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S.1 

EXECUTIVE SUMMARY 
 
S16 Planning Application TPB No. A/K18/341 was approved by the Town Planning Board (“TPB”/”BOARD”) 
on 28 January 2022 (“Approved Scheme”) for a Proposed Social Welfare Facility (Residential Care Home 
for the Elderly (“RCHE”)) with Minor Relaxation of Plot Ratio (“PR”) Restriction from 0.6 to 0.8 at 63 
Cumberland Road, Kowloon Tong, Kowloon (“Application Site”/ “Site”).  
 
This Application seeks to incorporate design improvements to the Approved Scheme vis the relocation of 
ancillary essential plant room and water tank (including F.S. & Sprinkler pump room, Potable/flushing pump 
room, potable/flushing water tank, F.S. Tank, and Sprinkler Water Tank) from roof-top to a one-storey 
basement. This will help to reduce the visual bulk on top of the roof and also provide additional opportunities 
to incorporate sustainable building elements such as greening and/or solar panels. In line with the remarks of 
the subject Residential (Group C) 1” (“R(C)1”) zone on the Approved Kowloon Tong Outline Zoning Plan 
(“OZP”) No. S/K18/21 (“Approved OZP”), TPB approval is sought for minor relaxation of BH restriction to 
enable 1 storey basement beneath the Approved 3-storey RCHE (“Proposed Scheme”/ “Proposed 
Redevelopment”).  
 
There is no other change to the Approved Scheme which will maintain all the previous planning and design 
benefits approved by the TPB.  

 
In summary, the Proposed Redevelopment is supported by the following: 

 

• Planning and Design Merits of the Minor Relaxation of BH Restriction: The proposed relocation 
of plant room will provide the following further planning and design merits compared to the Approved 
Scheme: 

o The reduced massing will offer a more attractive view towards the Proposed 
Redevelopment and improve visual amenity of the Kowloon Tong Garden Estate (“KTGE”) 
Neighbourhood;  

o No adverse impact to the local character and building height profile of KTGE is anticipated;  
o The released space will increase opportunities for greening and other sustainability 

initiatives at roof level; and  
o There is no adverse impact on existing landscape resources given that all trees will be 

retained. 

• Provision for Application for Minor Relaxation of BH Restriction on OZP: The Proposed 
Redevelopment follows the requirements for Minor Relaxation of BH Restriction prescribed under the 
“R(C)1” zoning. The relocation of plant room to a basement level within the footprint of the Approved 
Scheme does not result in any adverse impacts to the existing trees and maintains the low-rise 
character of the KTGE; 

• In Line with Criteria for Minor Relaxation of BH Restriction set out in the Explanatory 
Statement of the Approved OZP: The Proposed Redevelopment meets the Criteria including better 
streetscape provision; and landscape and visual planning merits that bring about improvements to 
townscape and locality.  

• No change to the Approved Scheme Permitted at the Application Site: The Proposed 
Redevelopment only seeks to enable a one-storey basement for the ancillary essential plant room. 
The Planning Justifications for Approved Scheme remain Valid, namely, 

o Overcoming the spatial issues of the Existing Building (e.g. insufficient corridor widths, 
substandard rooms, lack of wheel-chair access and accessible toilets/showers, 
substandard lift, etc); 

o Provision of discreet on-site Loading/Unloading Bays for emergency services;  
o Improved Communal Spaces (including Open Space) within the Site;    
o Increasing capacity of the RCHE to meet urgent needs for a hyper-ageing society;  
o Realising the Non Building Areas (“NBA”s) imposed on the Application Site under the 

Kowloon Tong Outline Development Plan; and 
o Design integration into the Kowloon Tong Garden City landscape. 

• No Adverse Technical Impacts: There is no increase in development intensity compared to the 
Approved Scheme; and  

• Planning Precedents: There are numerous planning precedents for basement plant room in KTGE. 
 
In view of the above justifications and as detailed in this Supplementary Planning Statement, MEMBERS of 
the TPB are sincerely requested to give favourable consideration to the Proposed Development. 



 

S.2 

行政摘要  

（內文如有差異，應以英文版本為準）  

 

第 16 條申請編號 A/K18/341 已於 2022 年 1 月 28 日獲城市規劃委員會（下稱「城規會」）批准 （下稱「核

准計劃」）於九龍九龍塘金巴倫道 63 號（下稱「申請地點」）作擬議社會福利設施（安老院）並把地積比率

限制略為由 0.6 倍放寬至 0.8 倍。 

 

此申請徵求透過重置必要的附屬機房及水缸（包括消防花灑泵房、食水／冲厠用水泵房、食水／冲厠用水缸、

消防水缸及花灑水缸）至地庫以優化核准計劃的設計。這有助減少天台可見的體量和提供額外機會加入可持續

建築元素，例如綠化及／或太陽能板。按九龍塘分區計劃大綱核准圖編號 S/K18/21（下稱「核准圖」）內「住

宅（丙類）1」地帶的備註，現徵求城規會批准略為放寬建築物高度限制，於核准的三層安老院之下建造一層

地庫（下稱「擬議計劃」／「擬議重建」）。 

 

擬議計劃並沒有對核准計劃作出修改，並維持先前已獲城規會批准的所有規劃及設計優點。 

  

總括而言，擬議重建有以下充分的理據支持： 

 

• 略為放寬建築物高度限制之規劃及設計優點：與核准計劃相比下，擬議重置附屬機房將帶來以下規劃

及設計優點： 

o 縮小了的體量為擬議重建提供一個更具有吸引力的視覺效果及改善九龍塘花園洋房區的社區

的視覺景象； 

o 不會會對當區的特色和九龍塘花園洋房區的建築物高度輪廓帶來負面影響； 

o 於天台釋放的空間將增加綠化及可持續發展設計的機會；及 

o 鑒於現存樹木都被保留，現存景觀資源不會受到不良影響。 

• 核准圖提供略為放寬建築物高度限制的空間：擬議重建符合「住宅（丙類）1」地帶下略為放寬建築物

高度限制的要求。在核准計劃下覆蓋範圍内重置附屬機房至地庫不會對現存樹木造成不良影響及保持

和九龍塘花園洋房區的低層特色； 

• 符合核准圖説明書内放寬建築物高度限制的準則：擬議重建符合該準則，包括提供更好的街景；及景

觀和視覺規劃優點，藉此改善城市景致和區內市容； 

• 沒有更改申請地點上的核准計劃：擬議重建只徵求建造一層為附屬機房用途的地庫。核准計劃的規劃

理據仍維持有效，即： 

o 能解決現有建築的空間不足問題（如：走廊寬度不足、房間質素不符合標準、缺乏輪椅通道

及無障礙廁所/淋浴設施、升降機不符合標準等）； 

o 為緊急服務提供隱蔽的上落客處； 

o 於申請地點上改善社區的共用空間(包括公共空間)； 

o 提高安老院舍服務能力以應對人口老化的社會的迫切需求； 

o 實現申請地點上被九龍塘發展大綱圖訂為的「非建築用地」；及 

o 設計與九龍塘花園洋房區景觀融合； 

• 沒有負面的技術影響 ：與核准計劃相比下並沒有增加發展密度；以及 

• 規劃先例：九龍塘花園洋房區已有許多地庫機房的規劃先例可循。  

 

基於上述支持理據及補充規劃文件內列出的詳細資料，懇請城規會委員對擬議發展作正面考

慮。  
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Reference: CCC/CR/VIN/11 
Date:  31 May 2022 
 
TO THE TOWN PLANNING BOARD: 
 

 
SECTION 16 PLANNING APPLICATION 

THE TOWN PLANNING ORDINANCE (CHAPTER 131) 
_______________________________ 

 
PROPOSED SOCIAL WELFARE FACILITY  

(RESIDENTIAL CARE HOME FOR THE ELDERLY)  
WITH MINOR RELAXATION OF PLOT RATIO AND BUILDING HEIGHT RESTRICTIONS,  

63 CUMBERLAND ROAD, KOWLOON TONG, KOWLOON 
 

- SUPPLEMENTARY PLANNING STATEMENT - 
 
1 INTRODUCTION 
 
1.1 Background 
 
1.1.1 On 28 January 2022, the Metro Planning Committee of the Town Planning Board (“TPB”) granted 

permission for S16 Planning Application TPB No. A/K18/341 for Proposed Social Welfare Facility 
(Residential Care Home for the Elderly (“RCHE”)) with Minor Relaxation of Plot Ratio (“PR”) 
restriction from 0.6 to 0.8 (the “Approved Scheme”). The purpose of the Approved Scheme was 
to enable redevelopment of the existing RCHE at 63 Cumberland Road, Kowloon Tong, Kowloon 
(“Application Site”/ “Site”) in order to improve deteriorated facilities, to provide an improved 
environment for no less than the existing number of residents, and to sustain China Coast 
Community Limited (the “Applicant”)’s ongoing mission to provide a multi-national and 
nondenominational residential home for elderly residents of Hong Kong on a non-profit making 
basis.  
   

