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Application Site

Phase |11 Development Site

HONG KONG
HOUSING SOCIETY
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Location Plan of the Proposed SSF Development

(RAERAIH) (For Identification Purposes Only)
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&5 LEGEND
1 Application Site

Phase 111 Development Site

i [ HONG KONG
Site Plan of the Proposed SSF Development HOUSING SOCIETY
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RS ERESEHEEME
Summary of the Proposed Subsidised Sale Flats (SSF) Devel opment

1. HEEER
Site Particulars
BEUAEATETY ; 15,189 50K (EERGEERE )
§75,260 P50k (BB =HR%RE)
Site Area : Approximately 15,189 m? (Overall Development)
Approximately 5,260 m? (Phase 111 Development)
2. HEEHE
Town Planning
Pzl ; TCRH T R ETE A% AL B 4R S/YL/25
Statutory Plan : Approved Y uen Long Outline Zoning Plan No.
SIYL/25
R AR & FH 2R ; "rEedEE REUR R TERS ) AT
Current Zoning : “Comprehensive Development Area” and area shown
as ‘Road’
3. THEBEE

Proposed Accommodation

3.1 =
Domestic Portion
(i) —iE 36 EEENIEFEEEET » THET A1 720
(& & B H B B

1 block of 36 residentia storeys, containing not more than 720 subsidised
saeflats




(i) [MYEwaitaE BEEE - RARE AR FEtE

Ancillary facilities e.g. residential recreationa facilities, private open space
and podium garden

32  IJREMRAESEEN T ~ W R R VU S Y E A

Non-domestic and community facilities at G/F, a 4-level podium atop a 2-level
basement

(i) EEFEHEZX

Small Group Home for Mildly Mentally Handicapped Children
(i) lEEHEEFL

District Elderly Community Centre
(i) @ RFI0% - i NMEESN A S S

Ancillary facilities e.g. public bicycle park, basement carpark and public
vehicle park etc.
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Master Layout Plan of the
Proposed SSF Development
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Appendix V

B st ERRSEYEE A

Section Plan of the Proposed SSF Development

KEY PLAN
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Appendix VI

Section 16 Planning Application for Proposed Amendments to Phase lll of Approved “CDA” Development South of Castle Peak Road, Area 12,
Yuen Long (under application no. A/YL/205) and Minor Relaxation of Plot Ratio Restriction in Support of Proposed Subsidized Sale Flats (SSF)
Development with Social Welfare Facility at Lot Nos. 461 RP, 462 S.B, 463 S.B, 464 RP, 495 RP in D.D. 116 and Yuen Long Town Lot (Y.L.T.L.) 504

and Adjoining Government Land, Yuen Lung Street, Yuen Long, New Territories (No. A/YL/298)

Comments from
Eleventh Owners’ Committee of YOHO MIDTOWN
(letter dated 26.11.2022)

YOHO MIDTOWN £-+—E#E T ZEERTNER
(EHEEER 2022411 H 26 H)

HKHS’ Responses
FiHIEE

1.1

Development Intensity and Compatibility 2% 2% & BiEs EAE =5 M

There is no justification provided in the planning application regarding
the proposed increase of plot ratio (PR) to 6.5 which is considered
drastic and excessive compared to the development density of the
approved scheme.

SRS A AR IR LR 6.5 (AR - B2 AT A
L AR -

In line with Government policy

As early as in December 2018, the Executive Council (ExCo) has
approved the policy on “Enhancement of the Development Intensity of
Public Housing Sites” with an aim to optimizing the use of public
housing land to increase housing yield in the short term, which the
policy allows the maximum domestic PR of public housing sites located
in Density Zones 2 and 3 of the Main Urban Areas and Density Zones 2
and 3 of the New Town to increase up to 30% where technical
feasibility permits. The proposed minor relaxation of plot ratio restriction
for the subject site is a direct response to Government’s policy initiative
to increase the supply of public housing units in the more immediate
future. Considering that the Phase Il Development Site is located
within Density Zone R2 (i.e. with a maximum domestic plot ratio of 5.0
on the extant OZP) of the New Town, and that the Proposed SSF
Development has been demonstrated to be technically feasible by the
various technical assessments submitted, the proposed increase of
maximum domestic PR from 5 to 6.5 (+30%) is justifiable.

