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Secretary, Town Planning Board (tpbpd@pland.gov.hk)

15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong

Dear Sir/Madam,
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TOWN PLANNING ORDINANCE (CHAPTER 131)

e dede ke dededededodododode dodede de e de de o de o do de dode dede de o de e de de o dededede o dede e ke de e dedede dedededededededededededede dededede ke dede ke dede ke dede ke dede ke ek ek ke kok ke ko kokokok kedokdeod kokkk kkdkk

Proposed Minor Relaxation of Plot Ratio (PR) and Site Coverage (SC) for Proposed Social
Welfare Facility (Residential Care Home for the Elderly) (RCHE(s)), Training Centre with
Residential Institution and Permitted Residential Development (Flat) in Lot 94 in D.D. 388

and adjoining Government land, Castle Peak Road - Tsing Lung Tau, Tsuen Wan

Application No. AITWWI/129 - Supplementary Information

We refer to the captioned application submitted to the Town Planning Board on 6" August 2024.
As per our discussion with the Planning Department, we would like to submit herewith the
replacement pages to supersede the original version of the pages:

* Appendix 1: Replacement Pages of Application Form (P. 7 and P.15)
*  Appendix 2: Replacement Pages of Planning Statement (P.1, 2, 5, 7, 18, 24)
e Appendix 3: Replacement Pages of Visual Impact Assessment (P.6)

We should be most grateful if you can notify us of any departmental comments or queries on the
application for our corresponding action in due course.

Should you have any queries with this submission, please feel free to contact Mr. Mario Li at

I o the undersigned at I

Yours faithfully,
FOR AND ON BEHALF OF
DeSPACE (INTERNATIONAL) LIMITED

%‘

Greg Lam

Suite 1601, 16/F, Tower II, Lippo Centre, Admiralty, Hong Kong Tel: (852) 24933626 Fax: (852) 35906233 1
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Form No. S16-1 4% S16-1 &

(iv) For Type (iv) application ZZ£5(iv) 852

(@) Please specify the proposed minor relaxation of stated development restriction(s) and also fill in the
proposed use/development and development particulars in part (v) below —

o7 F BRI R T ) 5 e PR A SR 22 A B8 (V)R S B R P AR S e S S PR Al —

M Plot ratio restriction Fromd ........ 21 ......... tox ... 573 .........
AR AR
[J  Gross floor area restriction From/dg ............ sq. Mk to & ...l sq. m 53k
A AT AR PR
. - . o
b Site coverage restriction From M 175 ...... % to & not exceedmg 95%
[ EAIRAPR ]
O Buildiniheight restriction FromHE oo, MK to & oo m >f
SRS PR
From FH oveeeeeeeenenn. mPD >f (F/KEESE F)to &
.................. mPD >k (F/KPEEEE |)
From (...l storeys & t0 & ...l storeys f&
[J Non-building area restriction FrompEg ..o, m 0% ... m

FRAEEE FHI PR A1

L] Others (please specify)
Htr (FFEEEH)

(v) For Type (v) application #£55(v)SFH %

(a) Proposed Proposed Social Welfare Facility

use(s)/development (Residential Care Home for the Elderly) (RCHE(s)),
Pokes R3S Training Centre with Residential Institution

and permitted Residential Development (Flat)
(Please illustrate the details of the proposal on a layout plan &% - H &R B E1E)

(b) Development Schedule &% FE4HEZE

Proposed gross floor area (GFA) #E#sEEmmEmE 00 ...... 18’942 ........ sq.mEJ5ok MAbout 49
Proposed plot ratio fgEfkiftt 23 About £
Proposed site coverage #¥:% 2 [fifE Not exceeding 95 ¢, OAbout £
Proposed no. of blocks #EslE® ... T,

Proposed no. of storeys of each block &£ ELY I HEREEL  ........... 16............. storeys

Not more
Proposed building height of each block &£ REY VRS than 60  mPD Sk(E/KFESE ) CJAbout £
........................... m >f CAbout Y

Part 6 (Cont’d) ££ 6 Z5r (&)



Aigo
Text Box
not exceeding 95%

Aigo
Text Box
Not exceeding 95

Aigo
Text Box
Not more than 60


(iii)  Building height/No.
of storeys

BERIEE S TER

Domestic

A

m >k
[J (Not more than “RZ}7%)

mPD SR(F/KEEHE )
[J (Not more than “RKZ}7%)

Storeys(s)
[J (Not more than “~Z51?)

