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Executive Summary

This application is to seek planning approval from the Town Planning Board (TPB) for the ‘Proposed
Flat and Shop and Services Uses with Minor Relaxation of Plot Ratio Restriction’ at Lots 4614
and 4615RP in DD116, and Lots 1753sBRP (part), 1753sBss3 (part), 1756sA (part), 1756RP (part),
1757, 1758RP, 1760RP in DD120, and adjoining Government Land, Tai Kei Leng, Yuen Long, New
Territories (“Subject Site”). The Site falls within an area zoned “Residential (Group B)” and ‘Road’
under the draft Yuen Long Outline Zoning Plan (OZP) No. S/YL/26.

The Subject Site is in Tai Kei Leng, the southern part of Yuen Long District. It has an area of about
2,540m?. The proposed development will be accommodated in the 25-storey residential building and
one separate single storey building for shop and services with a green roof top. The proposed additional
domestic Gross Floor Area (GFA) of about 2,023m? and non-domestic GFA of 220m?. The minor
relaxation requires approval from the Town Planning Board for permitted PR3.5 to be relaxed to the
proposed total plot ratio of PR4.287 (i.e. increase 22.48%). This includes additional domestic PRO.7
(i.e. 20% increase) which will bring in additional 55 flats; and the proposed small non-domestic
PRO0.087 for GFA of 220m?2.

Increased housing supply is an obvious benefit and there are not any major adverse impacts. The
proposed neighbourhood retails will provide convenience and reduce vehicular trip. The provision of
car parking spaces and loading/unloading are as per Hong Kong and Planning Standard and Guidelines
(HKPSG).

The proposed development can be justified for the following reasons:
® In-Line with Government policy increasing housing supply by 20%;

Better utilization of land resources and carbon emission reduction:;

® Planning gain for providing flexibility of road widening
® Low-rise and no visual impact of single storey retail block; and
® No significant adverse impact anticipated.

In view of the above and as detailed in this planning statement, Members of the TPB are requested to
give favourable consideration to this Application.

Supporting Planning Statement 3



Proposed Flat and Shop and Services Uses with Minor Relaxation of Plot Ratio Restriction at Lots 4614 and 4615RP in DD116, and Lots 1753sBRP
(part), 1753sBss3 (part), 1756sA (part), 1756RP (part), 1757, 1758RP, 1760RP in DD120, and adjoining Government Land, Tai Kei Leng, Yuen Long

TTIB 2

R P B EARELATAIERS GRAR) HMBRE, ARETH KESLELHH
% 116 #1W4 4614 #= 4615RP B oL &M% 120 4 N85 1753sBRP (R 4).
1753sBss3 (#f4°). 1756sA (&%), 1756RP (¥4). 1757. 1758RP. 1760RP 3 f %
WLAR 89 BT 3k (PRI ) N SRR B AR B AT E R RHAT R ik o A AL LA
VR4, ARIRAN S B KALB SR S/YL/26, vHRBI LN “HE (TH) 7
B Ao B Ay BT

W B A U ) B KR, mAEA 2,540 F K, BAMMHEERMNAE R 25 B FH9E
TR o O —IRE LA B BE B E RBAFATER G, ZREHER AKX G, #HE
REAELR LML 2,023 FH R, FETREEAMHN 220 F R, HARAMLATA 4.287
& (F 0.7 BAMAEEHAF IS 0.087 BAAZE), $EAEZRIAGAFIRMLE
3.5 A K B AR B F 4287 13 (3§40 22.48%),

PR L AMEE AL 4.2 45 (A0 20%) TA¥g e 55 BAEEEL, @ 220 F7 KA
TR LB RAERA R JE AR A&, ARSELDENEEE (ZAFOFR L3RS £
WEAT), BB RAITRABR S A, mAAAEME RGO RAYE, BRGTEE KR
BARA, A5 AL Ao Hp AT AR S (BB BIAR A AR,

KRAUNTEHRRE, PHOLZEASHEAER:
BLABURBUR, 38 A0 20%49 5 BALJE;