1.1.2 Following design development of the Approved Scheme, the Applicant has identified opportunity 
to relocate some ancillary essential plant room and water tanks from roof level to basement level 
in order to reduce the building bulk and to free up the roof top for potential sustainability initiatives. 
In accordance with the Remarks of the subject “Residential (Group C) 1” (“R(C)1”) zone on the 
Approved Kowloon Tong Outline Zoning Plan (“OZP”) No. S/K18/21 (“Approved OZP”), S16 
Planning Permission is required for minor relaxation of the 3 storey Building Height (“BH”) 
Restriction to enable basement intended for ancillary plant room.  
 

1.1.3 There is no change to the proposed use, GFA / PR, site coverage, layout or public planning gains 
of the Approved Scheme. 
 

1.2 Scope of the Application 
 
1.2.1 In line with statutory requirements, this S16 Application seeks TPB Approval for the cumulative 

design of the Approved Scheme plus the proposed basement plant room, i.e.: 
 
Proposed Social Welfare Facility (RCHE) 
Minor Relaxation of PR restriction from 0.6 to 0.8 
Minor Relaxation of BH restriction for 1-storey basement plant room and water tank - NEW 
 

1.2.2 This Supplementary Planning Statement (“SPS”) provides relevant information on the S16 
Planning Application to facilitate the TPB’s consideration including update of the planning context, 
details of the Proposed Redevelopment and justifications in support of the S16 Planning 
Application. 
 
 

Same as Approved Scheme 
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2 SITE AND PLANNING CONTEXT 
 
2.1 Site Context 

 
2.1.1 The Application Site is located at the intersection of Cumberland Road and Rutland Quadrant. It is 

bounded by the Mass Transit Railway East Rail Line along its western boundary. The existing 
vehicular access and main entrance are currently located at end of Cumberland Road, with a 
secondary access along Rutland Quadrant. 
 

2.1.2 There are four existing mature/semi mature trees and other smaller sized plants within the Site 
along the boundary wall of Rutland Quadrant, and an existing mature tree and other smaller sized 
plants within the Site along the western boundary (Figure 2.1 refers).  
 

2.2 Existing Development  
 

2.2.1 The Site is currently occupied by a two-storey building (including a main building and extension 
block) and is used as a RCHE (namely China Coast Community (“CCC”)). The main building was 
converted from the original residential dwelling on the Site, with the extension built in 1982.  
 

2.2.2 The RCHE at the Site commenced service on 28 November 1978 with the first licence for 
Care-and-Attention Home for the Elderly granted on 1 April 2000. At present, CCC operates 
residential and rehabilitation health services and provides 24-hour Elderly Home Care with 39 bed 
spaces in either single- or double-bedroom settings with the support of 24hr-nursing care, 
Housekeeping, Catering and Maintenance.  
 

2.2.3 Over the years, the existing building has deteriorated to a state that significant investment is 
required for repair and maintenance. Redevelopment also provides an opportunity to overcome a 
number of irresolvable issues associated with the current accommodation including lack of 
Barrier-Free Access, insufficient circulation space, irregular sized rooms, undersized lift, lack of 
on-site loading and unloading area for ambulance/light goods vehicles and spatial constraints of 
ancillary facilities (e.g. the office areas, nurse stations). 

 
2.3 Surrounding Land Use Context 

 
2.3.1  The areas surrounding the Application Site are mainly of a low-rise, low density residential 

character, where developments are generally one to three storeys in height. There are a number 
of non-residential uses such as kindergartens/childcare centres, training centres, religious 
institutions and hotels in the vicinity, with a few open spaces between. 
 

2.3.2 The Site is well-served by various road-based and rail-based public transport. Kowloon Tong 
MTR Station is located approximately 350m to the northeast of the Site – well within a comfortable 
walking distance. 
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2.4 Statutory Planning Context  
 

2.4.1 The Application Site is zoned “Residential (Group C) 1” (“R(C)1”) on the Approved Kowloon Tong 
Outline Zoning Plan (“OZP”) No. S/K18/21 gazetted on 15/12/2017 (“Approved OZP”). The 
planning intention of the “R(C)” zone is “primarily for low to medium-rise, low-density residential 
developments where commercial uses serving the residential neighbourhood may be permitted on 
application to the Town Planning Board.” “Social Welfare Facility” is permitted with or without 
conditions on application to the Town Planning Board. The “R(C)1” zone is subject to a Maximum 
Plot Ratio (“PR”) of 0.6 and a Maximum Building Height (“BH”) Restriction of 3 storeys (Figures 2.2 
and 2.3 refers). 
 

2.4.2 According to the Remarks of the "R(C)” zone, based on the individual merits of a development or 
redevelopment proposal, minor relaxation of the PR and BH restrictions may be considered by the 
TPB on application under S16 of the Town Planning Ordinance (“TPO”).  

 
2.5 Non-Statutory Planning Context  

 
 Explanatory Statement (“ES”) of the Approved OZP 

  
2.5.1 The ES of the Approved OZP specifies criteria for consideration of applications for Minor 

Relaxation of the BH Restrictions (Para 7.3 of the ES of the Approved OZP refers). Criteria 
relevant to this case are as follows: 
 
 (c) Providing better streetscape/good quality street level public urban space; 
 
 (f) Other factors, such as the need for tree preservation, innovative building design and 

planning merits that would bring about improvements to townscape and amenity of the 
locality, provided that no adverse landscape and visual impacts would be resulted from 
innovative building design.” 

 
2.5.2 Furthermore, according to the ES of the Approved OZP notes in respect of the R(C)1 Zoning, “the 

construction of the basement should not cause any adverse impacts to the existing trees or 
deteriorate the distinctiveness of the area as a garden estate.” (Para 8.3.4 of the ES of the 
Approved OZP refers).  
 
Draft Kowloon Tong Outline Development Plan (ODP) No. D/K18/1A 
 

2.5.3 The Application Site falls within the Draft K.P.A. No. 18 – Kowloon Tong Outline Development 
Plan (“ODP”) No. D/K18/1A. According to the Draft Kowloon Tong ODP, there is a 6m 
non-building area (“NBA”) along Cumberland Road and Rutland Quadrant, a 3m NBA along the 
northern site boundary, and a 3m NBA along the western site boundary, all intended for building 
setbacks to enhance the streetscape of the area. This setback has been incorporated into the 
Approved Scheme and will be maintained with the current S16 Application.  
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2.6 Approved Scheme 

 
2.6.1 The Approved Scheme comprises a Redevelopment Proposal for RCHE with Minor Relaxation of 

PR Restriction from 0.6 to 0.8. The Approved Scheme is purpose-designed to meet the 
Applicant’s design intent and operational requirements, respects the NBAs imposed under the 
ODP, and demonstrates compatibility with the existing townscape. 
 

2.6.2 The Approved Scheme adopts a single low rise 3-storey block (Approx.1,392m2) and PR of 0.8 
that is sensitive to the surrounding context and maximizes the garden and open spaces. The 
Proposed Redevelopment will provide 46 bed spaces (i.e., an addition of seven bed spaces) to be 
accommodated in 45 rooms including 26 single en-suites with bathrooms, 18 single bedrooms 
and one double en-suite with bathroom. The Approved Scheme adopts a number of core design 
values to enable a sense of home for its residents, including creation of a secure, safe, and 
family-like environment, providing welcoming communal spaces, allowing residents to have 
autonomy & respect, enabling closer connections between residents & staff and with their 
surrounding garden environment, and to allow for new memories with the wider Kowloon Tong 
Community.  
 

2.6.3 Under the Approved Scheme, the existing ingress/egress point at Cumberland Road will be 
relocated to Rutland Quadrant while a pedestrian entrance will be provided at Cumberland Road. 
A clear width of the vehicular access of 6m, which is also the minimum width required for Large 
Fire Appliance to maneuver in/out of the site, will be located at Rutland Quadrant. Taking into 
account the physical site constraints and to satisfy the operational needs, a total of 3 
loading/unloading bays (one for ambulance/light goods vehicle, one for car/taxi and one for 
accessible car) will be provided.  
 

2.6.4 In accordance with the Draft Kowloon Tong ODP, the 6m NBA along Cumberland Road and 
Rutland Quadrant, 3m NBA along the northern site boundary, and 3m NBA along the western site 
boundary, are all achieved in the Approved Scheme.  

 
2.6.5 The Approved Scheme will provide quality open space for residents at G/F consisting of gardens, 

walking trails, outdoor recreational facilities and shrubs and perennial planting, and Roof Terraces 
at 1/F and 2/F creating visual interest, softening the massing of the Approved Scheme, and 
providing elevated outdoor spaces for residents. Five existing trees at the Site will be preserved. 
Greenery provision of not less than 20% of the Site will be provided, including green roofs and 
balconies on 1/F and 2/F and along the vertical elevations of the building and fence wall. 
 

2.6.6 Essential plant room/water tank of the Approved Scheme (including F.S. & Sprinkler pump room, 
Potable/flushing pump room, Potable/flushing water tank, F.S. Tank, and Sprinkler Water Tank) 
are provided on the Roof Level in compliance with Joint Practice Note No. 5 – Development 
Control Parameters Building Height Restriction (provision of roof-top ancillary structures not 
normally counted for purposed of BH restriction). The Architectural Drawings of the Approved 
Scheme are attached at Part I of Appendix 1. 