(OlInclude £77401 Exclude A &77%
[ Carport /=]
(] Basement #/#

(1 Refuge Floor /75X /=
] Podium #&

Non-domestic

FEEM

m K
[J (Not more than “~Z%}2)

mPD SK(E/KPHEE 1)
[J (Not more than “~Z57i2)

Storeys(s)
[J (Not more than “~Z57i2)

(OlInclude 777 Exclude A #&7/%
I Carport /Z#/2]
(] Basement /&5

[ Refuge Floor /7 /=
(] Podium #4)

Composite
Gra R

m oK
(1 (Not more than “~Z5}%)

60

mPD SR(E/KFEAE L)
b (Not more than R Z/}i4)

16

Storeys(s)
(1 (Not more than R Z5}%)

(»include #7778 Exclude A #4747
[ Carport /ZHi/Z]
[ Basement #/#

[J Refuge Floor /7 X =
[0 Podium #&

(iv) Site coverage

EERE

Not exceeding 95 %

O About %

(v)  No. of units

B

Flat: 112 units

RCHE: 240 - 320 beds

(vi) Open space

REE

Private F. A

623

sg.m FJ73k M Not less than 7R/

Public /%

sg.m FJ73k O Not less than 7R/
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EXECUTIVE SUMMARY

The Applicant, Loi Hing Investment Company Limited, now seeks town planning
permission from the Town Planning Board (TPB) for minor relaxation of Plot Ratio (PR)
and Site Coverage (SC) for proposed Social Welfare Facility (Residential Care Home for
the Elderly) (RCHE(s)), Training Centre with Residential Institution and permitted
Residential Development (Flat) in Lot 94 in D.D. 388 and adjoining Government land,
Castle Peak Road — Tsing Lung Tau, Tsuen Wan (The Site).

The Site falls within the “Residential (Group B)” (“R(B)”) zone under the Approved Tsuen
Wan West Outline Zoning Plan No. S/ITWW/21 (“the OZP”). According to the OZP, “Social
Welfare Facility” and “Training Centre” falls into Column 2 use which requires planning
permission from the Town Planning Board (TPB) with or without conditions, whereas
“Flat” and “Residential Institution” falls into Column 1 use which is always permitted within
‘R(B)” zone. Any development/redevelopment within the “R(B)” zone is subject to
restrictions of maximum PR and SC of 2.1 and 17.5% respectively (for BH over 33m),
and a maximum BH of 60mPD. Inasmuch, the Applicant intends to apply for a minor
relaxation of PR from 2.1 to 5.73 (2.1 for Flat, 3.55 for RCHE, 0.06 for Training Centre
and 0.02 for Residential Institution) and SC from 17.5% to 95% for the proposed
RCHE(s), training centre with residential institution and permitted flat development.

The Government has launched the enhanced Incentive Scheme to Encourage Provision
of Residential Care Homes for the Elderly (RCHEs) in New Private Developments - Time-
limited Enhancements (LandsD's Practice Note Issue No. 5/2023) to provide more
incentives for developers to build and operate RCHEs in private development projects.
Developers are encouraged to increase the PR and SC of their private development
projects by applying to the TPB to incorporate RCHE(s) within the buildings.

The Applicant has a genuine intention to leverage market forces for a self-financing
development that will provide senior living and care solutions with an elevated level of
quality to foster "active ageing". With expertise and resources in the elderly care sector,
the Applicant is prepared to provide one-stop, holistic, high quality senior living residential
facilities with ageing-in-place care services through this development proposal, to serve
the rapidly expanding ageing community in Hong Kong. To proceed with the proposed
development, a minor relaxation for PR and SC will be required to promptly respond to
the latest policy agenda of enhancing the exempted GFA from 5,400m? to 12,000m?.

The proposed composite development is fully justified in terms of planning and social
welfare merits. It is anticipated that the proposed composite development would not result
in insurmountable impacts to the surroundings. Given the aforementioned justifications,
the Applicant respectfully requests the TPB to approve the subject application.

(Disclaimer: This Chinese translation is for reference only. If there is any discrepancy
between the Chinese translation and the English original, the English original shall
prevail.)
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1.3.2

1.3.3

The proposed RCHE(s) are eligible for exemption from GFA calculation under the
Incentive Scheme — Time-limited Enhancements. It has a non-domestic PR of
about 3.55 and SC of a range of 64% to 95%, which have exceeded the PR and
SC restrictions on the OZP. The Training Centre with Residential Institution is
proposed for a non-standard provision within the RCHE area with a non-domestic
PR of about 0.06 and a domestic PR of about 0.02. The permitted flat under this
proposal has a domestic PR of about 2.1 and SC of not exceeding 35%, which
also has exceeded the SC restriction.

