demonstrates a desirable precedent to optimise the use
of spade-ready sites for housing supply at a suitable location.
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CONCLUSION

This Application is to seek approval from the Town Planning Board (TPB) under Section 16
of the Town Planning Ordinance for proposed residential development at various lots in
D.D. 221 and adjoining Government land, Sha Ha, Sai Kung (“the Application Site”).

This Supporting Planning Statement demonstrates the genuine intention of the Applicants to
review the land use of a spade-ready site, which has been confirmed no longer required to be
the upgraded road extent upon the HH2 works after being marked for road reserve for
almost 20 years at a highly accessible location in Sai Kung Town.

The Applicants have demonstrated sincerity to optimise the Application Site for a private
housing development with about 280 units in harmony with the adjoining “CDA(1)” site
with a compatible development scale. The same Applicants, being for both this Application
and the approved one for the “CDA(1)” site, provide certainty for the building design at the
Application Site to synergise with the planning and design merits committed in the
“CDA(1)” site to maximise public benefits. Additional 10 nos. of PVP spaces will be
provided at the optimised basement extent to serve the locality. Transforming the
Application Site from an existing eyesore occupied by unmanaged vegetation and temporary
structures to a modern residential development with a dedicated landscape design will bring
significant enhancement to the landscape and visual amenity at this entrance location of Sai
Kung. Technical assessments have been carried out and confirmed that the Proposed
Residential Development, being much smaller in scale than the adjoining “CDA(1)” site,
will not generate adverse impact on the surrounding environment. Approval of the Proposed
Development would set a desirable precedent for optimising spade-ready sites for housing
development, which would also bring in multiple planning merits and uplift the area’s
image.

We therefore sincerely seek the support from members of the Town Planning Board to
approve this well-justified Planning Application.

v.3 | February 2025 | Arup Hong Kong Limited Supporting Planning Statement Page 18



Figures

v.3 | February 2025 | Arup Hong Kong Limited Supporting Planning Statement Page 19



LEGEND ZONES
CDA Comprehensive Development Area
:I Application Site GB Green Belt
P ST Development Site G/IC Government, Institution or Community
T ou Other Specified Uses
R(O) Residential (Group C)
REC Recreation
A% Village Type Development
Figure No. Scale _ Figure Title
21 As Indicated Location Plan
Date Source Extracted from Approved Sai Kung Town Outline Zoning Plan No. S/SK-SKT/6
ARUP Dec 2024 (gazetted on 14 June 2013) and Approved Pak Kong and Sha Kok Mei Outline Zoning
Plan No. S/SK-PK/11 (gazetted on 27 October 2006)




PR R
PROPOSED CENTRAL
MEDIAN/REFUGE [SLAND

_H_ BESEALTA
PROPOSED AMENITY AREA

ey
0K MET Roap

BREAT ABEE
PROPOSED SUBWAY

= =\SHA K

HRAEE
FUK Ma
GARDEM

. . o o BRI A S AR R
T = e oy ot _ 7 EXISTING CENTRAL MEDIAN/REFUGE ISLAND TO BE
: : ; PERVANENTLY CLOSED AND DEMOLISHED

[oToT BRI AR R R
IoBE o1 EXISTING AMENITY AREA TQ BE
. PERMANENTLY CLOSED AND DEMOLISHED

1 BAATHIER WS R R
EXISTING CARRIAGEWAY TO BE TEMPORARILY
= CLOSED AND RECONSTRUCTED

L
PROPOSED NOTSE
BARR[ER

MR
¥ Y PROPOSED RETAINING
WALL

CONTINUED 0N PLAN-NO, 91272/GA7/1006

M AT 91272/6A7/ 1006

BEKT (M1
PROPDSED LEVEL
{APPROXIMATE )

)
LIMIT OF WORKS AREA

RERATEE
PROPOSED CARRIAGEWAY

BEEAT A B
PROPOSED FOOTPATH

BT RO
PROPOSED LIFT

coo| BAETRUEMAAR M RARE
oot EXISTING CARRIAGEWAY TO BE PERMANENTLY
CLOSED AND DEMOL ISHED

LEGEND \
_H_ Application Site

: Development Site

BIATAT AR K AR A R A
EXISTING FOOTPATH TO BE PERMANENTLY
CLOSED AND DEMOLISHED

FLAAT ARG B R B
EXISTING FOOTPATH TO BE TEMPORARILY
CLOSED AND RECONSTRUCTED

A AL T B e B B L R
EXISTING AMENITY AREA TO BE TEMPORARILY
CLOSED AND RECONSTRUCTED

e BEMSNAELE
{T T F| PrOPOSED SLOPE
L=———=i MPROVEMENT WORKS

Extracted from Gazette Plan 91272/ GAZ/ 1007 (gazetted on 10

Figure Tille. Hiram’s Highway Improvement Stage 2 Works along Tai
Mong Tsai Road (Sheet 1 of 2)
January 2020)