 
2.6.7 TPB granted permission to the CCC on 28 January 2022 for redevelopment of the CCC according 

to the Approved Scheme (TPB No. A/K18/341) with the following conditions:  
 
“(a)   the design and provision of vehicular access, car parking spaces and loading/unloading 

space for the proposed development to the satisfaction of the Commissioner for Transport or 
of the TPB; 

(b)  the submission of a Sewerage Impact Assessment to the satisfaction of the Director of 
Environmental Protection or of the TPB; 

(c)  the implementation of the local sewerage upgrading/sewerage connection works identified in 
the Sewerage Impact Assessment in approval condition (b) above to the satisfaction of the 
Director of Drainage Services or of the TPB; and 

(d)  the provision of fire service installations and water supplies for firefighting to the satisfaction of 
the Director of Fire Services or of the TPB.” 
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3 THE REDEVELOPMENT PROPOSAL 
 
3.1 Proposed Relocation of Ancillary Essential Plant Room to Basement Level 

 
3.1.1 Following design development of the Approved Scheme, the Applicant intends to relocate some 

of the ancillary essential plant room/water tank, including F.S. & Sprinkler pump room, 
Potable/flushing pump room, Potable/flushing water tank, F.S. tank, and Sprinkler water tank, 
from the roof-top to a one-storey basement level of not more than floor-to-floor height of 3m and 
an extent of approx. 150m2 (subject to detail design). GFA intended for use solely as plant room is 
proposed to be exempted from GFA calculations1.  
 

3.1.2 Aside from the reduction of roof-top features, no change to the above grade development/features 
under the Approved Scheme is proposed. The Architectural Drawings of the Proposed 
Redevelopment (with basement) is attached in Part II of Appendix 1. 
 

3.1.3 The relocation of ancillary essential plant room and water tank from Roof Level to Basement Level 
will reduce the bulk of the rooftop structure thereby improving the visual amenity of the Proposed 
Redevelopment and improving the character and amenity of the Kowloon Tong Garden Estate 
(“KTGE”) neighbourhood.  
 

3.1.4 The released area at Roof level will also enable opportunities for additional greening, solar panel 
installation and/or other sustainable initiatives by CCC. The roof will nonetheless remain 
inaccessible to residents due to access and security considerations. Residents will instead be 
able to make use of the ample outdoor spaces provided in the garden at G/F and Roof Terraces at 
1/F.  
 

3.2 Technical Schedule 
 

3.2.1 The Technical and Accommodation Schedule at Table 3.1 summarizes and compares the major 
development parameters of the Approved Scheme and the Proposed Scheme. 
 
Table 3.1 – Technical and Accommodation Schedule  
 

Technical Schedule 
Approved Scheme 
[a] 

Proposed Scheme 
[b] 

Difference 
[b] - [a] 

Site Area 1,740m2 1,740m2 - 

GFA Approx.1,392m2 Approx.1,392m2 
(excluding GFA 
concession of approx. 
150m2 for ancillary 
essential plant room and 
water tank in basement)  

- 

Plot Ratio 0.8 0.8 - 

SC (below 15m) Approx.35.6% Approx.35.6% - 

No. of Storeys 3 4 
(3 storeys over 1 storey 
basement for ancillary 
essential plant room) 

+1 

Maximum Building Height (at main 
roof) 

Approx. 11.1m Approx. 11.1m - 

No. of Bed Spaces 46 46 - 

 
 

 
1  The exact amount and location will be subject to detailed design. 
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Table 3.1 – Technical and Accommodation Schedule (Con’t) 
 

Technical Schedule 
Approved Scheme 
[a] 

Proposed Scheme 
[b] 

Difference 
[b] - [a] 

No. of Rooms 45 
 
26 single en-suites with 
Bathrooms 
18 Single Bedrooms 
1 Double en-suite with 
Bathroom 

45 
 
26 single en-suites with 
Bathrooms 
18 Single Bedrooms 
1 Double en-suite with 
Bathroom 

- 

Total Number of Toilets, 
Bathroom/shower Rooms 1 

32 32 - 

Room Size  
(NFA) 

11m2 11m2 - 

No. of L/UL Space 2 2 - 

No. of Disabled Parking Space 1 1 - 

Shared Facilities for Residents 
and China Coast Community at 
G/F (i.e., multi-purpose area/ 
dining/sitting area)  

Approx.79.5m2   Approx.79.5m2   - 

Provision of Private Open Space 
at Ground level 

Approx.845 m2   Approx.845 m2   - 

Accommodation Schedule  

 Approved Scheme Proposed Scheme  

B/F Not Applicable  Essential Plant Room (F.S. & Sprinkler pump 
room, Potable/flushing pump room, 
Potable/flushing water tank, F.S. Tank, and 
Sprinkler. Water tank)  

G/F Reception, Dining/Sitting Area, Multi-Function 
Area, Nursing Area (including Treatment 
Room, Isolation Room, Nurse Station), 
Kitchen, Office, Laundry, Staff Change, 11 
Single En-suites with Bathrooms, 1 Double 
En-suite with Bathroom, Garden, Main Switch 
Room. FS Control Room 

Reception, Dining/Sitting Area, Multi-Function 
Area, Nursing Area (including Treatment Room, 
Isolation Room, Nurse Station), Kitchen, 
Office, Laundry, Staff Change, 11 Single 
En-suites with Bathrooms, 1 Double En-suite 
with Bathroom, Garden, Main Switch Room. FS 
Control Room 

1/F 9 Single En-suites with Bathrooms, 12 Single 
Bedrooms, 3 Shared Lavatories/ Bathrooms, 
Roof Gardens, Nurse Station 

9 Single En-suites with Bathrooms, 12 Single 
Bedrooms, 3 Shared Lavatories/ Bathrooms, 
Roof Gardens, Nurse Station 

2/F 6 Single En-suites with Bathrooms, 6 Single 
Bedrooms, 2 Shared Lavatories/ Bathrooms, 
Roof Garden, General Manager (GM)’s 
Studio Flat 4, Staff Rest Room 

6 Single En-suites with Bathrooms, 6 Single 
Bedrooms, 2 Shared Lavatories/ Bathrooms, 
Roof Garden, General Manager (GM)’s Studio 
Flat 4, Staff Rest Room 

R/F Plant Room Planter and/or Green Roof, Solar Panels 
(subject to further study), Plant Room 

 

Notes on area assumptions: 
1 – Toilet Count excludes visitor toilet, toilets for staff and isolation room use 
2 – Private Open Space excludes hard-paved EVA and car parks at the northern portion of the site 
3 – Shared facilities of existing development includes living, dining, and small lounge area 
4 – An ancillary General Manager’s (GM) flat of approx. 28.7m2 for the Approved Redevelopment is provided to offer 
basic accommodation for the GM of the Approved Redevelopment to facilitate his/her role in the overall management 
operation, provision of round-the-clock support of the residents with different background, culture, and languages 
during emergency situations. 

 
3.3 Development Programme 

 
3.3.1 There is no change to the anticipated completion of the Proposed Redevelopment by 2026. 
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4  PLANNING JUSTIFICATIONS 
 
4.1 Supporting Government Policy 

 
4.1.1 There is a pressing need to prioritise the provision of RCHE given the change in 

socio-demographic characteristics and the growing elderly population in Hong Kong. As 
demonstrated in the Approved Scheme, the Proposed Redevelopment remains fully in line with 
relevant Government Policy, including:  
 

• Recent Policy Addresses: The Chief Executive has placed emphasis on issues 
surrounding the elderly and Hong Kong’s hyper-ageing population, according priority to the 
provision of home care and community care, supplemented by residential care, keeping 
service delivery up to date with changing needs and ensuring more effective use of limited 
resources and approaches to meet the different needs of elderly persons living in the 
community and to offer them choices.  
 

• Overarching principles of the Working Group on Elderly Services Programme Plan, 
Elderly Commission: The Proposed Redevelopment is fully in line with Working Group’s 
overarching principles of dignity, quality of life, age-friendliness, active and productive ageing, 
ageing-in-place, users’ choice, and social inclusion and equal opportunity 
 

• Hong Kong 2030+: Towards a Planning Vision and Strategy Transcending 2030 
(“HK2030+”): Building Blocks” in the 2030+ seek to achieve Planning for a Liveable 
High-density City through the promotion of developing an Inclusive and Supportive City,  
“strengthening relevant Government policies to support all ages” and “addressing the 
housing needs of all ages” through providing variety of housing needs, promoting concepts of 
universal design, age-friendliness, active ageing and “ageing in place” in the planning and 
design of the built environment. 

 
4.2 Planning Justifications for Approved Scheme Remain Valid 
 
4.2.1 This S16 Planning Application only seeks to relocate roof-top essential plant room and water tank 

to basement level. There are no changes to the above grade development/features of the 
Approved Scheme.  