In the latest 2022 Policy Address, the Chief Executive (CE) affirmed the
continued commitment of the current-term Government to increasing
public housing supply, highlighting the policy priority to enhance the
quantity and speed of housing land supply in particular that of public
housing.




Comments from
Eleventh Owners’ Committee of YOHO MIDTOWN
(letter dated 26.11.2022)

YOHO MIDTOWN E+—JE¥EZEGHRINER
(EHFEMR 20224 11 H 26 H)

HKHS’ Responses
FipeyE]fE

Furthermore, the current-term Government proposes to increase the
development intensity for housing land in the Northern Metropolis (NM)
which covers the Yuen Long area where the Application Site is located,
up to a maximum domestic plot ratio (PR) of 6.5. According to this
policy initiative, the Application Site, being situated within the Yuen
Long New town and within close proximity (approx. 300m) of the Yuen
Long MTR station, is applicable for such increment in development
intensity for greater public interest.

Extent of relaxation of PR sought is considered minor in nature

In terms of the degree of relaxation applied for, it is noteworthy that the
most recent precedent case was a Section 16 planning application
submitted by the Government in Fanling North New Development Area
(under Application No. A/FLN/30), under which a number of
development sites (named Sites A1 — A9) were approved by the Town
Planning Board in Sept 2022 to increase the domestic plot ratio by up
to 30% for public housing. In particular, Sites A7 and A9 were approved
with a maximum domestic plot ratio of 6.5 (a 30% increase from 5).

Development intensity is compatible with the surrounding context
Besides, the Proposed SSF Development is compatible with the
development density of other new housing developments in the vicinity.
For example, Long Bin public housing development which is located
about 2km to the west of the Application Site at the western fringe of
Yuen Long New Town near Yuen Long Park is proposed with a
domestic PR of 6.5 and a maximum building height (BH) of 155mPD
(main roof level).
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Similar development intensity adopted for housing sites situated in the
proximity of railway station in the newest New Development Areas
For planned housing sites located in the proximity of railway station in

the newest New Development Areas (NDAs), the maximum PR adopted
is at least 6.5, such as the “Residential (Group A) 1”7 (“R(A)1”) zone
located to the northwest of Hung Shui Kiu Station in future Hung Shui
Kiu OZP (with maximum plot ratio of 6.5); and the “R(A)1”, “R(A)2” and
“R(A)3” zones located to the north, south and northwest of Kwu Tung
Station in Kwu Tung North OZP (with maximum PR relaxed from 5.0 or
6.0 to up to 7.8 under planning Application No. A/KTN/93). Similarly,
located within 300m from the nearest Yuen Long Station, the proposed
maximum plot ratio of 6.5 for the Proposed SSF Development shall be
considered appropriate with similar development context as other
planned housing sites in NDAs.

17 BT H R 17 2 P 7T T
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Eleventh Owners’ Committee of YOHO MIDTOWN
(letter dated 26.11.2022)
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HKHS’ Responses
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1.2

The Proposed SSF Development, being public housing in nature, is
incompatible with the adjoining private residential developments and
luxurious shopping mall.

BT R SR F B A B RIS
I EL RIBEEE ML, A -

EABEASHYRL AL E 3

No change in the nature of use

In terms of land-use, despite a variation to the type of housing, from
private residential in the approved scheme to subsidized sale flats in
the proposed scheme, there is essentially no change to the residential
nature of use for the Phase Il development site. Accordingly, there is
no land use incompatibility issue.