Source

As Indicated
Dec 2024

Scale
Date

2.2a

ARUP

Figure No.




iy,
K- MET Roun

=
-

“ 33K

H
| :
1 GARDEN g 4 g
&V, ‘ ;
& 18
_m Lo e
e
£
e P
ﬁm *ilhﬂiﬁ!
ETLE
ﬂﬂ
%m
o | e
g
wm4mw
zlg

g S

4]
BHE
L

PSE-BARRIER T BE DELETER

e e,

A=

B N — S

et
\\\
e N
L

Wk 1
PROPOIED W31SE RARRIER

LEGEND
_H_ Application Site

Uo<o_o?:9: m:o

vz

IS SHONN ON PLAN NOS. 91272/GAZ/1001 TO

AND 91272/GAZ/1007 REFERRED TO IN G.N.43 PUBLISHED
UNDER_SECTION 8(2) OF THE ROADS (WORKS, USE AND COMPENSATION) ORDINANCE
(CHAPTER 370) ON 3 JANUARY 2020 AND 10 JANUARY 2020

THIS PART OF THE ROADWORKS
91272/GAZ/1005,

2

0

@O

T
b+ + +
ot b oh

i

B AR
PROPOSED CENTRAL
MEDIAN/REFUGE [SLAND

B Al T A A
PROPOSED AMENITY AREA

BERAT ABEIE
PROPOSED SUBWAY

A kg R/ i Bt AR A B AR
EXISTING CENTRAL MEDIAN/REFUGE ISLAND TO BE
PERMANENTLY CLOSED AND DEMOLISHED

| BALATEREE KA R

EXISTING AMENITY AREA TO BE
PERMANENTLY CLOSED AND DEMOLISHED

1 BATHEEE TR R

EXISTING CARRIAGEWAY TO BE TEMPORARILY

= CLOSED AND RECONSTRUCTED

T B
PROPOSED NDISE
BARRIER

i
PROPOSED RETAINING
WALL

BEAKE (H1¥
PROPDSED LEVEL
(APPROXIMATE )

e T [ 5B
LIMIT OF WORKS AREA

HERATHLE
PROPOSED CARRIAGEWAY

BREAT AR
PROPOSED FOOQTPATH

BT
PROPOSED LIFT

BAAT LK A B AR
EXISTING CARRIAGEWAY TO BE PERMANENTLY
CLOSED AND DEMOL ISHED

BT A B Ak A2 B B
EXISTING FOOTPATH TO BE PERMANENTLY
CLOSED AND DEMOL ISHED

BUAIT A BRI P R B
EXISTING FODTPATH TO BE TEMPORARILY
CLOSED AND RECONSTRUCTED

BA R AR NS N P R
EXISTING AMENITY AREA TO BE TEMPORARILY
CLOSED AND RECONSTRUCTED

R (AR TR
PROPOSED SLOPE
IMPROVEMENT WORKS

Figure Tile. Hiram’s Highway Improvement Stage 2 works along Tai

Mong Tsai Road (Sheet 2 of 2)

Extracted from Gazette Plan 91272/ GAZ/ 2106 (gazetted on 20

November 2020)

Figure No.

2

ARUP

WV
2
3
A
3 <
+—
sl o
Ll <
g9
Sl 8
e MM s A
S < |8
CIS
o)
N




LEGEND

[1 Application Site

[ ] Lots owned by Applicants

L _' Development Site

|:| Government Land

0 20 40 60 80 100 meters
L 1 1 1 1 J

Figure No.