 
4.2.2 The Proposed Redevelopment will continue to enable CCC to 1) achieve its aim to provide its 

residents with high quality services in a homely atmosphere; 2) to increase the number of bed 
spaces for the elderly; 3) upgrade its current facilities to support an active community life for both 
on-site residents and non-resident CCC Members; 4) increase the capacity of the RCHE to serve 
more elderly in the community; and 5) provide a safe, comfortable and fit-for-purpose working 
environment for its staff. Other planning justifications for the Approved Scheme remain valid, 
including: 
 

• Responding to Pressing Needs: The Proposed Redevelopment will increase 6-bed spaces 
at the Application Site to meet urgent needs for a hyper-ageing society in the short term while 
overcoming the spatial issues of the Existing Building (e.g. insufficient corridor widths, 
substandard rooms, lack of wheel-chair access and accessible toilets/showers, substandard 
lift, etc). 
 

• Realising CCC’s Mission to Provide Appropriate Residential Care to the Elderly 
Population: The Proposed Redevelopment will support the CCC in ensuring high quality 
elderly care and rehabilitation services to residents and Community Members in a safe 
environment and social community where privacy is respected;  

 
• Supporting Healthy-Ageing, Ageing in Place, Social inclusion and equal opportunity, 

and providing a high-quality and comfortable residential care home allowing elderly to 
live with dignity, peace, and harmony - CCC provides a community that knows and 
respects the needs of its residents through adequate care, services and social support 
systems. The CCC provides a high quality living environment, focusing on the mental, 
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physical and social needs of residents. 
 

• Building Design: The Proposed Redevelopment maintains the design concept of the 
Approved Scheme which is based on a balance of considerations including Government 
requirements, the needs and concerns of the residents, and management concerns. These 
include no encroachment into the NBAs imposed on the Application Site under the Kowloon 
Tong ODP, design integration into the Kowloon Tong Garden City landscape, improved 
Communal spaces for Residents and the Community, providing better Circulation Space/ 
Barrier-Free Design, respecting the need for privacy, provision of discreet on-site 
Loading/Unloading Bays for emergency services, increasing Open Space within the Site for 
residents and CCC Members, etc. The shape and orientation of the Proposed 
Redevelopment adopts the same L-shape and orientation of the Existing Building, respecting 
the existing neighbourhood building scale. All rooms will be upgraded to enable fitting of 
hospital beds and wide doorways.  

 
• Improved Communal Spaces for Residents and the Community: The Proposed 

Redevelopment will provide approx. 79.5sqm of communal spaces at G/F (Dining/Sitting 
Area / Multifunction Area) to cater to activities of China Coast Community which is also open 
to non-resident members. The Spaces are planned to maximize exposure to outdoor spaces 
and can be fully opened to the garden, allowing CCC to extend the indoor living space 
outdoors when the weather is suitable for residents. 

 
• The Proposed Redevelopment will not result in any Adverse Traffic Impacts or other 

technical Impacts: The proposed relocation of ancillary essential plant room and water tank 
will not impact on development intensity. As demonstrated in the Approved Scheme, relevant 
Government Departments have no adverse comment on and no objection to Approved 
Scheme.  

 
• The Proposed Redevelopment will not set an Undesirable Precedent due to the uniqueness 

of its context. 
 
4.3  Fulfilling the Criteria for Minor Relaxation of BH Restriction 

 
4.3.1 The Proposed Redevelopment meets the relevant Criteria for Minor Relaxation of BH Restriction 

as set out in Para. 7.3 of the ES of the Approved OZP. Compared to the Approved Scheme, the 
relocation of some ancillary essential plant room and water tank from the roof level to basement 
level will reduce the perceived massing and building bulk above ground level, thereby improving 
overall visual amenity of the KTGE Neighbourhood, providing better streetscape and good quality 
street level public urban space. The released space will also allow for additional greening 
opportunities at roof level and other sustainability initiatives (subject to detail design study). 
 

4.3.2 Per the ES of the Approved OZP in respect to the R(C)1 Zoning, “the construction of the 
basement should not cause any adverse impacts to the existing trees or deteriorate the 
distinctiveness of the area as a garden estate.” The proposed basement plant room and water 
tank will be located underneath the building footprint of the Approved Scheme so there will be no 
additional impact on existing trees and vegetation.  Moreover, since the Applicant seeks to 
reduce the visual building bulk of the roof-top plant, there will not be adverse impact to the local 
low-rise character or building height profile of KTGE as intended by the Approved OZP.  
 

4.3.3 Photographs of physical models of the Approved Scheme and the Proposed Redevelopment 
(Figure 4.1 below) show the obvious visual improvement that can be achieved by relocating the 
ancillary essential plant room and water tank from roof level to basement level.  
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Figure 4.1 Comparison illustration of between the Approved Scheme and the 
Proposed Redevelopment 
Approved Scheme         Proposed Redevelopment 

              (with ancillary essential plant room at roof level)     (with ancillary essential plant room at basement level)  

 
 
 
 
 
 
 
 

 

 

 

 

 
View toward northeastern façade of the Development 

 
 

 View toward the Development from junction of Cumberland Road and Rutland Quadrant 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

4.4 Planning Precedents 
 

4.4.1 As demonstrated by the existing use and reflected in the Approved Scheme, the Site is highly 
suitable for RCHE use. The proposed Minor Relaxation of PR and BH Restrictions are well justified 
from not only a planning and design perspective, but also from a socially responsible perspective. 
The Applicant, as a registered Charity, has a unique history in providing high quality care for the 
elderly over the years. CCC has been operating as a centre of excellence in elderly care on the Site 
since the late 1970s and has an established presence in the community. 
 

4.1.1 The TPB Statutory Planning Portal shows numerous S16 Approvals for Minor Relaxation of BH 
Restriction for basement level (for ancillary carpark and/or plant room) within KTGE (i.e. R(C)1 
zoning) as summarised in Table 2.7 below. 

 
 Table 2.7 Approved Applications for Minor Relaxation of BH at basement level in the 
Approved OZP 
 

TPB Ref 
No. 

Proposal Address Decision Date 

 
A/K18/233 

Minor Relaxation of Building Height Restriction to 
allow for One Storey of Basement for Ancillary 

Plant Room Use in a Proposed Residential 
Development 

4 Somerset Road, 
Kowloon Tong, NKIL 

862 

Approved with 
condition(s) on 

10/12/2005 
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A/K18/237 

Proposed Minor Relaxation of the Building Height 
Restriction to allow for One Storey of Basement 

for Ancillary Plant Room Use in a Proposed 
Residential Development 

121 Boundary Street, 
Kowloon Tong, NKIL 

701 

Approved with 
condition(s) on 

19/05/2006 

A/K18/263 

Proposed Minor Relaxation of Building Height 
Restriction to allow for One Storey of Basement for 

Two Car Parking Spaces and Ancillary Plant 
Room Use in a Proposed Residential 

Development 

7 Devon Road, 
Kowloon Tong, 

Kowloon, NKIL 897 

Approved with 
condition(s) on 

07/08/2009 

A/K18/275 

Proposed Minor Relaxation of Building Height 
Restriction to allow for One Storey of Basement 
for Two Car Parking Spaces and Ancillary Plant 

Room Use in a Proposed Residential 
Development 

4 Stafford Road, 
Kowloon Tong, 

Kowloon, NKIL 785 

Approved with 
condition(s) on 

12/11/2010 

A/K18/276 

Proposed Minor Relaxation of Building Height 
Restriction to allow for One Storey of Basement for 

Two Car Parking Spaces and Ancillary Plant 
Room Use in a Proposed Residential 

Development 

6 Lincoln Road, 
Kowloon Tong, 

Kowloon, NKIL 703 

Approved with 
condition(s) on 

28/01/2011 

A/K18/283 

Proposed Minor Relaxation of Building Height 
Restriction to allow for One Storey of Basement 
for Six Car Parking Spaces and Ancillary Plant 

Room Use in a Proposed Residential 
Development 

 5 Kent Road, 
Kowloon Tong, 

Kowloon, NKIL 866 

Approved with 
condition(s) on 

01/04/2011 

A/K18/283 

Proposed Minor Relaxation of Building Height 
Restriction to allow for One Storey of Basement for 

Two Car Parking Spaces and Ancillary Plant 
Room Use in a Proposed Residential 

Development 

8 York Road, Kowloon 
Tong, Kowloon, NKIL 

818 

Approved with 
condition(s) on 

15/04/2011 

A/K18/285 

Proposed Minor Relaxation of Building Height 
Restriction to allow for One Storey of Basement for 
Six Car Parking Spaces and Ancillary Plant Room 

use in a Proposed Residential Development 

7 Kent Road, Kowloon 
Tong, Kowloon, NKIL 

867 

Approved with 
condition(s) on 

05/08/2011 

A/K18/286 

Proposed Minor Relaxation of Building Height 
Restriction to allow for One Storey of Basement for 
Six Car Parking Spaces and Ancillary Plant Room 

Use in a Proposed Residential Development 

3 Kent Road, Kowloon 
Tong, Kowloon, NKIL 

865 

Approved with 
condition(s) on 

05/08/2011 

A/K18/296 

Proposed Minor Relaxation of Building Height 
Restriction to allow for One Storey of Basement for 
2 Car Parking Spaces and Ancillary Plant Room 

for Proposed House Development 

1 Somerset Road, 
Kowloon Tong, NKIL 

No. 904 

Approved with 
condition(s) on 

08/02/2013 

A/K18/306 

Proposed Minor Relaxation of Building Height 
Restriction to allow for One Storey of Basement for 
2 Car Parking Spaces and Ancillary Plant Room 

for Proposed House Development 

1 Somerset Road, 
Kowloon Tong, NKIL 

904 

Approved with 
condition(s) on 

08/11/2013 

A/K18/307 

Proposed Minor Relaxation of Building Height 
Restriction to allow for One Storey of Basement for 