Mixed-use communities are common in land use planning

The planning and placement of different types of housing developments
adjacent large-scale shopping complexes is a common land-use
arrangement in Hong Kong which is in line with the Hong Kong 2030+
planning objective to enhance social integration and foster an equitable
and inclusive living environment. This arrangement also provides
opportunities for shopping/dining to enhance the daily living of local
residents.

Examples of this land use arrangement includes the development
cluster around Nam Cheong Station along the same Tuen Ma Line
which comprises a mix of private housing (Cullinan West) atop a large-
scale shopping mall (V-Walk) opposite a cluster of public housing
developments (Fu Cheong Estate. Nam Cheong Estate, Hoi Tat Estate
and Wing Cheong Estate). Similarly, in Kai Tak new development area,
such planning approach is also adopted. There is a mix of private and
public housing developments radiating from the Kai Tak Station, which
is surrounded by private residences (One Kai Tak and K. Summit), De
Novo (a SSF development by the Urban Renewal Authority), Kai Long
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Court (a Home Ownership Scheme by Housing Authority) and Tak
Long Estate (a PRH development).
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1.3

The density of the Proposed SSF Development accommodates 720
units in a single building. It is significantly (205%) higher than that of
YOHO MIDTOWN which has an average of ~236 flats per building,
therefore, is considered incompatible in terms of development intensity
and proportion.

BERRVEBIHEFERE R IEY 720 (FEEAAVERAETE - H{E

Please see our response to Comment 1.1 above.

A2 REER 1.1 #Y[ElE -
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L4 EFELL YOHO MIDTOWN “FHAHREY 236 [EHE LA -
AN 205% > LR S TR SRR L 1 NG R 5 -

=T

1.4

The Proposed SSF Development deviates from the planning intention
of the “Comprehensive Development Area” zone and the nature of the
approved scheme under Planning Application No. A/YL/205 given that
it would pose adverse impacts to its surroundings, in terms of traffic
congestion, air ventilation and air pollution.

R EHEFERERE T ' ragER | REIRR o IRESGHTZ
}&5'373??@3 Famoe A/YLR20S)HIMEE R —E - 5 EER R i S s i
FE ~ ZERIMBNZE RIS RA R & -

Proposed development is in line with planning intention of “CDA” zone
According to the Notes of the Approved Yuen Long Outline Zoning Plan
No. S/YL/25, the subject “CDA” zone is intended for “comprehensive
development/redevelopment of the area for residential and/or
commercial uses with the provision of open space and other supporting
facilities”. The proposed SSF Development which is mainly for
residential purpose with the provision of GIC facilities to cater for the
needs of the community, is thus in line with the planning intention for
the CDA site.

No change in nature of use
Despite a variation to the type of housing, from private residential in the
approved scheme to subsidized sale flats in the proposed scheme,
there is essentially no change to the residential nature of use for the
Phase Ill development site.

Proposed development is technically feasible

Furthermore, technical assessments pertaining to visual, air ventilation,
environmental, traffic, drainage, sewerage and water supply aspects
have been conducted to assess the technical feasibility of the Proposed
SSF Development and the likely impact on the surrounding
environment (if any). Findings of the assessments indicate that the
Proposed SSF Development is technically feasible and will not impose
insurmountable impact on the surrounding area. In this connection, it
should be noted that relevant technical assessments have been
submitted for consideration.
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1.5

The high density of the Proposed SSF Development will create an
unfavourable living and working environment for the Yuen Long
residents as well as the occupants of the Proposed SSF Development,
which contravenes the aim of the TPB to promote “the health, safety,
convenience and general welfare of the community through the process
of guiding and controlling the development and use of land ...”