Scale

As Indicated

Figure Title
Lot Index Plan

23
ARUP

Date

Feb 2025

Source

Extracted from the Lot Index Plan No. ags_S00000138858 0001




RN
RS
(QIEAR) C)

COMMERCIAL
AND TOURISM
RELA

\TED
(INCLUDING HOTEL} (2)

LEGEND
:I Application Site

! 1 Development Site

Figure No.
2.4

Scale

Figure Title
Existing Site Conditions

ARUP

Date

Dec 2024

Source

Site Photo taken on 20 June 2024




LEGEND 3
e — N

COMMERCIAL . . .
BT :I Application Site
o SmmamRuMmE I— o -

BEACH RELATED
LEISURE USES

' _ . 1 Development Site

ZONES

CDA Comprehensive Development Area
GB Green Belt

G/IC Government, Institution or Community
ov Other Specified Uses

R(O) Residential (Group C)
REC Recreation

\Y% Village Type Development

A “G/IC” zone without designated use Residential Development in “R(C)1” zone —
Burlingame Garden

Sha Ha Village in “V” zone “OU” annotated “Beach Related Leisure Uses”

Figure No. Scale Figure Title
252 _ Surrounding Context of the Application Site (Sheet 1 of 2)

Date Source
ARUP Dec 2024 Site Photo taken on 20 June 2024




LEGEND L
= — N

asToeen :I Application Site
(INCLUDING HOTEL) (2)
+ SURBHRAHOIE R o -

BEACH RELATED 1

e ; Development Site

ZONES

CDA Comprehensive Development Area
GB Green Belt

G/IC Government, Institution or Community
ov Other Specified Uses

—— ()] Residential (Group C)

‘;Hg’kj’ REC Recreation

e Village Type Development

“CDA(1)” zone with approved residential Residential Development in “CDA(2)” zone —
development (No. A/SK-SKT/28) The Mediterranean

Sha Kok Mei Village in “V” zone Temporary structures in “REC” zone

Figure No. Scale Figure Title
2.5b _ Surrounding Context of the Application Site (Sheet 1 of 2)

Date Source
ARUP Dec 2024 Site Photo taken on 20 June 2024




(4)

(5)

(6)

(7

(8)

&)

(10)

S/SK-5KT/6

Except as otherwise specified by the Town Planning Board, when a use or material change
of use 1s effected or a development or redevelopment 1s undertaken, as always permitted
in terms of the Plan or in accordance with a permission granted by the Town Planning
Board, all permissions granted by the Town Planning Board in respect of the site of the
use or material change of use or development or redevelopment shall lapse.

Road junctions, alignments of roads, and boundaries between zones may be subject to
minor adjustments as detailed planning proceeds.

Temporary uses (expected to be 5 years or less) of any land or building are always
permitted as long as they comply with any other relevant legislation, the conditions of the
Government lease concerned, and any other Government requirements, and there is no
need for these to conform to the zoned use or these Notes. For temporary uses expected
to be over 5 years, the uses must conform to the zoned use or these Notes.

The following uses or developments are always permitted on land falling within the
boundaries of the Plan except where the uses or developments are specified in Column 2
of the Notes of individual zones:

(a) provision, maintenance or repair of plant nursery, amenity planting, open space, rain
shelter, refreshment kiosk, road, bus/public light bus stop or lay-by, cycle track, taxi
rank, nullah, public utility pipeline, electricity mast, lamp pole, telephone booth,
telecommunications radio base station, automatic teller machine and shrine;

(b) geotechnical works, local public works, road works, sewerage works, drainage
works, environmental improvement works, marine related facilities, waterworks
(excluding works on service reservoir) and such other public works co-ordinated or
implemented by Government; and

(c) maintenance or repair of watercourse and grave.

In any area shown as ‘Road’, all uses or developments except on-street vehicle park and
those specified in paragraph (7) above require permission from the Town Planning Board.

Unless otherwise specified, all building, engineering and other operations incidental to
and all uses directly related and ancillary to the permitted uses and developments within
the same zone are always permitted and no separate permission is required.

In these Notes,

“Existing building” means a building, including a structure, which is physically existing
and 1s in compliance with any relevant legislation and the conditions of the Government
lease concerned.

“New Territories Exempted House™ means a domestic building other than a guesthouse or
a hotel; or a building primarily used for habitation, other than a guesthouse or a hotel, the
ground floor of which may be used as "Shop and Services’ or ‘Eating Place’, the building
works in respect of which are exempted by a certificate of exemption under Part [ of the
Buildings Ordinance ( Application to the New Territories) Ordinance (Cap. 121).

Figure No.

3.1

Scale

Figure Tile. Extracted Cover Notes of Approved Sai Kung Town Outline
Zoning Plan No. S/SK-SKT/6

ARUP

Date

Source

June 2024 Extracted from Approved Sai Kung Town Outline Zoning Plan No. S/SK-SKT/6




10.13

10.14

S1%- S/SK-5KT/h

Green Belt (“GB™) : Total Area 12.15 ha

10.13.1 The planning intention of this zone is primarily for defining the limits of
urban and sub-urban development areas by natural features and to
contain urban sprawl as well as to provide passive recreational outlets.
There is a general presumption against development within this zone.

