
Appendix I of
MPC Paper No. A/KC/489









































Appendix Ia of
MPC Paper No. A/KC/489



Appendix Ib of
MPC Paper A/KC/489





Urgent Return Receipt Requested Sign Encrypt Mark Subject Restricted Expand personal&public groups

A/KC/489 - Technical Clarifications (Site Coverage & Access Arrangement)
07/12/2023 11:11 AM

From: Natalie Leung < >
To: " " < >
Cc: " " < >, Theresa Yeung 

< >
Sent by:

Dear Chris 
 
I refer to District Planning Office/ Planning Department’s earlier email on clarifications required for 
the captioned planning application A/KC/489. 
 
Please be supplemented the site coverage for each of the 4 phases are:
 

 Proposed Site Coverage
(Below 15m)

Proposed Site Coverage
(Above 15m for building over 61m)

Phase 1A Not more than 100% Not more than 33.33%
Phase 1B Not more than 100% Not more than 33.33%
Remaining Phase A Not more than 100% Not more than 33.33%
Remaining Phase B Not more than 100% Not more than 33.33%
 
Please also be confirmed that the two Remaining Phases are 24-hour free accesses under the lease 
conditions via the internal roads in Phases 1A and 1B, for connection to Lai King Hill Road. 

Best Regards, 
 
Natalie Leung
she/her/hers
Associate | Planning | East Asia leader – Social Value
M.Sc, B.Sc, MRTPI, MHKIP, RPP
 
Arup 
Level 5  Festival Walk  80 Tat Chee Avenue  Kowloon Tong  Kowloon  Hong Kong
t   d  
f  
www.arup.com
 
Follow Arup on LinkedIn  Twitter  Instagram  YouTube  Facebook  WeChat  Weibo
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Previous Applications 

 

Approved Applications 

 

Application 

No. 
Proposed Development 

Date of 

Consideration 

(MPC/TPB) 

 

Approval 

Condition(s) 

 

A/KC/120 Proposed Underground Sewage Pumping 

Station  

 

4.12.1992 13 

A/KC/200 Proposed Comprehensive Residential 

Development to Include a Kindergarten and 

Ancillary Carpark 

 

12.4.1996  1 to 11, 13 

A/KC/282 Proposed Village Office 

 

7.3.2003 -- 

A/KC/453 Proposed Shop and Services (Retail Shop) 6.7.2018 

(approved on a 

temporary basis 

for 3 years) 

 

12, 14 

 

Approval Conditions: 

 

1. The submission of a revised traffic impact assessment and implementation of any necessary 

road improvement measures identified therein to the satisfaction of the Commissioner for 

Transport or of the Town Planning Board. 

2. The provision of car parking and loading/unloading spaces to the satisfaction of the 

Commissioner for Transport or of the Town Planning Board.  

3. The design and provision of vehicular access roads to the development to the satisfaction of 

the Commissioner for Transport or of the Town Planning Board. 

4. The design and provision of temporary vehicular access roads to the parts of the application 

site reserved for Phases II and III of the proposed developments and the adjacent Kau Wa Keng 

San Tsuen before the completion of all phases of the proposed development to the satisfaction 

of the Commissioner for Transport or of the Town Planning Board. 

5. The submission of a supplementary environmental impact assessment for individual phases of 

the proposed development and implementation of any mitigation measures recommended 

therein to the satisfaction of the Director of Environmental Protection or of the Town Planning 

Board. 

6. The design and provision of the mitigation measures identified in the noise impact assessment 

to the satisfaction of the Director of Environmental Protection or of the Town Planning Board. 

7. The design and provision of the drainage facilities to the satisfaction of the Director of 

Drainage Services or of the Town Planning Board. 

8. The provision of the emergency vehicular access, including the submission of a phasing plan 

for its implementation, to the satisfaction of the Director of Fire Services or of the Town 
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Planning Board. 

9. The submission of a detailed diversion proposal for the existing water mains and water works 

reserves, and the design and construction of the new water mains following an agreed diversion 

alignment and works programme to the satisfaction of the Director of Water Supplies or of the 

Town Planning Board. 

10. The submission and implementation of a master landscape plan, including tree preservation 

proposals, to the satisfaction of the Director of Planning or of the Town Planning Board. 

11. The submission and implementation of a revised programme for land assembly and for phased 

completion of the proposed development to the satisfaction of the Director of Lands or of the 

Town Planning Board. 

12. The submission and implementation of fire service installations and water supplies for fire-

fighting proposals in the application premises before operation of the proposed use to the 

satisfaction of the Director of Fire Services or of the Town Planning Board. 