P AFHA) B LM E R RO AR AT

BT R B I E M

— R &t KB R ES R BRI e
A& KA %4,

YV V. V VYV V

A bR, BAVEFRIL G AT P,

Supporting Planning Statement 4



Proposed Flat and Shop and Services Uses with Minor Relaxation of Plot Ratio Restriction at Lots 4614 and 4615RP in DD116, and Lots 1753sBRP
(part), 1753sBss3 (part), 1756sA (part), 1756RP (part), 1757, 1758RP, 1760RP in DD120, and adjoining Government Land, Tai Kei Leng, Yuen Long

1

11
111

1.1.2

1.13

1.14

2.1
211

212

INTRODUCTION

Background

We, Onfine Development Limited, Gainbo Limited, Waygent Investment Limited & Magic
Sign Limited (“the Applicant™), are the current registered owners of Lots 4614 and 4615RP
in DD116, and Lots 1753sBRP (part), 1753sBss3 (part), 1756sA (part), 1756RP (part), 1757,
1758RP, 1760RP in DD120, and adjoining Government Land, Yuen Long, New Territories
(hereunder called “the Subject Site”) (Figure 2), now seeking for planning permission from
the Town Planning Board (“TPB”) for the Proposed Flat and Shop and Services Uses with
Minor Relaxation of Plot Ratio Restriction at the Subject Site.

The Subject Site falls majority within an area zoned “Residential (Group B)” (“R(B)”) and
small portion of ‘Road’ on the draft Yuen Long Outline Zoning Plan No. S/YL/26 (OZP)
(Figure 1). The proposed minor relaxation and retails (shop and services) require planning
permission from the TPB under Section 16 of the Town Planning Ordinance.

The proposed development in the Subject Site will bring in additional 55 flats. In addition,
minor provision of convenience shop and services can reduce the community shopping trips
(reducing carbon emission) and improve liveability for locals.

The proposed development is further elaborated in the following sections and a positive
conclusion at the end for TPB to consider.

SITE CONTEXT

Site Location and Existing Uses

The Subject Site, being a car park, is located in Southern Part of Yuen Long (Figure 2), at a
corner site abutting Tai Tong Road and Tai Shu Ha Road East. The current access to the existing
car park is via Tai Shu Ha Road East. The car park is still in use at the moment and there are
mix of residential dwellings/village houses to the immediate east in Sereno Verde and to the
west in Fraser Village. To the immediate north there are clusters of warehouses, and in the
south are car repairing shops and Yuen Long Highway.

There is a strip of private lands bisecting the Subject Site into three parcels of land. This strip
of private land with underground utility being used by Sereno Verde does not form part of the
Subject Site.
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3 PROPOSED DEVELOPMENT SCHEME

3.1 Proposed Development

3.1.1 The Subject Site has an area of about 2,540 m2. The proposed ‘relaxed’ flats (55 flats of GFA
2,023 m?) will be accommodated in the residential portion of a building block of 25-storey for
a total domestic plot ratio of 4.2 (a total GFA of about 10,668 m?) with a building height at
about 101mPD (Figure 4) as shown in the proposed Master Layout Plan (Figures 3a and 3c)
in order to enhance the liveability in the area, it is making use of a separated area in the corner
for single storey retail building block with a total GFA of 220m? with a green roof (Figure 5).
Also another isolated narrow strip of land as amenity area [Lot 1753sBss3 (part) in Figure 2].
The residential block is separated from the retails by a strip of private land.

3.1.2

The proposed key development parameters are listed in Table 3.1.
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Table 3.1 Key Development Parameters
OZP Change
permitted Proposed (%)
Total Site Area (about) 2,540m~ 2,540m* Nil
Detailed breakdown:
(@) Under “R(B)” zone* | 2,470m* 2,470m* -
(b) Under Road 70m? 70m? -
2 2 +1,998 m?
Total GFA (about) 8,645m 10,888m (+22.48%)
. 2 2 4‘2,023mZ
Domestic GFA 8,645m 10,668m (+23.4%)
Non-domestic GFA NA 220m? +220m?
Max No. of Storeys 25 25 -
No. of Building Blocks 2 -
- Not more than not less
Site Coverage (about) 33.33% than +8.6%
. . +0.787
Total Plot Ratio (maximum) 3.5 4.287 (+22.48%)
. . +0.7
Domestic PR nil 4.2 (+20.0%)
Non-domestic PR nil 0.087 +0.087
o . . . Not more than
Building height of residential tower 101mPD
e . . Not more than
Building height of retail block 13mPD
No. of Flats/population 290 345/966 +55/154
2 1
Number of blocks (additional one (retail
non-domestic) block)
No. of Parking Spaces and L/UL spaces: As per high
I Private car (residents) I. 44 nos. side in
ii. Private car (visitors) ii. 5nos. HKPSG
iii. HGV/ LGV (L/UL) iii. 1 no. each
iv. Bicycles iv. 23 nos.
V. Motorcycle V. 3N0s.
Note*: including Government land 235m?.
6
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3.1.3 Thereis astrip of Government land in-between Tai Shu Ha Road East and the private lots. This
strip of Government land is zoned “R(B)” which included as part of the Subject Site so that the
housing potential can be optimized and allowing flexibility for the future road widening.

