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S12A Planning Application for Proposed Amendments to the Approved Ping Che and Ta Kwu Ling
Outline Zoning Plan from “AGR” and “GB” Zones to “R(A)”, “R(A)1” and “G/IC” Zones
at Various Lots in D.D. 77 and 84 and Adjoining Government Land, Ping Che, Fanling
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S12A Planning Application for Proposed Amendments to the Approved Ping Che and Ta Kwu Ling
Outline Zoning Plan from “AGR” and “GB” Zones to “R(A)”, “R(A)1” and “G/IC” Zones
at Various Lots in D.D. 77 and 84 and Adjoining Government Land, Ping Che, Fanling
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S12A Planning Application for Proposed Amendments to the Approved Ping Che and Ta Kwu Ling
Outline Zoning Plan from “AGR” and “GB” Zones to “R(A)”, “R(A)1” and “G/IC” Zones
at Various Lots in D.D. 77 and 84 and Adjoining Government Land, Ping Che, Fanling

EXECUTIVE SUMMARY

PURPOSE OF SUBMISSION

This rezoning application is submitted to the Town Planning Board (the Board) in support
of a rezoning request to rezone an area zoned “Agriculture” (‘AGR”) and a minor portion
zoned “Green Belt” (“GB”) to “Residential (Group A)” (“R(A)”) zone in Phase 1,
“‘Residential (Group A)1” (“R(A)1”) sub-zone in the Remaining Phases and
“Government, Institution or Community” (“G/IC”) zone in the reserved school sites on
the approved Ping Che and Ta Kwu Ling Outline Zoning Plan (OZP) No. S/INE-TKL/14
at various lots in D.D 77 and 84 and adjoining Government Land in Ping Che, Fanling
(hereafter referred to as the “Application Site”) under Section 12A of the Town Planning
Ordinance (CAP. 131) in support of a proposed comprehensive development (hereafter
referred to as the “Proposed Development”). The Application Site includes both
Development Sites of Phase 1 and the Remaining Phases, as well as the reserved
school sites (i.e. proposed G/IC zone)® to be formed by the Applicant during the

implementation of the Remaining Phases.

This rezoning proposal has fully considered the planned and potential development
context at not only local but also regional level in the wider Northern Metropolis (“NM”)
and in the Greater Bay Area (“GBA”). The Proposed Development is committed to
contributing to the housing supply in the territory in a timely manner on one hand, and
to complement with the continuous Government's initiative to develop the New
Territories North (“NTN”) on the other hand. In particular, the Applicant has reviewed the
following opportunities arising from the changing spatial framework and distinctive
positioning of the NTN New Town (formed by the formerly known Ta Kwu Ling and Ping

Che, Queen’s Hill and Heung Yuen Wai Potential Development Areas (PDAS)).

PLANNING CONTEXT

1. Changing National and Strategic Planning Context

Spatial development pattern in Hong Kong has changed drastically with respect to

various Governmental policy documents at national and strategic regional levels.

Fllﬁ%ﬁ@%ﬁApplicaﬁon No. : Y /NE-TKL /4
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S12A Planning Application for Proposed Amendments to the Approved Ping Che and Ta Kwu Ling
Outline Zoning Plan from “AGR” and “GB” Zones to “R(A)”, “R(A)1” and “G/IC” Zones
at Various Lots in D.D. 77 and 84 and Adjoining Government Land, Ping Che, Fanling

At national level, as promulgated by the State Council in February 2019, the Outline
Development Plan for the GBA clearly states the effort of developing the GBA and
fostering closer co-operation between the Mainland, Hong Kong and Macao. The
National 14" Five-Year Plan later promulgated in March 2021 also expressly supports
Hong Kong to enhance its competitive advantages and for better integration into the
overall development of the country.

At the strategic regional level, under the prevailing national development, the NTN that
accommodates a vast amount of undeveloped land in close proximity to Shenzhen, will
be developed into an international Innovation and Technology (I&T) Hub to sustain the
long-term economic and social needs of Hong Kong and neighbouring cities in the GBA.
Subsequently, the Northern Metropolis Development Strategy (“NMDS”) introduced in
October 2021 further emphasizes the development potential of NTN in accelerating the
momentum of integrated development within Shenzhen, under three interactive circles

guiding the long-term spatial development of Hong Kong:

i) Shenzhen Bay Quality Development Circle;
i) Hong Kong — Shenzhen Close Interaction Circle; and
iii) Mirs Bay/Yan Chau Tong Eco-recreation/tourism Circle.

The “Hong Kong — Shenzhen Close Interaction Circle” (“HKSZCIC”) covers the central
part of the Northern Metropolis (“NM”) including the future new towns and various
flagship new development areas, aspiring to achieve the synergy effect of “one plus one
greater than two” in close collaboration with Shenzhen. Strategically, the Application Site
is located within the core of the HKSZCIC. There will be ample opportunities for future
developments, such as future commercial and technological industry developments to
be concentrated along the frontier area in the NTN and the demand for more residential

developments to support the growth of the NM.