13. Time clause. 

14. Revocation clause. 
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Rejected Applications 

 

Application 

No. 
Proposed Development 

Date of 

Consideration 

(MPC/TPB) 

 

Rejection 

Reason(s) 

 

A/KC/117 Proposed Residential Development with 

Retail Shop on the G/F 

 

11.6.1993 

(upon review) 

1 to 6 

 

A/KC/161 Proposed Comprehensive Residential 

Development 

 

11.11.1994 

(upon review) 

7 to 9 

 

 

 

Rejection Reasons: 

 

1. The proposed development is piecemeal in nature and is therefore not in accordance with the 

intention of the “Comprehensive Development Area” (“CDA”). 

2. The proposed Master Layout Plan is not satisfactory since it does not include adequate 

information on the traffic, drainage and environmental impacts of the proposed development. 

3. No landscape proposals have been included in the submission. 

4. No proposed programmes or phasing of building development have been included in the 

application. 

5. The proposed development is not satisfactory in traffic, drainage and environmental aspects. 

6. The approval of the proposed development will set an undesirable precedent for future piecemeal 

development in “CDA” zones. 

7. The proposed development is not comprehensive enough as it does not cover the whole “CDA” 

and no implementation is provided for the whole "CDA" as required under the Notes of the Kwai 

Chung Outline Zoning Plan.  It is therefore not in compliance with the planning intention of the 

“CDA” zoning. 

8. The development intensity of the proposed development is not acceptable since the area of the 

acceptable since the area of the access road has been included for plot ratio calculation. 

9. The drainage impact assessment is not acceptable and the proposed mitigation measures are not 

satisfactory. 

 



 

  

Similar s.16 Application within “CDA” Zone on the Kwai Chung OZP 

 

 

Approved Application 

 

Application 

No. 
Proposed Development 

Date of 

Consideration 

(MPC/TPB) 

 

Approval 

Condition(s) 

 

A/KC/444 Proposed Comprehensive Development for 

‘Flat’, ‘Eating Place’, ‘Shop and Services’ 

and ‘Office’ uses; and Minor Relaxation of 

Building Height Restriction from 120mPD to 

145mPD  

 

22.3.2019 1 to 9 

 

Approval Conditions: 

1. The submission and implementation of a revised Master Layout Plan to take into account of the 

approval conditions (2) to (6) and (8) to (9) below to the satisfaction of the Director of Planning 

or of the Town Planning Board. 

2. The proposed development (in terms of mPD) should not exceed the height of the buildings as 

proposed by the applicant. 

3. The submission and implementation of a revised Landscape Master Plan to the satisfaction of the 

Director of Planning or of the Town Planning Board. 

4. The provision of a private open space to be open 24 hours a day for public access, as proposed by 

the applicant, to the satisfaction of the Director of Planning or of the Town Planning Board. 

5. The design and provision of vehicular access, car parking and loading/unloading facilities to the 

satisfaction of the Commissioner for Transport or of the Town Planning Board. 

6. The design and provision of Road 27E, road widening of Tai Yuen Street, widening of the footpath 

around the Site (including Cheung Wing Road, Kwok Shui Road and Tai Yuen Street), as 

proposed by the applicant at his own cost, to the satisfaction of the Commissioner for Transport 

or of the Town Planning Board.  

7. The design and implementation of the road improvement works, as proposed by the applicant at 

his own cost, to the satisfaction of the Commissioner for Transport or of the Town Planning Board. 

8. The submission and implementation of the noise mitigation measures identified in the 

Environmental Assessment (EA), to the satisfaction of the Director of Environmental Protection 

or of the Town Planning Board. 

9. The design and provision of fire service installations and water supplies for fire-fighting to the 

satisfaction of the Director of Fire Services or of the Town Planning Board. 
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Comparison of Major Parameters with Requirements in Planning Brief (PB) 

 

 Endorsed PB 

(a) 

Current Proposal 

(b) 

Difference 

(b) – (a) (%) 

Major Development Parameters 

Site area About 4.6ha About 4.83ha 

 

+0.23ha 

(+5%) 

Proposed Use Private Residential 

Development with 

Kindergarten 

Private Residential 

Development with Social 

Welfare Facilities 

N/A 

Maximum 

Domestic PR 

5 5 

 

In Line 

 

Max. Domestic 

GFA 

150,000m2 241,522m2 +91,522m2 

(+61%) 

Max. No. of 

Residential Flats 

2,500 5,973 +3,473 

(+139%) 

Estimated 

Population 

6,400 17,321 +10,921 

(+171%) 

Planning Requirements 

Urban Design Master Layout Plan (MLP) 

and urban design proposals 

are required 

Indicative MLP and urban 

design proposals have been 

submitted 

-- 

Landscape and 

Tree Preservation 

 

A Landscape Master Plan 

(LMP) should be prepared 

and submitted as part of the 

MLP submission 

A Landscape Master Plan 

(LMP) has been prepared  

-- 

Local Open Space 6,400m2 

(i.e. 1m2 per person) 

 

17,321m2 

(i.e. 1m2 per person) 

+10,921m2 

(+171%) 

Kindergarten 4 Classrooms -- 

 

[Remark: Social welfare 

facilities instead of 

kindergarten are proposed 

under the scheme] 

N/A 

Private Car Parking 

Spaces 

1,000 1,315 +315 

(+31.5%) 

Loading/Unloading 

Bay 

Minimum 1 per housing 

block 

17 

(14 for housing blocks (i.e. 