Two Car Parking Spaces and Ancillary Plant 
Room Uses 

6 Devon Road, 
Kowloon Tong, NKIL 

896 

Approved with 
condition(s) on 

07/03/2014 

A/K18/326 

Proposed Minor Relaxation of Plot Ratio 
Restriction from 0.6 to 0.6862 and Minor 

Relaxation of Building Height Restriction from 3 to 
4 Storeys to allow for One Storey of Basement for 

Two Car Parking Spaces and Ancillary Plant 
Room Use for the Permitted House Development 

147 Waterloo Road, 
Kowloon Tong, 

Kowloon 

Approved with 
condition(s) on 

03/08/2018 

A/K18/331 

Proposed Minor Relaxation of BH Restriction from 
3 to 4 Storeys to allow for One Storey of Basement 
for Two Car Parking Spaces and Ancillary Plant 

Room for the Permitted House Development 

7 Lincoln Road, 
Kowloon Tong, 

Kowloon 

Approved with 
condition(s) on 

13/09/2019 

A/K18/342 
Proposed Minor Relaxation of Building Height 

Restriction to allow for One Storey of Basement for 
Permitted House Use 

14 Kent Road, Kowloon 
Tong, Kowloon 

Approved with 
condition(s) on 

04/03/2022 
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SECTION 16 PLANNING APPLICATION FOR PROPOSED SOCIAL WELFARE FACILITY (RESIDENTIAL CARE HOME FOR THE ELDERLY) WITH MINOR 
RELAXATION OF PLOT RATIO AND BUILDING HEIGHT RESTRICTIONS, 63 CUMBERLAND ROAD, KOWLOON TONG, KOWLOON (TPB REF: A/K18/344) 

P:\CCC_CR\Outgoing_Doc\Misc\Others\2022\Rtoc\Rtoc_1_20220704.Docx (Revision 1) prepared on 4 July, 2022 Page 1 of 2 

ATTACHMENT 1 

Comments/ Suggestions Applicant’s Responses 

A. Comments from the Chief Town Planner/Urban Design & 
Landscape, Planning Department received from District Planning 
Office/ Kowloon on 09/06/2022 (Contact Person: Ms. Isabella TSUI, 
Tel.: 3565 3951): 

5. To facilitate the application to be reviewed by TPB, please find below our 
comments from landscape planning point of view: 

i. Legends of landscape elements such as lawn, different paving materials, 
planting areas, seatings, water features, fence wall, vertical greening etc. 
should be indicated on Dwg. No. SK-10-02 (Conceptual Landscape 
Proposal (G/F)). 

Please be clarified that the current S16 Application adopts the same landscape 
design under the Approved S16 Application (TPB No. A/K18/341). There are no 
changes to the above grade development/features of the Approved Scheme. 
Landscape elements/design will be further explored during detailed design stage. 

ii There is no information regarding the proposed boundary treatment of 
the site. Please clearly indicate on the landscape plan the boundary 
treatment and consider to introduce vertical greening as appropriate. 

Please note that the proposed boundary treatment remains unchanged per the 
Approved S16 Application (TPB No. A/K18/341). The existing boundary fence 
wall would be retained and touched up. 

iii Typical planter details with indication of soil depth should be provided to 
demonstrate the viability of proposed planting on structure on 1/F, 2/F 
and R/F. 

Typical planter details provided as part of the Approved S16 Application (TPB No. 
A/K18/341) is provided in Appendix A for your information.  

6. The applicant is reminded that approval of the application under Town 
Planning Ordinance does not imply approval of the site coverage of 
greenery requirements under APP PNAP-152 and/or under the lease.  
The site coverage of greenery calculation should be submitted separately 
to BD for approval.  Similarly for any proposed tree preservation/removal 
scheme and compensatory planting proposal, the applicant is reminded 
to approach relevant authority direct to obtain the necessary approval, 
where appropriate. 

Noted. 

B. Comments from the Commissioner for Transport received from 
District Planning Office/ Kowloon on 16/06/2022 (Contact Person: 
Ms. Christine LUK, Tel.: 2399 2512) 

2. Please be advised that I have the following comments on the proposal 
from traffic engineering point of view for Applicant’s consideration: 



SECTION 16 PLANNING APPLICATION FOR PROPOSED SOCIAL WELFARE FACILITY (RESIDENTIAL CARE HOME FOR THE ELDERLY) WITH MINOR 
RELAXATION OF PLOT RATIO AND BUILDING HEIGHT RESTRICTIONS, 63 CUMBERLAND ROAD, KOWLOON TONG, KOWLOON (TPB REF: A/K18/344)  

 

P:\CCC_CR\Outgoing_Doc\Misc\Others\2022\Rtoc\Rtoc_1_20220704.Docx (Revision 1) prepared on 4 July, 2022 Page 2 of 2 

ATTACHMENT 1 

Comments/ Suggestions Applicant’s Responses 

a In paragraph 2.6.3, please provide the document for reference or provide 
assessment on the internal parking provision including car parking 
spaces, disabled car parking spaces, visitor car parking spaces, pick-
up/drop-off lay-bys for taxis and private cars, pick-up/drop-off lay-by for 
ambulances, loading/unloading facilities, etc., to meet its own demand 
for the future development; 

Please note that the current S16 Application adopts the same internal parking 
provision provided under the Approved S16 Application (TPB No. A/K18/341) 
(Appendix B refers).  

b The vehicular run-in/run-out, if any, should be provided within the 
specified X, Y, Z points according to the lease. Please provide 
substantiation to demonstrate the compliance of relevant lease 
conditions. The clear width of the vehicular access should not larger than 
5.5m. In addition, the run-in should be sited on the least important of 
these roads, please demonstrate which road is less important between 
Rutland Quadrant and Cumberland Road; and 

Please note that the current S16 Application adopts the same run-in/out under 
the Approved S16 Application (TPB No. A/K18/341). There are no changes to the 
locations of run-int/out and the clear width of vehicular access (Appendix B 
refers). 

c In general, any vehicular movements shall be carried out safely and shall 
not pose any threats to the residents and public. Reverse maneuvering 
from the development to the carriageway is not permitted. Swept path 
analysis should be conducted at difficult and abrupt alignments and 
location of turnings. 

Noted. 

B. Comments from the Director of Social Welfare received from District 
Planning Office/ Kowloon on 20/06/2022 (Contact Person: Ms. 
Eleanor PANG, Tel.: 2116 5939) 

 

 Please refer to the first batch of our comment as follows. ... according to 
para. 5.2.3 of Code of Practice for Residential Care Homes (Elderly 
Persons) January 2020 (Revised Edition), RCHEs should not be situated 
on the basement floor under general circumstances.    

 

 ... Please also liaise with the applicant to ensure that -  

•  The design and construction of the RCHE shall comply with all relevant 
licensing and statutory requirements including but not limited to the i) 
Residential Care Homes (Elderly Persons) Ordinance, Cap. 459 and its 
subsidiary legislation; and, ii) the latest version of the Code of Practice 
for Residential Care Homes (Elderly Persons) (CoP); and  

Noted. The design and construction of the RCHE shall comply with all relevant 
licensing and statutory requirements as required.  

•  There is no financial implication, both capital and recurrent to the 
Government for the redevelopment of the proposed RCHE. 

There is no Financial implication to Government arising from the Redevelopment 
Proposal. 

File Ref: CCC/CR 
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TYPICAL PLANTER DETAILS PROVIDED

UNDER TPB NO. A/K18/341 
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RESPONSE TO COMMENTS FROM 

TRANSPORT DEPARTMENT 



SECTION 16 PLANNING APPLICATION FOR PROPOSED SOCIAL WELFARE FACILITY (RESIDENTIAL CARE HOME FOR THE 
ELDERLY) WITH MINOR RELAXATION OF PLOT RATIO AND BUILDING HEIGHT RESTRICTIONS, 63 CUMBERLAND ROAD, 
KOWLOON TONG, KOWLOON (TPB REF: A/K18/344)  

Internal Parking Provision 

There is no change to the transport provisions as proposed under the Approved S16 Application (TPB No. 
A/K18/341). 

There is no specific parking and loading/unloading requirement for this particular land use as stipulated in the 
Hong Kong Planning Standards and Guidelines (HKPSG). Taking into account the physical site constraints and 
to satisfy the operational needs, a total of 2 loading/ unloading spaces (one for ambulance/light goods vehicle, 
one for car/taxi) and one accessible car parking space are provided within the development site. Reference is 
made to Supporting information provided under (TPB No. A/K18/341) provided in Annex 1.  

Vehicular run-in/out 

There is no lease condition related to vehicular run-in/run-out and no X, Y, Z points in the lease plan. 