Inasmuch, the applicant intends to apply for a minor relaxation of PR and SC for
the proposed RCHE(s), Training Centre with Residential Institution and permitted
Flat development. This relaxation would involve increasing the PR from 2.1 10 5.73
and the SC from 17.5% to 95%. The primary objective of this relaxation is to
accommodate the RCHE(s) and align with policy initiatives. Additionally, the
increase in SC for flat development with a permitted PR of 2.1 aims to reduce the
visual impact by avoiding alterations to the statutory BH with a maximum at 60mPD.

1.4 Report Structure

1.4.1

Section 1 is an introduction. Section 2 gives a brief overview of the Site context.
Section 3 presents the planning context to the Site. Section 4 contains a full
description of the proposed composite development. Planning and technical
justifications for the development are elaborated in Section 5. Section 6 presents
the concluding remarks and summarizes the grounds for approval of the
Application.



i. Exempt one or more eligible RCHE(s) premises from payment of land premium
in land transactions of lease modification, land exchange and private treaty
grant for new private developments (excluding industrial developments)’
(each "a Proposed Development"); and

ii. Exempt eligible RCHE(s) premise? from the calculation of total permissible
gross floor area under lease.

3 Planning Context
3.1 Statutory Planning Context

3.1.1 The Site is currently zoned as “R(B)” under the OZP. The planning intention for
this zone is intended primarily for medium-density residential developments where
commercial use serving the residential neighbourhood may be permitted on
application to the Board.

3.1.2 The proposed RCHE(s) are subsumed under the “Social Welfare Facility”. In
accordance with the Notes of the OZP, “Social Welfare Facility” and “Training
Centre” falls into Column 2 use that may be permitted with or without conditions
on application to the TPB while the Flat and Residential Institution is a Column 1
use which is always permitted. In addition, any development/redevelopment within
the “R(B)” zone is subject to restrictions of maximum PR and SC of 2.1 and 17.5%
respectively (for BH over 33m), and a maximum BH of 60mPD.

3.1.3 The proposed PR and SC has exceeded the maximum PR and SC under the
subject zone from 2.1 to 5.73, and from 17.5% to 95% respectively. The proposed
BH does not exceed the restriction.

3.1.4 As a matter of fact, the proposed social welfare facility (RCHEs) and training centre
with residential institution is considered not incompatible with the surrounding area
which is of residential in nature in a seaside setting comprising open seaview. The
proposed social welfare facility is to serve the surrounding neighbourhood in which
no RCHE has been found in Tsing Lung Tau.

! Addition to or alteration or conversion of existing building(s) will not be considered as constituting a new
private development.

2 The eligible RCHE premises has to comply with the Town Planning Ordinance (Cap. 131) ("TPQO") and
the Buildings Ordinance (Cap. 123) ("BO"), among others. Planning application under Section 12A or
section 16, as appropriate, of the TPO is required if the proposed RCHE is not always permitted and/or has
resulted in exceedance of the maximum plot ratio/GFA/building height permissible under the Notes of the
respective Outline Zoning Plan ("OZP"). The Town Planning Board will consider each application based on
individual merits of the case. RCHE in private development is GFA accountable under the Building
(Planning) Regulations. During the Pilot Period, the Building Authority is prepared to grant modification to
permit a higher plot ratio/GF A to accommodate the additional GF A of the RCHE in the development site
under the BO taking into account the Planning Department ("PlanD")'s advice on the planning intention as
well as whether the provisions and requirements under the OZP or planning approval have been complied
with when processing the general building plans.