1 per housing block) and  

3 for GIC facilities 

 

 

In Line 
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 Endorsed PB 

(a) 

Current Proposal 

(b) 

Difference 

(b) – (a) (%) 

Other Technical Requirements 

Traffic, Transport 

and Pedestrian 

Aspects 

Submission of Traffic 

Impact Assessment (TIA) 

TIA and public access plan 

submitted 

-- 

 

 

Environmental 

Aspect 

Submission of 

Environmental Impact 

Assessment (EIA) 

EA submitted 

 

-- 

 

Drainage Aspect Submission of Drainage 

Impact Assessment (EIA) 

DIA submitted 

 

-- 

 

Geotechnical 

Aspect 

Submission of Geotechnical 

Assessment (GA) 

Geotechnical Planning 

Review Report (GPRR) to 

be submitted at the detailed 

design stage 

 

-- 

 

 

 

 



 

 

Detailed Comments from Government Departments 

 

1. Comments of the District Lands Officer/Tsuen Wan & Kwai Tsing (DLO/TW&KT), 

Lands Department (LandsD): 

 

(a) land exchanges would generally be on a foot for foot basis, i.e. the land exchange 

ratio should be 1:1 in terms of the private land to be surrendered and the land 

exchange site to be re-granted; 

 

(b) before completion of a proposed land exchange, the applicants should unify the title 

of and clear all occupation fee from encumbrances on all the private lots proposed to 

be surrendered; 

 

(c) any land exchange applications should accord with the approved development 

scheme by the Board; 

 

(d) if the applicants apply for a land exchange from LandsD, upon receipt of the 

application, it will be considered by LandsD acting in the capacity as landlord at its 

sole discretion.  There is no guarantee that any application will be approved.  In the 

event that an application is approved, it will be subject to such terms and conditions 

as the Government shall see fit, including, among others, the payment of premium 

and administrative fee; and 

 

(e) before any land exchange is materialised, the proposed development straddles over 

Government land and/or private land held by other private lot owners, and 

contravenes the subject lease restrictions and hence is not acceptable from land 

administration point of view. 

 

2. Comments of the Commissioner for Transport (C for T): 

 

(a) the TIA illustrated that the traffic impact arising from the subject development to the 

adjacent road network within the AOI would be acceptable except J3 (junction of 

Lai King Hill Road and Kwai Chung Interchange); 

 

(b) The junction improvement works of J3 (junction of Lai King Hill Road and Kwai 

Chung Interchange) would be carried out under the subject development by the 

applicants before population intake of any phase; 

 

(c) The applicants demonstrated that the redevelopment proposal would accommodate 

the high-end provision of parking and loading / unloading facilities within the 

captioned redevelopment; 

 

(d) Relocation of the existing pedestrian crossing and bus stop on Lai King Hill Road 

Eastbound would be implemented to avoid conflict with the proposed vehicular 

access for the development.  The relocation of pedestrian crossing and bus stop at 

Lai King Hill Road should be reviewed and implemented to our satisfaction; 

 

(e) It is noted that staggered crossing is proposed for the improvement works at the 

junction of Kwai Chung Interchange and Lai King Hill Road.  Please take into 

consideration the followings in the detailed design: 
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(i) the staggering should preferably be left-handed so that pedestrians stepping 

onto the central reserve or refuge turn towards the approaching traffic to give 

them a better view of it; 

 

(ii) the central refuge should be large enough to accommodate the expected 

numbers of pedestrians gathered during each signal cycle; and 

 

(iii) to enhance walkability, wholly or partly synchronised pedestrian green time on 

both side of a staggered crossing should preferably be arranged in at least one 

stage of traffic signal cycle, and in such case, 800mm overlapping for 

pedestrian crossing shall be provided, i.e. stagger with less than one crossing 

width. 

 

3. Comments of the Chief Highway Engineer/NT West, Highways Department (CHE/NTW, 

HyD): 

 

(a) it is noted that the development of the two early phases and two remaining phases, 

that would be affected by natural terrain hazards, will only be operated after the 

completion of mitigation works to be undertaken under the Landslip Prevention and 

Mitigation Programme by 2023; and the required timeframe for the completion of 

proposed junction improvements if the Remaining Phase A/B or both Remaining 

Phases A&B of the development are implemented would be subject to the comments 

from TD. 