10.13.2  Areas under this zoning mclude mainly the densely vegetated slopes to
the north of Sai Kung Outdoor Recreation Centre, west of Tui Min Hoi
Chuen and southwest of Sai Kung Sewage Treatment Works,

10.13.3  As filling or excavation of land may cause adverse drainage impacts on
the adjacent areas and adverse impacts on the natural environment,

permission from the Board is required for such activities.

Country Park (“CP”) : Total Area 7.70 ha

10.14.1 Country Park means a country park or special area as designated under
the Country Parks Ordinance (Cap. 208).  All uses and developments
require consent from the Country and Marine Parks Authority,
Approval from the Board is not required.

10.14.2  The densely vegetated slope at the southern fringe of the Area, which is
part of the gazetted Tsiu Hang Special Area and Ma On Shan Country
Park and is endowed with natural landscape and diversity of habitats, is
under this zoning.

1. COMMUNICATION AND TRANSPORT
11.1  Road Network

11.1.1  The Hiram's Highway, Po Tung Road and Tai Mong Tsai Road, running
along the western boundary of the Area, serve as the major distributors
linking Sai Kung Town with the surrounding areas. Improvement to
this section of Hiram’s Highway, Po Tung Road and Tai Mong Tsai
Road under the Hiram's Highways Stage 2 Improvement Project is under
planning.

11.1.2  Fuk Man Road, separating the town centre from 3a1 Kung Town North,
serves both parts of the Area.  Construction of the road network for Sai
Kung Town North was completed in 2006,

[1.1.3  Man Nin Street and Fuk Man Road, branching off Po Tung Road, are the
two existing local roads serving the town centre.  Hong Kin Road and
Chui Tong Road, branching off the Hiram's Highway, serve Tui Min
Hoi and the areas in the south.

11.2  Public Transport Facilities
The Area is served by public transport including buses, public light buses and
green mini-buses, linking with Kowloon, Shatin, Tseung Kwan O and the rural
Figure No. Scale : Figure Title. Extracted Explanatory Statement of Approved Sai Kung Town
3.2 Outline Zoning Plan No. S/SK-SKT/6 — Road Network
Date Source
ARUP June 2024 Extracted from Approved Sai Kung Town Outline Zoning Plan No. S/SK-SKT/6
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	1 INTRODUCTION
	1.1.1 This Application is to seek approval from the Town Planning Board (TPB) under Section 16 of the Town Planning Ordinance (Cap. 131) for a Proposed Residential Development at various lots in D.D. 221 and adjoining Government land in Sha Ha, Sai Ku...
	1.1.2 The Application Site is an elongated piece of land falling within area shown as ‘Road’ on the Approved Sai Kung Town Outline Zoning Plan (OZP) No. S/SK-SKT/6. To its immediate north is the existing Tai Mong Tsai Road which will be widened under ...
	1.1.3 The Application Site, with an area of about 9,038m2, is the leftover area between the extent of the Tai Mong Tsai Road to be widened under HH2 works and the “CDA(1)” site largely under the Applicant’s ownership, yet with no long-term designated ...
	1.1.4 The planning history of the Application Site is as below:
	 As part of the ‘Road’ area since the Proposed Amendments to the Draft Sai Kung Town OZP No. S/SK-SKT/2 exhibited to public on 6 January 2006 (as shown on Plan No. O/S/SK-SKT/1-A), the Application Site has been left vacant and reserved for potential ...
	 In January 2020, HyD proposed to implement the HH2 works with the objectives to relieve traffic congestion and improve road design0F . According to the Gazette Plan No. 91272/GAZ/1007 published in January 2020, one of the proposed works was the “imp...
	 An Amendment Scheme and the associated Amendment Plan No. 91272/GAZ/2106 were later published in November 20201F , with a section of the proposed noise barrier relocated towards the southbound carriageway near The Mediterranean. The amended Scheme a...
	 The HH2 works are scheduled to commence in the second quarter of 2024 and complete in 20323F .
	1.1.5 With reference to the Gazette Plan No. 91272/GAZ/1007 (with amendments as shown on Gazette Plan No. 91272/GAZ/2106) indicating the planned works and limits of works area, the Application Site is not required to be the extent of the road under th...
	1.1.6 The Proposed Development, with a PR of about 1.5 (based on the Development Site) will provide about 280 private housing units by 2032. This aligns with the scheduled completion year of the HH2 works, in order to minimise interface issues during ...
	1.1.7 Technical assessments have also been conducted to ascertain feasibility of the Proposed Development from landscape, traffic, environmental, drainage, sewerage, visual and archaeological aspects. Approval of this S16 planning application will set...
	1.1.8 The structure of this Supporting Planning Statement is as below:
	1.1.9 We sincerely seek the favourable consideration from the TPB to grant approval to this well-justified S16 Application.