3.2 Traffic Arrangement

3.2.1 The Subject Site access is via Tai Shu Ha Road East. The parking provision for the whole
development follows the high side of the HKPSG for 49 spaces at grade (including 5 nos. for
visitors); and 2 loading/unloading bays for goods vehicle. The Traffic Impact Assessment
reveals the internal transport provision and confirmed negligible traffic impact as generating 8
and 5 additional pcu (2-way) in AM and PM peaks respectively in Appendix 1. Regarding
junction performance, the current situation will be similar no matter there is small percentage
increase in pcu generated.

3.3 Sewerage and Drainage Arrangement

3.3.1 No change to the original sewerage system as minor 55 flats are accommodated on top of the
planned residential buildings. All the sewage arising from the proposed development will be
discharged via public sewer. (Appendix 3: Sewerage Impact Assessment)

3.3.2 Since the built form has not been changed, the same surface run-off is expected to be collected
by perimeter drainage and discharged to the existing drainage system.

4 PLANNING MERITS AND JUSTIFICATIONS

4.1  In-Line with Government Policy - Immediate Increasing Housing Supply by 20%

4.1.1 As continued shortage of land supply for housing development in short term, the CE's 2014
Policy Address has already announced that except for the north of Hong Kong Island and
Kowloon Peninsula, the Government considers it feasible not at the expense of current
infrastructure as the generally increase of maximum domestic plot ratio in the Territory by
around 20% as appropriate. This Policy applies to both public and private housing sites. The
proposed minor relaxation of residential development is just 20% increase up to domestic
PRA4.2.

4.1.2 In the latest Policy Address 2021, the Government put emphasis “to boost the short, medium
and long-term supply of residential care services through a multi-pronged approach”.

4.2 Better Utilization of land Resources and carbon emission reduction

4.2.1 The proposed convenience stores is well located to serve the community with a green roof
enhancing sustainability. Furthermore, from carbon emission reduction perspective, if there
will be less vehicular shopping trips needed, better air quality achieved.

4.2.2 There is nil local convenient service in the vicinity (due to the planning control applied under
“R(B)” zone). A small scale of land use survey was carried out in August 2022 (Appendix 2)
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to illustrate the need for such service. The approval of retail could allow some daily necessity
goods made available for the local residents.

Planning gain for providing flexibility of road widening

The proposed development could allow flexibility for future road widening if needed in both
Tai Tong Road and Tai Shu Ha Road East as shown in Figure 3a. The flexibility is to reserve
some portions of the Subject Site as non-building areas. For instance, the proposed building
block would be set back by 3.7m from Tai Shu Ha Road East (Figure 3.3 in Appendix 1 which
extracted below).
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Low-rise and no visual impact of single storey retail block

The additional low-rise single storey building of 5m tall at the corner will not induce adverse
visual impact instead it could create some local aesthetic and livelihood elements at the corner
and providing some interesting streetscape.

No Significant Adverse Impact

There is minimal daily traffic generated and no significant adverse impact on public utilities as
there is only an increase of 55 flats and the small shopping area of 220m?2. Also there is no
significant adverse air quality and noise (Appendixes 4 and 5 respectively) impacts.

5 CONCLUSION

5.1 The proposed development would provide additional 55 flats and convenient shops. The retail
block offers streetscape without significant visual impact. In addition, it also allows flexibility for
future road widening in Tai Tong Road and Tai Shu Ha Road East when needed.

5.2 Members of the TPB are requested to favourably consider the application.
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