BEREHE FENREELAR - REITHE RS SRRy
(ERIERA ARSI LAFEREE - ARl & 7 S m s e S H £
AP Z E e AR ~ 2o ~ DT EERIERZ EE -

Planning gains and design merits of the Proposed Development

As mentioned in our responses above, the Proposed SSF Development
is compatible with the surrounding context both in terms of land use as
well as development intensity. While the Proposed SSF Development
has already been proven to be technically feasible with no
insurmountable impact to the surroundings, it is worth noting that the
disposition of the SSF tower in the proposed scheme is located at the
exact same location as the private residential tower under the approved
scheme. In fact, the current single tower design with a facade length of
approx. 58m is significantly (~20%) narrower in comparison with the
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twin tower design under the approved scheme which has a fagade
length of approx. 73m (see Annex l), thus can create better wind
performance at the pedestrian level around the site when compared to
the approved scheme.

Furthermore, the Proposed SSF Development has proposed a number
of planning gains and design merits in the scheme to maximize the
public interest as much as possible. These planning gains and design
merits include the provision of G/IC facilities; careful tower disposition
to maximize building separation from existing developments, with
reduced fagade length facing the nullah to the southwest; streetscape
enhancement with building setback and pavement widening; provision
of air ventilation corridors; and a reasonable building height conforming
to the general stepped building height profile in the area. Therefore, it is
also the Proposed SSF Development’s aim to promote the health,
safety, convenience and general welfare of the community on one
hand, while provide more affordable housing to the society with careful
design treatments without compromising the public interest on the other
hand.
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Air Quality and Air Ventilation Aspects ZZg/E BfIZZRiE

Compared with the two 28-storey buildings in the approved scheme
(Application No. A/YL/205), the Proposed SSF Development with
substantially increased building height and widened building surface
area, will severely obstruct the main ventilation corridor for the whole
Yuen Long MTR station area and the vicinity, hence worsens the
already serious air pollution problem in the area, and poses adverse
impact on the health of the residents and road users in the Yuen Long
district.

Btz TR (FREEERST © A/YL/205) il 28 JesHyEEstaes - Btk
EIHVE R S R R NI SR & R PP i SR Y Ae i I & s EE PELE
%Z{.TE?ﬁ/%ﬁzifﬁFﬁi&i’fﬁg‘&ﬁﬁﬁfﬁiﬁﬁﬁﬂzgi_mr C L EANAREEE
HyZE RIS AR — ML NILETTHEE R B RS EE E R RS
R EB’J%L

Please see our response to Comment 1.5 above.

Furthermore, the Phase Ill development site also does not trespasses
any identified air corridor. In fact, according to the submitted AVA
(Initial Study), the wind availability nearby and in the vicinity of the
subject CDA site is generally the same under both the approved
scheme and the proposed scheme. With no reduction of wind
availability, it is unlikely that the proposed scheme at the Phase Il
development site will worsen any air permeability in the Yuen Long
district. In fact, according to the results of the site spatial average
velocity ratio (SVR) under both annual and summer prevailing wind
situations, there would be some improvements in air ventilation at some
areas in YOHO MIDTOWN.

For air quality, given no reduction of wind availability in the area as
concluded by the AVA (Initial Study), the air quality condition in the
area will unlikely be worsened.




Comments from
Eleventh Owners’ Committee of YOHO MIDTOWN
(letter dated 26.11.2022)

YOHO MIDTOWN E+—JE¥EZEGHRINER
(EHFEMR 20224 11 H 26 H)

HKHS’ Responses
FipeyE]fE

A2 IR R 1.5 fY[ElfE -
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Traffic Aspect 323

The proposed drastic increase in PR failed to take into account the
associated infrastructural impacts on the surroundings, in particular the
existing congested traffic situation at the Yuen Long MTR station area.