	2 SITE CONTEXT
	2.1 Location
	2.1.1 The Application Site, with a site area of about 9,038m2, is located at Sha Ha, in the northern fringe of Sai Kung Town. It is an elongated piece of land sandwiched between the existing Tai Mong Tsai Road (and the future road extent under the pla...
	2.1.2 Please refer to Figure 2.1 for the location of the Application Site and Development Site.
	2.1.3 Please also refer to Figures 2.2a-b for the Gazette Plan No. 91272/GAZ/1007 (with amendments as shown on Gazette Plan 91272/GAZ/2106) for the details of HH2 works along Tai Mong Tsai Road with an overlay of the Application and Development Site b...

	2.2 Land Status
	2.2.1 The Application Site mostly comprises private lots with an area of about 6,448m2 (about 71.3%), and there is a minor portion of Government land of about 2,590m2 (about 28.7%). Most Government land are located outside the Development Site, i.e. i...
	2.2.2 All private lots within the Application Site are solely owned by the Applicants. They include Lot Nos, 70 S.A, 76 S.A RP (Part), 76 S.B, 77 RP, 78 S.C ss.1, 78 S.D RP, 78 S.E RP, 78 S.E ss.1, 78 S.F ss.1, 78 S.G RP, 202 S.A, 206 S.A, 228 S.A, 23...
	2.2.3 Please refer to Figure 2.3 for the lot index plan, including the land ownership pattern of the Application Site.

	2.3 Existing Use and Condition
	2.3.1 A large part of the Application Site is currently vacant while a portion at the southwest has been formed for temporary open-air storage and carpark.
	2.3.2 Please refer to Figure 2.4 for the existing conditions of the Application Site.

	2.4 Surrounding Uses
	2.4.1 Existing developments in the surroundings mainly comprise low-to-medium-density private residential developments, as well as scattered temporary open storage uses.
	2.4.2 To the immediate north of the Application Site is the existing Tai Mong Tsai Road. A “Government, Institution or Community” (“G/IC”) zone with no designated use can be found between Tai Mong Tsai Road and the Application Site, which is currently...
	2.4.3 To the immediate east across Wai Man Road is a Green Belt (“GB”) zone and the Sha Ha Village under “Village Type Development” (“V”) zone. To the further east is a site zoned as “Other Specified Uses” (“OU”) annotated “Beach Related Leisure Uses”.
	2.4.4 To the immediate south of the Application Site is the “CDA(1)” zone, which is the subject of an approved planning application (No. A/SK-SKT/28) for proposed comprehensive residential development with domestic PR of 1.5 and building height (BH) o...
	2.4.5 To the west of the Application Site across Tai Mong Tsai Road is the low-density village areas of Sha Kok Mei under “V” zone. To the northwest is a large piece of “Recreation” (“REC”) zone planned for active and/ or passive recreation and touris...
	2.4.6 Please refer to Figures 2.5a-b for the surrounding land uses of the Application Site.

	2.5 Accessibility
	2.5.1 Vehicular and pedestrian access to the Application Site could be made via the existing Tai Mong Tsai Road, a local distributor linking Sai Kung Town to the surrounding areas. Under the planned HH2 works, this section of Tai Mong Tsai Road along ...
	2.5.2 The Application Site is well-served by public transport services, including franchised bus and green minibus. Bus stops can be found along Tai Mong Tsai Road adjoining the Application Site, providing public transport services to Wong Shek Pier, ...