Table 3: Proposed Key Development Parameters

Application Site Area (approx.) Total: 3,306 m?
Private Land | 1,904 m?
Government Land | 1,402 m2

(Total GFA (approx.) Total: 18,942 m?
@Flat | 6,942 m? (excluding clubhouse of about 347 m?2)
RCHE(s) | 11,750 m2
®)Training Centre | 200 m?
®)Residential Institution | 50 m?
™MPlot Ratio (PR) 5.73
Flat | 2.1
®)RCHE(s) | 3.55
®)Training Centre | 0.06
®)Residential Institution | 0.02

(Site Coverage (SC) (approx.) Not exceeding 95%

No. of Building Block 1
No. of Storeys

16 storeys (excluding 1 basement floor)
Flat | 8 storeys
RCHE(s) | 8 storeys

Not more than 60mPD (Absolute Building Height = 54.8 m)
(NB: The mean street level is +5.2mPD)

Building Height

No. of beds of RCHE(s) 240-320

No. of Flat 112

Anticipated Population 623
@Flat | 303

RCHE(s) | 320
No. of Car Parking Spaces for RCHE(s)
Private Car | 16 (including 1 accessible parking)
Light Bus/ Ambulance Parking Space | 2
No. of Car Parking Spaces for Flat

Private Car | 31 (including 1 accessible parking)
Visitor | 5
Motorcycle | 2
HGV Loading/Unloading Bay | 1

Private Open Space Not less than 623 m?

Greenery Area About 20%

®)Tree Felling/Preservation Proposal
No. of existing trees | 20
Trees to be felled | 20

New trees to be planted | 30 (compensation ratio of 1: 1.5)

Remarks:

() According to the Remarks under the Notes of the OZP, In determining the maximum plot ratio/site coverage or GFA, any floor space that is constructed
or intended for use solely as car park, loading/unloading bay, plant room and caretaker’s office, or caretaker’s quarters and recreational facilities for the
use and benefit of all the owners or occupiers of the domestic building or domestic part of the building, provided such uses and facilities are ancillary
and directly related to the development or redevelopment, may be disregarded. Please be invited to note that the current “R(B)” zone is subject to
restriction of maximum SC at 17.5% and the proposed SC is to allow RCHE provision with GFA not exceeding 12,000m2 while maintaining the BHR at
60mPD unchanged.

@ The floor area of the proposed clubhouse shall be exempted from GFA calculation, subject to the decisions by the Building Authority (BA) at building
plan submission stage.

©) As long as the premises is to be used as licensed RCHE(s), the Applicant may lease or sell the premises as one whole unit, or operate the RCHE in
the premises by themselves or by entrusting an organisation, whereby the service fees will be set by the developer or operator(s). (Pursuant to the
Incentive Scheme to Encourage Provision of Care Homes for the Elderly Premises in New Private Developments - Time-limited Enhancements)

) Based on Average household size of 2.7 with reference to 2022 Population by-Census: Average household size of Tsuen Wan DC district
https://www.censtatd.gov.hk/en/web table.htmlI?id=130-06806

® The landscape proposal and tree preservation and removal proposal under planning application A/TWW/122 have been approved and will be adopted
without any changes in the current proposal

©) The training centre with residential institution is planned to be located within the RCHE(s) area. This non-standard provision is proposed to be

considered eligible for exemption from payment of land premium under the Incentive Scheme, pending further deliberation and approval from the Labour
and Welfare Bureau and relevant Departments.
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necessary aged care and residential options. It will help the elderly maintain
independence for as long as possible, allowing them get around and get on with
their daily activities safely, reach out to on-site care services and available support
whenever needed, to age in place within their own familiar homes and
neighbourhoods. It presents an innovative new model responding to the
government policy of “age in place with institutional care as backup”.

5.6 No Adverse Visual Impact

5.6.1

5.6.2

5.6.3

The Site is located in an urban area that is predominantly characterized by
medium-rise residential buildings such as Hong Kong Garden, L'Aquatique, and
Royal Sea Crest, with building heights ranging from 60mPD to 120mPD. A 16-
storey composite building is proposed to be erected on the site, which adheres to
the BH of 60mPD specified in the OZP. Only the SC of the proposed development
has exceeded its respective restriction, with the lower portion from the G/F to 7/F
having a SC from 64% to 95%, and the remaining upper portion having a SC of
not exceeding 35%.

While respecting the stepped building height profile, the proposed development is
considered in an optimal scale, as a result of a balance of (i) maintaining a
harmonised and compatible massing in relation to the local context with a medium-
rise character on one hand, and also (ii) providing sufficient quality bed spaces to
alleviate the pressing need of social welfare facilities on the other.

The main visual impacts of the proposed development arise from the increased
SC. A Visual Impact Assessment (VIA) is conducted on 5 viewpoints in support of
this planning application. It is assessed to compare the visual impact of the
proposed development against the existing condition. Please refer to the
Appendix 4 — Visual Impact Assessment. It is anticipated that the increase in
SC would not generate adverse visual impact to the surrounding.