The Applicant intends to provide the main run in/out at Rutland Quadrant (approx. 8m from the existing 
entrance at Rutland Quadrant as marked on the Lease Plan) in order to provide sufficient spaces for vehicles to 
maneuver within the development. Lease modification will be applied subject to agreement by relevant 
departments on the proposed run-in/run-out. The proposed vehicular run-in/run-out will situate at within the 
specified X, Y, Z points according to the lease condition after Lease modification. Access at Cumberland Road 
is provided for pedestrian access only 

Both Cumberland Road and Rutland Quadrant are one-way streets and also classified as Local Distributor 
roads providing accesses to local developments along the roads. At the priority junction of Cumberland Road 
and Rutland Quadrant adjacent to the Application Site, Rutland Quadrant is the minor road which requires to 
give way to Cumberland Road. Hence, it is considered appropriate to site the proposed run-in/run-out at 
Rutland Quadrant. 

Supplementary traffic survey provided under (TPB No. A/K18/341) undertaken on a normal school weekday on 
21-October-2021. The observed peak hour traffic flows (08:15 – 09:15) are shown in the table below:

While the traffic flows on Rutland Quadrant is higher, the P/Df ratio is lower than that on Cumberland Road as 
only one traffic lane is available on Cumberland Road. Hence, Rutland Quadrant which is the minor road has to 
give way to the major Road, i.e. Cumberland Road, at the priority junction. Therefore, it is considered 
Cumberland Road is more important and beneficial if the run-in/run-out is to be relocated to Rutland Quadrant 
so as to minimize the conflicting movements on Cumberland Road which has higher P/Df ratio. 

Width of the Vehicular Access 

The clear width of the vehicular access at Rutland Quadrant is 6m, which is also the minimum width required 
for Large Fire Appliance to maneuver in/out of the Application site. Swept path assessment for Large Fire 
Appliance provided under (TPB No. A/K18/341) is attached in Annex 2 . 
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SUPPORTING INFORMATION PROVIDED 

UNDER TPB NO. A/K18/341 



 

Project S16 Planning Application for the  
Proposed Redevelopment of an Elderly Home  
at No. 63 Cumberland Road, Kowloon Tong 

Date 13 September 2021 

Note Proposed Relocation of Run-in/Out  Page 1 of 3 

 

1 The Applicant seeks planning permission for Social Welfare Facility (Residential 

Care Home for the Elderly) (RCHE)’ use with minor relaxation of PR restriction at 

the application site (the Site). The Site is zoned “Residential (Group C) 1” (“R(C)1”) 

on the approved Kowloon Tong OZP No. S/K18/21.  

2 There is no specific parking and loading/unloading requirement for this particular 

land use as stipulated in the Hong Kong Planning Standards and Guidelines 

(HKPSG). Taking into account the physical site constraints and to satisfy the 

operational needs, a total of 2 loading/ unloading spaces (one for ambulance/light 

goods vehicle, one for car/taxi) and one accessible car parking space are 

proposed to be provided within the development site. The same transport 

provisions are proposed in the previous planning application (TPB Application No. 

A/K18/328) and Transport Department have no adverse comment on the above 

provisions.  

3 The Applicant proposes to relocate the existing run-in/out of the development, 

situated at Cumberland Road, to Rutland Quadrant. Figure 1 shows the existing 

and also the proposed run-in/out locations.   

4 As shown in Figure 1, the existing run-in/out is about 15m from the priority 

junction of Cumberland Road/ Rutland Quadrant. The proposed run-in/out at 

Rutland Quadrant will be about 44m from the junction. Figure 1 also shows that 

the sight distance available at the proposed run-in/out to Rutland Quadrant is 

more than 70m. Hence, the proposed run-in/ out would be better than the existing 

run-in/out in view of traffic safety. Meanwhile, the existing run-in/out will be 

maintained for EVA purpose only.  

5 Figure 2 shows the vehicle swept path assessment results at the proposed run-

in/out and also within the development. 

6 Based on the peak hour vehicular trips observed at the existing development in 

20191, the estimated amount of vehicular traffic to be generated by the proposed 

development would be minimal, i.e. a daily maximum of 7 pick-up/drop-off 

activities or an hourly maximum of 2 pick-up/drop off trips only. As the amount of 

development trips are minimal, it would not create adverse impact on the general 

traffic on Rutland Quadrant. 

                                                 

1 Supplementary Document of TPB Application No. A/K18/328 “Technical Note: Requirements for Internal 

Parking and Loading/unloading Provisions” 
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Table 2-1  Observed Hourly Person Trips generated by the Existing 

  Development  

Hour 
In (persons per hour) Out (persons per hour) 

Walk Car/Taxi Total Walk Car/Taxi Total 

7 April 2019 (Sunday) 

10:00 - 11:00 0 0 0 2 0 2 

11:00 - 12:00 0 0 0 0 0 0 

12:00 - 13:00 3 0 3 1 0 1 

13:00 - 14:00 6 0 6 1 0 1 

14:00 - 15:00 4 0 4 2 0 2 

15:00 - 16:00 1 0 1 10 0 10 

16:00 - 17:00 2 0 2 0 0 0 

17:00 - 18:00 0 0 0 0 0 0 

18:00 - 19:00 3 1 4 2 0 2 

19:00 - 20:00 2 1 3 8 0 8 

20:00 - 21:00 0 0 0 2 0 2 

Total 21 2 23 28 0 28 

8 April 2019 (Monday) 

10:00 - 11:00 2 1 3 1 0 1 

11:00 - 12:00 4 0 4 3 0 3 

12:00 - 13:00 1 2 3 0 0 0 

13:00 - 14:00 1 1 2 1 0 1 

14:00 - 15:00 2 1 3 2 0 2 

15:00 - 16:00 0 0 0 3 0 3 

16:00 - 17:00 2 0 2 2 0 2 

17:00 - 18:00 0 0 0 4 2 6 

18:00 - 19:00 5 0 5 2 0 2 

19:00 - 20:00 2 0 2 3 0 3 

20:00 - 21:00 0 0 0 4 0 4 

Total 19 5 24 25 2 27 

  

2.2 As shown in Table 2-1, less than 30 persons (including staff and visitors) were 

recorded over the whole surveyed period on both Sunday and Monday.  

2.3 On Sunday (7/4/2019), totals of 23 and 28 person trips were recorded to have 

entered and left the Site respectively over the time period of 10:00-21:00. 

Among which, only 2 persons (3.9%) accessed the Site by private cars and 49 

persons (96.1%) by walk mode.  
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2.4 Over the same survey period on Monday (8/4/2019), totals of 24 and 27 

persons were recorded to have entered and left the Site respectively. Out of 

these, only 7 persons (13.7%) accessed or left the Site by car/taxi and 44 

persons (86.3%) by walk mode.     

2.5 Table 2-2 shows the no. of vehicles drop-off/ pick-up the persons by car/taxi 

over the whole survey period of 10:00 – 21:00 on Sunday and Monday. Only 2 

and 6 nos. of vehicles were recorded on Sunday and Monday respectively.    

   

Table 2-2 Observed Hourly Vehicle Flows generated by the Existing  

   Development 

Hour 
7 April 2019 (Sunday) 8 April 2019 (Monday) 

Drop-off Pick-up Total Drop-off Pick-up Total 

10:00 - 11:00 0 0 0 1 0 1 

11:00 - 12:00 0 0 0 0 0 0 

12:00 - 13:00 0 0 0 1 0 1 

13:00 - 14:00 0 0 0 1 0 1 

14:00 - 15:00 0 0 0 1 0 1 

15:00 - 16:00 0 0 0 0 0 0 

16:00 - 17:00 0 0 0 0 0 0 

17:00 - 18:00 0 0 0 0 2 2 

18:00 - 19:00 1 0 1 0 0 0 

19:00 - 20:00 1 0 1 0 0 0 

20:00 - 21:00 0 0 0 0 0 0 

Total 2 0 2 4 2 6 

 

2.6 There are metered parking spaces along Cumberland Road but it was 

observed that all vehicles left Cumberland Road immediately after dropping- 

off/ picking-up of passengers without searching for parking spaces along 

Cumberland Road. 
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2.7 The pick-up / drop-off activities were observed to take place along the 

kerbside of Cumberland Road, at the space (shaded in yellow) fronting the 

entrance of the Site as shown the photo below. In general, the pick-up/ drop-

off time was less than 30 seconds per vehicle and without causing disruption 

to the general traffic on Cumberland Road. 

 

 

 

 

 

 

 

 

 

 

   

3  Future Vehicle Flows by the Development 

3.1 As the number of beds will be increased by around 15% only from 39 beds in 

the existing development to 45 beds in the proposed development, hence, the 

amount of vehicle flows to be induced by the proposed development would be 

similar to the current situation, i.e. a daily maximum of 7 pick-up/drop-off 

activities or an hourly maximum of 2 pick-up/ drop off activities.   

3.2 The pick-up/ drop-off activities can be undertaken at the space fronting the 

Site and each pick-up/ drop-off would take around 30 seconds only without 

causing disruption to the general traffic on Cumberland Road.  