	3 PLANNING CONTEXT
	3.1 Statutory Land Use Zoning
	3.1.1 The Application Site falls within an area shown as ‘Road’ on the Approved Sai Kung Town OZP No. S/SK-SKT/6 (the OZP) gazetted on 14 June 2013.
	3.1.2 As shown on the Plan of the OZP, the Application Site, as part of the area shown as ‘Road’, has been indicated as “Proposed Road (Form and Alignment subject to Detailed Design)” (Figures 2.1 refers). This has been further elaborated in the Expla...
	3.1.3 It is specified in the paragraph (8) in the Cover Notes of the OZP that “In any area shown as ‘Road’, all uses or developments except on-street vehicle park and those specified in paragraph (7) (of the same Cover Notes)…require permission from t...
	3.1.4 Since the Proposed Residential Development at the Application Site is not one of the specified uses stated in both paragraphs (7) and (8) above, a S16 planning application is required to seek permission from the TPB.
	3.1.5 Please refer to Figures 3.1 and 3.2 for the extracted Cover Notes and Explanatory Statement of the OZP that is relevant to the Application Site.

	3.2 Planning History of the Application Site
	3.2.1 The Application Site was zoned as part of a “CDA(1)” zone on the first Sai Kung Town OZP No. S/SK-SKT/1 exhibited to public on 4 March 2005. Later on, the Application Site was rezoned as part of an area shown as ‘Road’ reserved for proposed road...
	3.2.2 The Application Site is not a subject of any previous planning applications.

	3.3 Changing Planning Circumstances Brought by the Hiram’s Highway Improvement Stage 2 Works for Relieving Traffic Congestion and Enhancing Safety of Road Section at Sai Kung Area
	3.3.1 Hiram’s Highway is a strategic road linking up Sai Kung to East Kowloon and Tseung Kwan O. The existing Hiram’s Highway between Marina Cove to Sai Kung Town is generally a single 2-lane carriageway.
	3.3.2 Improvement works to Hiram’s Highway has been planned by HyD, with the objectives to relieve existing traffic congestion and enhance the resilience to unexpected incidents. The works have been divided into 2 stages. Stage 1 works included the ro...
	3.3.3 As indicated on the Gazette Plans No. 91272/ GAZ/1007 (with amendments in Gazette Plan No.91272/GAZ/2106)13F  (please refer to Figure 2.2a-b for the plans with an overlay of the Application and Development Site boundaries) near the Application S...
	3.3.4 In view of the changing circumstances brought by the HH2 works, opportunity is taken to review the land area no longer in the future road alignment after Government’s road planning and consider utilising it for development uses that serve the co...
	3.3.5 In view of the scheduled completion year of HH2, the future development at the Application Site is intended to be completed by 2032, in order to minimise interface issues during construction stage with consideration of the current traffic concer...

	3.4 Approved Comprehensive Residential Development at “CDA(1)” Zone Immediately Adjoining the Application Site
	3.4.1 The Application Site is immediately adjacent to a “CDA(1)” site (with a site area of 59,262m2) to its south, where a comprehensive residential development was approved with conditions (No. A/SK-SKT/28) by the TPB on 14 January 2022. The total PR...
	3.4.2 The planning and design merits committed in the approved MLP of the “CDA(1)” site are summarised as below:
	3.4.3 Being the same Applicants of the “CDA(1)” site and in view of the close proximity of the two sites, the Applicants intend to position the Application Site as an organic extension of the “CDA(1)” site for private residential use, and explore desi...

	3.5 Responding to Government’s Initiative to Identify Spade-Ready Sites for Territorial Housing Supply
	3.5.1 According to the latest projection from the Long-Term Housing Strategy (LTHS) Annual Progress Report 2023 (for the 10-year period from 2024-25 to 2033-34), the projected total private housing supply is 132,000 units14F . It is estimated that aro...
	3.5.2 This has been reaffirmed in the 2023 Policy Addresses that the Government will continue to update the forecast of 10-year supply of developable land (i.e. spade-ready sites) on an annual basis, so as to facilitate monitoring of work progress for...
	3.5.3 Therefore, the Proposed Residential Development at the Application Site aligns with the Government’s multi-pronged housing strategy, to optimise a spade-ready piece of land next to an already approved residential development, for contributing to...
	3.5.4


	4 THE PROPOSED RESIDENTIAL DEVELOPMENT
	4.1 Optimising Development Potential of the Land for Private Housing Development
	4.1.1 Taking into consideration of the changing planning circumstances brought by the HH2 works and proximity of the Application Site to the approved comprehensive residential development at the “CDA(1)” site, the Applicants are keen to take forward a...
	4.1.2 Some general planning and design principles have been formulated to determine the development scale and design layout of the Proposed Residential Development. They are presented in Section 4.2 below.