B R DRI RREE A2 A % e B R B B s S 2 2 - CHE IR
IR T BB SR AT Ay S PR ZE TR

A traffic impact assessment (TIA) was conducted to review the possible
traffic impact due to the Proposed SSF Development. Compared to the
Approved Scheme (Application No. A/YL/205), the increase in traffic
generation due to the change in the development parameters proposed
under the Proposed Scheme is minimal with less than 30 pcu during
peak hours. It is also understood that there are few improvement works
under planning or construction at the nearby junctions. Upon completion
of these junction improvement works, it is anticipated that the proposed
development will not induce significant traffic impact on the nearby road
network.

ERH T OB ARG - SHEERBUR R BN LB B R R
FHEWEEEREN T E (FHF4ESE AIYL205) - ghEs RSB ms
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Others HAf

Albeit being technically feasible, there is no solid evidence to
demonstrate that the Proposed SSF Development would not impose
insurmountable impacts to the surroundings from technical point of
view.

FEAERT ERTT o FREE IR R o A R R A T 0EE S - SRR A
BhHHVE et e & S R B IR BIS R A Al e IRAYR & -

Technical assessments from visual, air ventilation, environmental,
traffic, drainage, sewerage and water supply aspects have been
conducted. Findings of the assessments indicated that no
insurmountable technical impact on the surroundings is anticipated.
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Proposed Subsidised Sale Flats (SSF) Development
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Hong Kong Housing Society

o FERFBERG B RIIN—UNE  B—EEKEENIELRF] - IEBUFHE -

Established in 1948, Hong Kong Housing Society (HKHS) is a self-financing, non-profit-making
and non-government organisation.

o BUIRMSEERENRVAFENESER - BEOHEENEEHERAL -

Provides a variety of subsidised housing of quality and value for money, e.g. public rental
housing (PRH) and subsidised sale flats (SSF).
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Proposed SSF Development
Site Location Plan & Surrounding Environment
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Proposed SSF Development at Yuen Lung Street

°  ZBREFER 2021 FAMEIAFTTHITREEEMEHRE TN TREE "&a

BEE | HIUEEMFRRE - FHEEN 2021 £ 9 B2 ERFRYER X
BERRENE  2EZEIHEFEHENERE -
As announced by the DEVB in 2021, a land parcel within the subject “CDA” zone
near the j/o Yuen Lung Street and Yau Tin East Road (the Site) would be resumed
by the Government for subsidised housing development. HKHS subsequently
accepted the then THB's invitation to take up the SSF project in Sept 2021.

°  BEEBHHEESHERIRERAAANEER - RAtE S EEFREEA DEIE
HEHREERRIBRTIFRR - AN EEEEMREEE - SmEEEFT -

The Proposed SSF Development would optimise the use of underutilised land
resource to provide subsidised housing units to meet the society’s need for
different types of public housing, thereby contribute to enriching the housing ‘

ladder, making available affordable housing choices to families in different income o R
brackets who aspire to become home-owners. .

° HBSVHE GRMHEMHE—ZRIRRREDE LS - AR SRR - AREESD
BeAFLEREIREA DU HLERIFEK
The proposed SSF development will provide a series of planning gains, including
social welfare facilities, public vehicle park (PVP) and public bicycle parking to
serve the local community.
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Planning Progress

« RECEBUNEINFE R HRIEREEBUIN NGB AE BEIRALY S48 B HERIEExit AR - B ERBRET
FRBIRGISS 1606k » (TR EIR B GIR3CHEI RS - BRI R o B 3 R A s AR L 2R FR A -
In response to the Government’s current policy initiatives to increase housing supply and to provide social welfare
facilities of about 5% of the total attainable domestic GFA in suitable public housing development, HKHS has submitted a
Section 16 planning application to the Town Planning Board for a minor relaxation of the plot ratio restrictions.

- BERRHEFERRE  5EENNEHHEFEETEMME  WIRERRNEEEFNEN > FMEEFREZ R -

The Proposed SSF Development aims to increase public housing flat production, and provide different social welfare
facilities for the benefit of the community.