3.3 As the amount of vehicular traffic to be generated by the Site is minimal. The 

pick-up / drop off activities by the proposed development would not create 

adverse traffic impact on the road network in the area.  Due to physical site 

constraints, it is proposed therefore to provide loading/unloading bays for 

ambulance and goods vehicle which would require more loading/unloading 

time than car/taxi. 
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Comments from C for T  
Please provide assessment on internal parking provision including car parking spaces, disabled 
car parking spaces, visitor car parking spaces, pick-up/drop-off lay-bys for taxis and private 
cars, etc. to meet its own demand for the future development.  

Apart from the existing loading/unloading activities observed at the existing elderly home at the 
Application Site, reference is also made to the Consultant’s databank on the observed hourly 
vehicle flows generated by an existing elderly home, Kwan Fong Nim Chee Home for the 
Elderly located at No. 27, Chap Wai Kon Street in Shatin.  Similar to the Proposed Development, 
the elderly home is located within 5-min walking distance of MTR City One Station and is also 
easily accessible by public transport services.   The surveyed elderly home has a total of 204 
places which were fully occupied on the surveyed days.  

Table A below shows the loading/unloading and visitor parking activities over the visiting period 
on a weekday and a Sunday. As indicated in the table, totals of 6 and 12 loading/unloading 
activities were observed on Sunday and Tuesday respectively.  It is noted that 2 nos. of visitor 
car parking spaces are available for visitors but no visitor parking was observed on both survey 
days.  

Table A   Loading/Unloading Activities observed at Kwan Fong Nim Chee Home for the Elderly  

Hour 
23 September 2018 (Sunday) 25 September 2018 (Tuesday) 

L/UL by 
Car /Taxi 

L/UL by 
LGV/Rehab Bus 

Visitor 
Parking 

L/UL by 
Car /Taxi 

L/UL by 
LGV/Rehab Bus 

Visitor 
Parking 

07:00 - 08:00 0 0 0 0 1 0 
08:00 - 09:00 0 0 0 2 2 0 
09:00 - 10:00 0 0 0 1 1 0 
10:00 - 11:00 1 0 0 0 1 0 
11:00 - 12:00 0 0 0 0 1 0 
12:00 - 13:00 0 0 0 0 0 0 
13:00 - 14:00 0 1 0 0 0 0 
14:00 - 15:00 0 0 0 0 0 0 
15:00 - 16:00 0 0 0 0 1 0 
16:00 - 17:00 1 0 0 2 0 0 
17:00 - 18:00 2 0 0 0 0 0 
18:00 - 19:00 1 0 0 0 0 0 
Total 5 1 0 5 7 0 
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Based on the peak hour vehicle trips (08:00-09:00) observed at Kwan Fong Nim Chee Home as 
indicated above, the peak hour trip rates for loading/unloading and visitor parking activities are 
calculated and the results are shown in Table B. The table also shows the peak hour 
loading/unloading demand observed at the existing elderly home at the Application Site (as 
detailed in the Technical Note dated 16 April 2019). 

Table B  Observed Peak Hour Loading/Unloading and Visitor Parking Demand  

 

Kwan Fong Nim Chee Home for Elderly      
(204 places) 

Existing Elderly Home at 
Application Site 

(39 places) 
L/UL by 

Car /Taxi 
L/UL by 

LGV/Rehab Bus Visitor Parking L/UL by Car /Taxi 

No. of Trips (veh/hour) 2 2 0 2 
Trip Rates (veh/place/hour) 0.0098 0.0098 0 0.0513 
 

To provide conservative estimates, the highest peak hour trip rates are adopted to derive the 
future demand by the Proposed Development with 45 places. The results are indicated in Table 
C.  As indicated in the table, a maximum of 3 car/taxi trips and 1 no. of LGV/Ambulance trip are 
anticipated during the peak hour.   

Table C  Estimated Peak Hour Loading/Unloading and Visitor Parking Demand  

 
Proposed Development  

(45 places) 
L/UL by Car /Taxi L/UL by LGV/Rehab Bus Visitor Parking 

Highest Peak Hour Trip 
Rates (veh/place/hour) 

0.0513 0.0098 0 

No. of Trips (veh/hour) 2.3 
(roundup to 3) 

0.44 
(roundup to 1) 

0 

 

Taking into account of the above, it is proposed to provide the following internal transport 
provisions as shown in Figure 1: 

� 1 no. of Loading/Unloading Bay for LGV/ Ambulance which is considered sufficient to 
accommodate a maximum demand of 1 trip during peak hour. 

� 1 no. of loading/unloading bay for car/taxi which is considered sufficient to accommodate 
a maximum of 3 trips during peak hour in which the pick-up/drop-off time is generally 
less than 30 seconds per vehicle. 

� 1 no. of accessible car parking space to cater for occasional needs by visitors. (To 
encourage public transport use, staff parking will not be provided at the Application Site 
similar to the existing situation). 

The swept path assessment results are shown in Appendix A. 
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Comments from C for T  
In addition, the proposed vehicular access is very close to existing on street parking spaces, 
those parking spaces will affect the visibility of the proposed vehicular access.  If the proposed 
vehicular access will be in conflict with the parking spaces, the AP shall consider proposing 
relocation of the parking spaces and obtain agreements from relevant stakeholders such as 
relevant District Council Members, nearby building owners, shop owners/operators, and nearby 
institutions, etc. 

 

Figure 1 also indicates that a sight line of around 45m will be available for vehicle exiting from 
the vehicular access of the Application Site. Similar to the adjacent vehicular accesses, vehicle 
exiting from the Application Site can stop at the space near the vehicular access to observe the 
oncoming traffic before proceeding on to Cumberland Road. Furthermore, the speed of the 
general traffic on Cumberland Road would be slow down when they are approaching a bend at 
the junction. Hence, the available sight line is considered sufficient and relocation of the parking 
space is not necessary.  

As indicated in the figure, the existing kerb and a street name sign will need to be 
adjusted/relocated slightly. Detail arrangement will be submitted to relevant authorities for 
approval at later stage.  
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SWEPTH PATH ASSESSMENT FOR LARGE 

FIRE APPLIANCE PROVIDED UNDER TPB 

NO. A/K18/341 
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Appendix Ic of
MPC Paper No. A/K18/344



SECTION 16 PLANNING APPLICATION FOR PROPOSED SOCIAL WELFARE FACILITY (RESIDENTIAL CARE HOME FOR THE ELDERLY) WITH MINOR 
RELAXATION OF PLOT RATIO AND BUILDING HEIGHT RESTRICTIONS, 63 CUMBERLAND ROAD, KOWLOON TONG, KOWLOON (TPB REF: A/K18/344)  

 

Https://Townlandgroup.Sharepoint.Com/Sites/TCL_Projects/Shared Documents/CCC_CR/Outgoing_Doc/Misc/Others/2022/Rtoc/Rtoc_2_20220728/Rtoc_2_20220728.Docx (Revision 1) prepared on 28 July, 2022 Page 1 of 1 

ATTACHMENT 1 

Comments/ Suggestions Applicant’s Responses 

A. Comments from the Commissioner for Transport received from 
District Planning Office/ Kowloon on 22/07/2022 (Contact Person: 
Ms. Christine LUK, Tel.: 2399 2512)  

 

2. Please be advised that I have the following comments on the proposal 
from traffic engineering point of view for Applicant’s consideration. The 
number shall refer to my previous memo dated 16.6.2022. 

 

 

b Please clarify the proposed location of vehicular access in this planning 
application. In addition, please clarify the existing access at Cumberland 
Road is proposed to be pedestrian access (as stated in the 4th paragraph 
in Appendix B) or maintained as EVA purpose (as stated in the 
supporting document dated 13.9.2021). Please confirm if the enclosed 
drawings, in the supporting document dated 13.9.2021 are still 
applicable; and  

Please be clarified that the vehicular run in/out will be provided at Rutland 
Quadrant, the existing access at Cumberland Road will be provide for pedestrian 
access only. Swept Path Assessment of this arrangement is provided in 
Appendix A. In this regard, the drawings in the supporting document dated 
13.9.2021 are no longer applicable.  

d The size of the loading and unloading bay for ambulances should be 9m 
x 3m in accordance with HKPSG. Please review. 