	4.2 General Planning and Design Principles
	4.2.1 Realising a Spade-Ready Site for Private Housing Development – In response to the Government’s continuous efforts in achieving the long-term housing supply, the Proposed Development is intended to rationalise a spade-ready site not required for ...
	4.2.2 Adopting Sensitive Design in Response to the Site Configuration – The Application Site is characterised with an elongated site configuration due to its planning history. Future residential blockings will be situated within the boundary of the De...
	4.2.3 Ensuring a Compatible Development Intensity with the Surroundings – The Application Site is located within a low-to-medium-density residential neighbourhood at the fringe of Sai Kung Town. To fully respect the rural township character, the Propo...
	4.2.4 Maintaining a Stepped Building Height Profile for Sai Kung Town – Respecting the stepped building height profile of the adjoining “CDA(1)” site (from 10 storeys in the north to 4 storeys in the south), the BH of the Proposed Development to its n...
	4.2.5 Synergising with the Planning and Design Merits of the adjoining “CDA(1)” Site  – The Proposed Development is intended to be developed in a self-contained manner, for instance with its own vehicular and pedestrian access and car parking faciliti...
	4.2.6 Provision of Additional Public Vehicle Parking Spaces to Serve the Locality – Considering that the Application Site is located at a highly accessible location along Tai Mong Tsai Road, and in proximity to the recreational and tourism destination...
	4.2.7 Please refer to Appendix A for the Architectural Drawings for the Proposed Residential Development.

	4.3  Key Development Parameters
	4.3.1 The Proposed Residential Development consists of 3 residential towers (10 storeys, excluding 1 storey of basement) with a total PR of about 1.5, providing a total of about 280 private housing units on the Development Site. A 2-storey clubhouse w...
	Table 1 Key Development Parameters of the Proposed Residential Development

	4.4 Landscape Design Framework
	4.4.1 The objectives for the landscape design of the Proposed Residential Development are:
	4.4.2 Adhering to the design objectives above, Landscape Master Plan (Appendix B refers) have been prepared for the Proposed Residential Development with key features highlighted as below.
	4.4.3 Provision of Landscape Buffer – Disturbance to existing tree clusters within the Application Site will be minimised as far as practicable to preserve existing rural character of the site. The tree clusters currently under the management of Highw...
	4.4.4 Provision of Local Open Space – The Proposed Residential Development will provide local open space of at least 1m2 per resident in accordance with the Hong Kong Planning Standards and Guidelines (HKPSG). Based on the design population, not less ...
	4.4.5 Provision of Greenery – The landscape design maximises greening opportunities within the development through tree preservation and planting of high-quality ornament trees. A combination of specimen trees and shrub planting will be provided along...
	4.4.6 Tree Treatment Proposal – Based on the tree survey, there are a total of 126 nos. of existing trees within the Development Site and 49 nos. outside. Trees that will be felled due to direct conflicts with the layout plan, poor health conditions, ...
	4.4.7 Vehicular and Pedestrian Access – The vehicular ingress/egress for the Proposed Residential Development will be provided at the realigned Tai Mong Tsai Road. Pedestrian connection will also be provided for residents and visitors at the realigned...
	4.4.8 Internal Transport Facilities – All necessary ancillary traffic facilities, such as car parking and loading/unloading bays will be provided in accordance with the latest HKPSG high-end requirement. Parking spaces for the residential towers would...
	4.4.9 Public Vehicle Parking Provision – The Proposed Development explores the potential to optimise the elongated site for PVP provision through placing the PVP spaces in underground space for good carpark management. Taking into consideration the ba...
	4.4.10 Please refer to Appendix C Traffic Impact Assessment for details on the traffic and transport arrangement for the Proposed Development.

	4.5 Proposed Programme
	4.5.1 According to the HyD’s press releases dated 29 September 2023, the construction of the HH2 works is scheduled to be completed by 203217F . In view of this, the Proposed Residential Development at the Application Site is intended to be completed ...