- ERBREE =S REAAREER IR G H SR e i e A -
Technical assessments for the planning application for a minor relaxation of the plot ratio restrictions for the Phase Ili
development site have been completed.
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Summary of Proposed SSF Development

HREmERE (&) Site Area (approx.)

5,260 57K m?

E%E‘Bfﬁ‘ Domestic Portion

Bir#H (B¥EHE)

No. of Units (No. of Blocks)

AZ A Not more than 720 (1)

&8 No. of Residential Storeys

36 J& storeys

bt B ESEHE Ancillary Facilities

{E 2 R S B RA N ARS8 F |

E.g. residential recreational facilities and private open space

JEFE FHER{5 Non-Domestic Portion

FEE Rt

Non-domestic Provision

#R > g & KW EHE - S5t f R

Ground Floor, a 4-level podium and a 2-level basement comprising:
o EREEGHENEIEE 5% Small Group Home for Mildly Mentally Handicapped

Children

o IEEETHE L) District Elderly Community Centre

o NIEEEE{EIHER Public bicycle park

o M TEHEIEGFNILIZEEL Basement carpark & Public Vehicle Park (PVP)

(#5128l > FHIFHEET Preliminary planning, subject to change )
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Section Plan of the Proposed SSF Development
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FrfirefAd Technical Assessments

E58 AR BT PAd » AFE

Related technical assessments have been completed, including :

o ATiM o ELEEECH (BFEHEPK ~ TR AAK) o HE
Traffic Infrastructure (including drainage, sewerage Visual

and water supply)

o ZESNIH o IR (HffEE - EREZR - J5/KEEK
Air ventilation it TP B s 288 )

Environment (including noise, air quality,
water quality and construction phase impacts)

&hitm ARSI RN FH AEBRENA RIS
Conclusion: The planning application would not cause insurmountable
Impact on the surrounding area
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Planning Merits and Justifications

Heft4y 720 kBB EFEEAL - MEcaBURERTHINEEHBIECR -

In line with the prevailing Government policies to increase public housing supply by providing about 720 nos.
of subsidised sale flats.

ettt ErEAEE - B EEARNER M E SEtR e LB H F AT -

Provides social welfare facilities to meet the requirements of the Social Welfare Department as well as to cater
for the needs of the community.

REAHMERIS I R AL ERIHEAL -

Provision of public vehicle park and public bicycle parking spaces.

ELITRAHR ST AR -

Improvement of pedestrian environment along Yuen Long Nullah

RERPHERERENAR - FRFEAERYEREEMABREBERE -

The Proposed SSF Development is compatible with the surrounding development context in terms of use,
development intensity and building height
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Local & Public Consultation

o YR 20214F 12 § 14 HHETHERE ARG ER - SUTHITREEEN R AR R 2 R AR W EFAN L35+
HREKEISER -
On 14 December 2021, HKHS attended the YLDC Meeting to collect Members’ initial views on the subsidised housing development and
the private land resumption plan for the site at Yuen Lung Street.

o Hig - BN 2022 4 10 F 28 HIREE (RATHERGI) 55 16 FREIRTTREZ B GIRGHEIHE - i EESEHNEBRU SR
EHH -
Subsequently, HKHS submitted a planning application under Section 16 of the Town Planning Ordinance to the Town Planning Board
(TPB) in support of the Proposed SSF Development on 28 October 2022 so as to move the project forward.

o ¥ (BTARENREI) 25 16 FRAREIRFENELERER - WATRXERRRAWEIHYOHO MIDTOWNSE+— B E R R ERINER
F  FHEARNARE RREMBUNEHITRR - ERTREIZEGRE—SER -
During the statutory period under the Town Planning Ordinance for making comment on the Section 16 planning application, comments
from the Eleventh Owners’ Committee of YOHO MIDTOWN were received via letter dated 26 November 2022.
HKHS will address the public comments received during the public inspection period together with other departmental comments in a
Further Information Submission to be submitted to the TPB in due course.
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