Noted. Please find the enclosed Appendix A the updated G/F Plan with the 
revised size for L/UL bay for ambulances. 
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UPDATED G/F LAYOUT PLAN 
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UPDATED SWEPT PATH ASSESSMENT  
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Similar Applications for Minior Relaxation of Building Height Restriction within 
“Residential (Group C) 1” Zone on the 

Kowloon Tong Outline Zoning Plan 
 

Approved Applications 

No. Application No. Location Proposed Uses/Developments Date of 
Consideration 

Main 
Reasons for 
Approval/ 
Approval 

Conditions 
1. A/K18/233 4 Somerset Road Proposed minor relaxation of 

building height restriction to 
allow for one storey of 

basement for ancillary plant 
room use in a proposed 
residential development 

13.1.2006 
(MPC) 

(i), (ii)/ 
(a), (b), (c) 

2. A/K18/237 121 Boundary 
Street 

Ditto 19.5.2006 
(MPC) 

(i), (ii)/ 
(a), (b), (c) 

3. A/K18/263 7 Devon Road Proposed minor relaxation of 
building height restriction to 

allow for one storey of 
basement for two car parking 

spaces and ancillary plant 
room use in a proposed 
residential development 

7.8.2009 
(MPC) 

(i), (ii)/ 
(a), (b), (c), 

(d) 

4. A/K18/275 4 Stafford Road Ditto 12.11.2010 
(MPC) 

(i), (ii)/ 
(a), (b), (c) 

5. A/K18/276 6 Lincoln Road Ditto 
 

28.1.2011 
(MPC) 

(i), (ii)/ 
(a), (b), (c) 

6. A/K18/282 5 Kent Road Proposed minor relaxation of 
building height restriction to 

allow for one storey of 
basement for six car parking 

spaces and ancillary plant 
room use in a proposed 
residential development 

1.4.2011 
(MPC) 

(i), (ii)/ 
(a), (b), (c), 

(e) 

7. A/K18/283 8 York Road Proposed minor relaxation of 
building height restriction to 

allow for one storey of 
basement for two car parking 

spaces and ancillary plant 
room use in a proposed 
residential development 

15.4.2011 
(MPC) 

(i), (ii)/ 
(a), (b), (c), 

(d) 
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No. Application No. Location Proposed Uses/Developments Date of 
Consideration 

Main 
Reasons for 
Approval/ 
Approval 

Conditions 
8. A/K18/285 7 Kent Road Proposed minor relaxation of 

building height restriction to 
allow for one storey of 

basement for six car parking 
spaces and ancillary plant 
room use in a proposed 
residential development 

5.8.2011 
(MPC) 

(i), (ii)/ 
(a), (b), (c) 

9. A/K18/286 3 Kent Road Proposed minor relaxation of 
building height restriction to 

allow for one storey of 
basement for six car parking 

spaces and ancillary plant 
room use in a proposed 
residential development 

5.8.2011 
(MPC) 

(i), (ii)/ 
(a), (b), (c), 

(e) 

10. A/K18/296 1 Somerset Road 
 
 

Proposed minor relaxation of 
building height restriction to 

allow for one storey of 
basement for two car parking 

spaces and ancillary plant 
room use in a proposed 
residential development 

 

8.2.2013 
(MPC) 

(i), (ii)/ 
(a), (c), (d) 

11. A/K18/306 8.11.2013 
(MPC) 

(i), (ii)/ 
(a), (b), (c), 

(d) 

12. A/K18/307 6 Devon 
Road 

 

Ditto 
 

7.3.2014 
(MPC) 

(i), (ii)/ 
(a), (b), (c), 

(d) 

13. A/K18/326 147 Waterloo 
Road 

Proposed minor relaxation of 
plot ratio restriction from 0.6 

to 0.6862 and minor relaxation 
of building height restriction 
from 3 to 4 storeys to allow 

for one storey of basement for 
three car parking spaces and 
ancillary plant room use for 

the permitted house 
development 

3.8.2018 
(MPC) 

(i), (ii)/ 
(a), (b), (c), 

(d), (f) 
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No. Application No. Location Proposed Uses/Developments Date of 
Consideration 

Main 
Reasons for 
Approval/ 
Approval 

Conditions 
14. A/K18/331 7 Lincoln Road Proposed minor relaxation of 

BH restriction from 3 to 4 
storeys to allow for one storey 

of basement for two car 
parking spaces and ancillary 
plant room for the permitted 

house development 

13.9.2019 
(TPB) 

(i), (ii)/ 
(b), (c), (d), (g) 

15. A/K18/342 14 Kent Road Proposed minor relaxation of 
BH restriction to allow for one 

storey of basement for 
permitted house use 

4.3.2022 
(MPC) 

(i), (ii)/ 
(d) 

Main Reasons for Approval: 
(i)   More tree planting and enhancement in local amenity 
(ii)  Insignificant impacts on environment, drainage, traffic, visual and infrastructural aspects 

 
Approval Conditions: 
(a) Submission and implementation of landscape proposal 
(b) Provision of water supplies for firefighting and fire services installations 
(c) Usual time clause 
(d) Design and provision of vehicular access and/or car parking spaces and loading/unloading 

facilities 
(e) Submission of quarterly tree monitoring reports 
(f) Submission of a Noise Impact Assessment and implementation of the noise mitigation 

measures identified therein 
(g) The provision of a minimum overall greenery ratio of 25% 
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Rejected Applications 

No. Application No. Location Proposed Uses/Developments Date of 
Consideration 

Main 
Reasons for 
Rejection 

1. A/K18/196 3 Devon Road Proposed minor relaxation of 
building height restriction to 

allow for one storey of 
basement for six car parking 

spaces and ancillary plant 
room use in a proposed 
residential development 

20.12.2002 
(TPB) 

(A), (B) 

2. A/K18/208 25.7.2003 
(MPC) 

(A), (B) 

3. A/K18/214 4.6.2004 
(TPB) 

(A), (B) 

4. A/K18/229 18.11.2005 
(TPB) 

(A), (B) 

5. A/K18/297 147 Waterloo 
Road 

Proposed hotel development, 
minor relaxation of PR 
restriction and minor 

relaxation of BH restriction to 
allow for one storey of 

basement for two carparking 
spaces, one loading/unloading 

bay and two ancillary plant 
rooms use 

9.8.2013 
(TPB) 

(B), (C), (E) 

6. A/K18/333 Proposed minor relaxation of 
BH restriction from 3 to 4 

storeys to allow for one storey 
of basement for three car 

parking spaces and ancillary 
plant room use, and minor 
relaxation of PR restriction 

from 0.6 to 1.013 for a 
permitted house development 

20.9.2019 
(MPC) 

(B), (C) 

7. A/K18/335 
 
 

14 Kent Road Proposed minor relaxation of 
BH restriction to allow for one 

storey of basement for 
permitted house use 

6.11.2020 
(MPC) 

(D) 

Main Reasons for Rejection: 
(A)  Excessive basement size and insufficient information to demonstrate planning and design merits 
(B)  Undesirable precedent 
(C)  Proposed relaxation of plot ratio/building height restriction(s) is/are excessive and insufficient 

planning and design merits 
(D)  Possible adverse impacts on existing trees and insufficient planning and design merits 
(E) The proposed hotel development was not in line with the planning intention of the Kowloon Tong 

Garden Estate and there was no strong justification to deviate from the planning intention 
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Appendix IV of 
MPC Paper No. A/K18/344 

 
Recommended Advisory Clauses 
 
(a) to note the comments of District Lands Officer/Kowloon East, Lands Department (LandsD) 

that the proposed redevelopment of the existing building into a four-storey building for 
residential care home for the elderly purpose is in contravention of the lease conditions.  
The lot owner has to apply to LandsD for a consent or lease modification for 
implementation of the proposed redevelopment.  However, there is no guarantee that the 
consent will be given or the lease modification will be approved.  Such application, if 
received by LandsD, will be considered by LandsD acting in the capacity as the landlord 
at its sole discretion.  In the event any such consent is given or such lease modification is 
approved, it would be subject to such terms and conditions including, among others, the 
payment of premium and administrative fee as may be imposed by LandsD.  Besides, his 
comments on the existing and proposed GFAs as quoted in the applicant’s submission will 
be provided at the consent or lease modification application stage; 
 

(b) to note the comments of the Chief Building Surveyor/Kowloon, Buildings Department (BD) 
that all building works are subject to compliance of  the Building Ordinance (BO).  Detailed 
comments under the BO on individual sites for private development such as permissible 
plot ratio, site coverage, means of escape, emergency vehicular access (EVA), private 
streets, and/or access roads, open space, barrier free access and facilities, compliance with 
the sustainable building design guidelines, etc. will be formulated at the building plan 
submission stage;  

 
(c) to note the comments of the Director of Fire Services that fire service installations and 

water supplies for firefighting should be provided to the satisfaction of the Fire Services 
Department.  Detailed fire services requirements will be formulated upon receipt of formal 
submission of general building plans or referral from the licensing authority.  The 
arrangement of EVA shall comply with Section 6, Part D of the Code of Practice for Fire 
Safety in Buildings 2011 which is administered by the BD;  
 

(d) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning 
Department that the approval of the application under Town Planning Ordinance does not 
imply the approval of the site coverage of greenery requirements under the Sustainable 
Building Design Guidelines (APP-PNAP 152) and/or under the lease.  The site coverage 
of greenery calculation should be submitted separately to BD for approval.  Similarly for 
any proposed tree preservation/removal scheme and compensatory planning proposal, the 
applicant is reminded to approach relevant authority direct to obtain the necessary approval, 
where appropriate; and 
 

(e) to note the comments of the Chief Engineer/Railway Development 2-2, Highways 
Department that the Site falls within or is close to the railway protection boundary of 
existing railways (i.e. East Rail Line and Kwun Tong Line).  With reference to the 
Development Bureau Technical Circular (Works) No. 1/2019 on Railway Protection and/or 
Practice Notes for Authorized Persons, Registered Structural Engineers and Registered 
Geotechnical Engineers (PNAP-APP 24) on Railway Protection under Railways Ordinance, 
Mass Transit Railway (Land Resumption and Related Provisions) Ordinance and Area 
Number 3 of the Scheduled Areas in Schedule 5 to the BO, MTR Corporation Limited 
(MTRCL) should be consulted with respect to any proposed works that may affect the 
operation, maintenance and safety of the existing railways. 
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