	5 PLANNING JUSTIFICATIONS
	5.1 Rationalising Valuable Land Resources No Longer Serving ‘Road’ Function for Housing Purpose
	5.1.1 Since the Proposed Amendments to the Draft Sai Kung Town OZP No. S/SK-SKT/2 exhibited in 2006, the Application Site has been reserved as an area shown as ‘Road’ for potential road projects along the existing Tai Mong Tsai Road for almost 20 year...
	5.1.2 With reference to a recent Sai Kung District Council Paper (Document No. 42/24)18F , it is observed that the Government is also taking the initiative to review land uses of area which is no longer required by the Hiram’s Highway Stage 1 work in ...
	5.1.3 Immediately adjoining a “CDA(1)” site to its south with a comprehensive residential development for 972 private housing flats approved in 2022, a Proposed Residential Development with the same nature and scale, and by the same Applicants, at the...
	5.1.4 The Application Site has taken into account the “leftover” area along the future extent of the realigned Tai Mong Tsai Road, rationalising the site boundary from land management perspective in long-term. Meanwhile, careful thought has also been ...

	5.2 Ensuring Compatibility with the Surrounding Context
	5.2.1 The Proposed Development has paid attention to ensure compatibility with the surroundings, which is characterised by a low- and medium-density private residential neighbourhood. The Proposed Development will adopt a plot ratio of about 1.5, in t...
	5.2.2 A Visual Impact Assessment (Appendix G refers) has also been prepared and confirmed that the Proposed Development is fully compatible with the surroundings and will not generate adverse visual impact from the 6 viewpoints assessed.

	5.3 Synergising with the Planning and Design Merits of the Adjoining “CDA(1)” Zone to Optimise Public Benefits
	5.3.1 In view of the close proximity of the Application Site and the “CDA(1)” site, the design of the Proposed Development has taken on the opportunities to synergise with the planning and design merits committed in the approved "CDA(1)” site. They in...
	5.3.2 The Applicants, being the same in both the Application Site and “CDA(1)” site, provide certainty in realising the synergised planning and design merits generated from both developments in a coordinated manner, benefiting the community at large.

	5.4 Supporting Community Needs with the Provision of Additional Public Vehicle Parking Spaces and Extended Public Pedestrian Walkway
	5.4.1 In response to the request from the District Council to provide more parking spaces in Sai Kung to address illegal parking issue, the Proposed Development has optimised its basement extent to contribute 10 nos. of PVP spaces at the Application S...

	5.5 Enhancing Landscape and Visual Amenity at the Highly Visible Entrance to Sai Kung Town
	5.5.1 Tai Mong Tsai Road immediately adjoining the Application Site is the major road access connecting Sai Kung Town Centre with rural destinations in the northern part of Sai Kung (such as Pak Tam Chung and Wong Shek Pier via Pak Tam Chung Road) and...
	5.5.2 As a piece of road reserve for almost 20 years, the Application Site has been left vacant, characterised with unmanaged vegetation and scattered open storage and temporary structures, next to an approved “CDA(1)” development. This Planning Appli...

	5.6 Confirming No Adverse Impacts on the Surrounding Area
	5.6.1 Various technical assessments have been conducted to ascertain technical acceptability of the Proposed Development. These include Landscape Master Plan (Appendix B), Traffic Impact Assessment (Appendix C), Environmental Assessment (Appendix D), ...
	5.6.2 Findings of all technical assessments have demonstrated that the Proposed Development will NOT be bringing in any adverse impact on the surroundings nor itself susceptible to unacceptable environmental qualities.

	5.7 Setting a Desirable Precedent for Optimising “Spade-Ready” Site for Housing Development
	5.7.1 Utilising the Application Site, which is no longer required for future road alignment upon HH2 works, for housing development echoes with Government’s policy to identify spade-ready site for housing supply in an effective manner, in the context ...
	5.7.2 In addition, it is also demonstrated that the development scale and design of the Proposed Development will be compatible and synergised with the surroundings, providing multiple planning and design merits for the community, and will bring signi...
	5.7.3 Therefore, this Planning Application demonstrates a desirable precedent to optimise the use of spade-ready sites for housing supply at a suitable location.


	6 CONCLUSION
	6.1.1 This Application is to seek approval from the Town Planning Board (TPB) under Section 16 of the Town Planning Ordinance for proposed residential development at various lots in D.D. 221 and adjoining Government land, Sha Ha, Sai Kung (“the Applic...
	6.1.2 This Supporting Planning Statement demonstrates the genuine intention of the Applicants to review the land use of a spade-ready site, which has been confirmed no longer required to be the upgraded road extent upon the HH2 works after being marke...
	6.1.3 The Applicants have demonstrated sincerity to optimise the Application Site for a private housing development with about 280 units in harmony with the adjoining “CDA(1)” site with a compatible development scale. The same Applicants, being for bo...
	6.1.4 We therefore sincerely seek the support from members of the Town Planning Board to approve this well-justified Planning Application.
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