5.7 No Adverse Traffic Impact

5.7.1

5.7.2

There is currently no proper vehicular ingress/egress point to the Site. The
proposed vehicular ingress/egress is provided at the south-eastern corner of the
Site after realignment of the existing footbridge NF437 to meet the sightline
requirement without affecting the noise barrier and to provide adequate distance
from the existing bus stop.

The internal transport facilities provided for Residential Use comply with the
maximum recommendations of the HKPSG. Since the HKPSG has no
recommendation on the provision of internal transport facilities for RCHE, the
internal transport facilities provided for RCHE is based on the operational need
with reference to the similar RCHE. The summary of internal transport facilities for
the development is shown in the table below. The layout of the car park is shown
in Appendix 2 — Development Scheme.
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Visual Impact Assessment

Table 1 — Major Development Parameters

Major Development Parameters

DeSPACE (International) Limited

Proposed Scheme

Application Site Area (approx.)
Private Land
Government Land

Total: 3,306 m?2
1,904 m?
1,402 m?

(Total GFA (approx.)

Total: 18,942 m?

@Flat | 6,942 m? (excluding clubhouse of about 347 m?)
RCHE(s) | 11,750 m2
®)Training Centre | 200 m?
®)Residential Insitution | 50 m?
MPlot Ratio (PR) 5.73
Flat | 2.1
() RCHE(s) | 3.55
®)Training Centre | 0.06
®)Residential Institution | 0.02
()Site Coverage (SC) (approx.) Not exceeding 95%
No. of Building Block 1

No. of Storeys

16 storeys (excluding 1 basement floor)

Light Bus/ Ambulance parking Space

Flat | 8 storeys
RCHE(s) | 8 storeys
- . Not more than 60mPD (Absolute Building Height = 54.8 m
Building Height (NB: The mean street Iével is +5.2mPD)g ’ )
No. of beds of RCHE(s) 240-320
No. of Flat 112
Anticipated Population 623
®Flat | 303
RCHE(s) | 320
No. of Car Parking Spaces for RCHE(s)
Private Car | 16 (including 1 accessible parking)

2

No. of Car Parking Spaces for Flat

New trees to be planted

Private Car | 31 (including 1 accessible parking)
Visitor
Motorcycle | 2
HGV Loading/Unloading Bay | 1
Private Open Space Not less than 623 m?
Greenery Area About 20%
®)Tree Felling/Preservation Proposal
No. of existing trees | 20
Trees to be felled | 20

30 (compensation ratio of 1: 1.5)

Remarks:

(™ According to the Remarks under the Notes of the OZP, In determining the maximum plot ratio/Site coverage or GFA, any floor
space that is constructed or intended for use solely as car park, loading/unloading bay, plant room and caretaker’s office, or caretaker’s
quarters and recreational facilities for the use and benefit of all the owners or occupiers of the domestic building or domestic part of
the building, provided such uses and facilities are ancillary and directly related to the development or redevelopment, may be
disregarded. Please be invited to note that the current “R(B)” zone is subject to restriction of maximum SC at 17.5% and the proposed
SC is to allow RCHE provision with GFA not exceeding 12,000m2 while maintaining the BHR at 60mPD unchanged.

@ The floor area of the proposed clubhouse shall be exempted from GFA calculation, subject to the decisions by the Building Authority
(BA) at building plan submission stage.

® As long as the premises is to be used as licensed RCHE(s), the Applicant may lease or sell the premises as one whole unit, or
operate the RCHE in the premises by themselves or by entrusting an organisation, whereby the service fees will be set by the
developer or operator(s). (Pursuant to the Incentive Scheme to Encourage Provision of Care Homes for the Elderly Premises in New
Private Developments - Time-limited Enhancements)

4 Based on Average household size of 2.7 with reference to 2022 Population by-Census: Average household size of Tsuen Wan DC
district https://www.censtatd.gov.hk/en/web _table.html?id=130-06806

® The landscape proposal and tree preservation and removal proposal under planning application A/TWW/122 have been approved
and will be adopted without any changes in the current proposal.

®) The training centre with residential institution is planned to be located within the RCHE(s) area. This non-standard provision is proposed to be
considered eligible for exemption from payment of land premium under the Incentive Scheme, pending further deliberation and approval from the Labour
and Welfare Bureau and relevant Departments.
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