2. Complementary to the Long-Term Development of the NTN New Town

At the local level, the Planning Department (PlanD) and the Civil Engineering and
Development Department (CEDD) commenced the Preliminary Feasibility Study on
Developing the New Territories North (“Preliminary NTN Study”). The broad land use
plans for three initial PDAs including Lok Ma Chau, Man Kam To and Ta Kwu Ling/ Ping
Che/ Hung Lung Hang/ Queen’s Hill was promulgated in December 2017. Ta Kwu Ling
PDA (TKLPDA), where the Application Site is situated, was intended to be developed

Llewelyn-Davies Hong Kong Ltd March 2023
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S12A Planning Application for Proposed Amendments to the Approved Ping Che and Ta Kwu Ling
Outline Zoning Plan from “AGR” and “GB” Zones to “R(A)”, “R(A)1” and “G/IC” Zones
at Various Lots in D.D. 77 and 84 and Adjoining Government Land, Ping Che, Fanling

into a self-sustained new town development for the next generation with strong
economic linkage with the GBA. As depicted under the “High Population” development
scenario of TKLPDA in the Preliminary NTN Study, the immediate area to the east of
the Application Site would accommodate high-density commercial and residential
developments with a plot ratio (PR) up to 7.5.

Recently, the NTN New Town has been formally introduced by agglomeration of the
formerly known TKLPDA and Heung Yuen Wai & Queen’s Hill PDAs. The NTN New
Town is positioned as a hew town to house a population of not less than 200,000. The
NTN New Town will support the making of the NM in the long run in leverage of its
locational advantage to Liantang/Heung Yuen Wai Border Control Point. As detailed
planning of the NTN New Town is in progress and considering the extensive
development programme of the NTN New Town, opportunities for appropriate residential
development as an earlier phase development, similar to the development model as
Queen’s Hill Estate (i.e. part of the first phase development of the NTN New Town

completed in year 2021) could be explored ahead of the Government’s planning.

To capture a more precise locational characteristic and thus the development potential
of the Application Site, the TKLPDA that is situating at the south-west portion of the
overall NTN New Town will be referred to instead of the NTN New Town when describing
in geographical terms. Upon reviewing the development potential of the Application Site
with reference to its location adjoining to the core area of TKLPDA, it will in overall be
seen as a logical extension to the TKLPDA while the Proposed Development as a
comprehensive development intended to expedite housing supply in the short-medium
term and support to materialize the making of NM into a promising metropolitan area to

live in, work and travel.

INDICATIVE PROPOSAL

The proposed rezoning request would facilitate a comprehensive development primarily
to be implemented in two major phases (i.e. Phase 1 and the Remaining Phases) to
complement the NTN New Town. With an overall Development Site area of about
156,680m?2, a maximum domestic PR of “not more than 5” and “not more than 4” are
being proposed for Phase 1 and the Remaining Phases respectively. In total, it would
provide 14,325 units with provision of supporting commercial, G/IC and transport

facilities. The Proposed Development would consist of 35 residential towers with

Llewelyn-Davies Hong Kong Ltd March 2023
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at Various Lots in D.D. 77 and 84 and Adjoining Government Land, Ping Che, Fanling

domestic storeys ranging from 30 — 42 storeys (above ground) with a maximum building
height of not more than 179mPD (to main roof).

To create a balanced and self-sustained community upon completion of the Proposed
Development, the following supporting facilities would also be provided: -

Phase 1
e A covered transport lay-by of about 2,200m?;

e Commercial 2 floor spaces of about 3,000m?; and

e A Neighborhood Elderly Centre (NEC) with a NOFA of about 303m? and GFA of
about 667m?3,

For Remaining Phases

e Two covered transport lay-bys of about 6,600m?;

e Commercial ? floor spaces of about 18,000m?;

e A NEC with a NOFA of about 303m? and GFA of about 667m?3;

e A 200-places Residential Care Home for the Elderly (RCHE) with a NOFA of
about 2,475m? or GFA of about 5,445m?3;

e Two 80-places Day Care Centre for the Elderly (DE) with a NOFA of about
1,012m? or GFA of about 2,226m?3;

e A 150-places Child Care Centre (CCC) with a NOFA of about 776m? or GFA of
about 1,707m?3; and

e Two sites are reserved for school use to cater for the potential demand for

educational facility deriving from the future population in the area.

2 Including ‘Shop and Services’, ‘Eating Place, ‘School’ (nursery / kindergarten / language, computer, commercial or
tutorial schools / technical institutes / other types of schools providing interests and hobby related courses), ‘Place of
Entertainment’ and ‘Place of Recreation, Sports or Culture’ uses.

3 Based on a NOFA to GFA conversion factor of 2.2 and floor area to be exempted from calculations of GFA and PR.

Llewelyn-Davies Hong Kong Ltd March 2023
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at Various Lots in D.D. 77 and 84 and Adjoining Government Land, Ping Che, Fanling

DEVELOPMENT JUSTIFICATION AND PLANNING GAINS

The subject planning application is fully supported by the following justifications and

planning merits:

The subject rezoning application strategically complements with the national,
regional and strategic planning directions;

The subject rezoning proposal can seize the opportunities brought by the long-
term sustainable growth of the Northern Metropolis with increasing economic

interactions with cities in the Greater Bay Area;

The Proposed Development captures the opportunities of the planned NOL
Eastward Extension and unleash the development potential of the Application Site

based on a transit-oriented development approach;

The Proposed Development can alleviate the acute housing shortage;

The proposed development intensity is compatible to the future developments in
the NTN New Town;

The Proposed Development can catalyse transformation in the surroundings and

complement the realization of the planning intension of the NTN New Town; and

The Proposed Development complements the implementation of the TKLPDA and

is sustainable from various technical aspects.

Based on the above, the Board is cordially invited to consider this rezoning application

favorably.
Filﬁﬁifr“.}%Application No. : Y / NE-TKL / 4
LP:EJ%EIHIFI% M .
This page is extracted from applicant’s submitted documents.
Llewelyn-Davies Hong Kong Ltd March 2023
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