 

4. Comments of the Director of Environmental Protection (DEP): 

 

(a) based on the information provided in support of the application, it is noted that: 

 

(i) adequate buffer distance will be provided between the proposed development 

and the nearby traffic roads and industrial chimneys in accordance with the 

requirement stipulated in the HKPSG, and hence no adverse air quality 

impact is anticipated; 

 

(ii) with the implementation of recommended odour mitigation measures, 

including FEHD’s well operation and maintenance of the existing refuse 

collection point (RCP), proper operation and maintenance of ventilation, 

deodourising (with 95% odour removal efficiency) and exhaust system in the 

proposed RCP etc., no adverse odour impact is anticipated from the existing 

and proposed RCPs to the future residents; 

 

(iii) with the implementation of recommended noise mitigation measures, such as 

acoustic window, acoustic balcony, etc., no adverse road traffic noise impact 

is anticipated on all residential flats; 

 

(iv) the proposed development would not be subject to adverse noise impact/ 

nuisance from nearby fixed sources/ bus depot; 

 

(v) with the implementation of recommended water quality mitigation measures, 

such as good site practices, proper alteration of watercourses, re-provision of 

dry weather flow interceptor (DWFI) prior to demolition of the existing 



 

DWFIs etc., no adverse water quality impact is anticipated associated with 

the proposed development; 

 

(vi) no potential land contamination within the proposed development is 

anticipated based on the land contamination appraisal; 

 

(vii) waste management implications are not anticipated provided that good site 

practices are in place during construction and operational phase; and 

 

(viii) the Sewerage Impact Assessment (SIA) concluded that no adverse impact on 

the existing sewerage system is anticipated within the implementation of 

DSD’s public sewerage works and the proposed mitigation measures, such as 

the proposed sewage pumping station, sewer upgrading works, re-provision 

of DWFI, proposed sewerage diversion and new sewer connection, etc. 

 

(b) since EPD’s water quality monitoring station KW3 would be affected by the 

construction of the proposed development and the proposed watercourse 

removal/diversion, the applicants are advised to (i) provide a construction schedule 

of the four phases of the proposed development and (ii) update when the watercourse 

removal/diversion will be conducted when such information is available; 

 

(c) the implementation of local sewer connection/ upgrading/ diversion works shall 

meet the satisfaction of DSD; and 

 

(d) with respect to Shek Lei Pui Water Treatment Works, based on the information 

provided, we have no comment from the non-fuel gas dangerous goods risk 

perspective and EPD considers that a submission of Risk Assessment to CCPHI is 

not necessary.  Nevertheless, EMSD’s advice from fuel gas risk perspective shall be 

sought. 

 

5. Comments of the Chief Engineer/Mainland South, Drainage Services Department 

(CE/MS, DSD): 

 

(a) to relieve the increasing pressure of the drainage system due to development and 

ensure sustainable development in Hong Kong in the face of climate change, 

provision of blue-green drainage infrastructure according to Section 3.2.2 of DSD’s 

Stormwater Drainage Manual is strongly recommended to be incorporated in the 

development with a view to reducing the quantity as well as improving the quality of 

site runoff.  In fact, similar concept is already embraced in the stormwater 

management section of BEAM Plus Neighbourhood in which credits will be granted 

for promotion of infiltration and provision of temporary storage.  In view of the 

above, the applicants are recommended to explore further appropriate blue-green 

drainage infrastructure for incorporation in this project. 

 

6. Comments of the Executive Secretary (Antiquities & Monuments), Antiquities and 

Monuments Office (AMO): 

 

(a) according to the Master Layout Plan (“MLP”) of the captioned application, No. 43 

Kau Wa Keng, a Grade 3 historic building, is situated in Phase 1B development 

which is currently under acquisition by the applicants, while the other twelve Grade 

3 historic buildings within the subject application site are situated in the two 



 

Remaining Phases of development which will be under other developer(s)/ the 

respective owners.  While AMO supports the preservation of all the thirteen graded 

buildings (collectively referred as the “Graded Buildings”) within the application 

site as promised by the applicants, AMO would defer to PlanD’s assessment on the 

viability of the proposed development scheme given the developer(s) and owners of 

the twelve graded buildings have yet to be identified; 

 

(b) since it is anticipated that extensive construction works will be carried out in close 

proximity to the Graded Buildings, we would like to reiterate that the Graded 

Buildings should be preserved and maintained properly in the proposed phased 

development.  Detailed assessments on the possible physical impacts on the Graded 

Buildings should be conducted before the commencement of any works.  

Appropriate precautionary, monitoring and protection measures should be proposed 

and implemented.  Meanwhile, the ambience of the site and the visual impacts 

arising from the proposed scheme on the Graded Buildings should also be 

considered and assessed, if the subject planning application is approved by TPB; 

 

(c) it is noted that the applicants have proposed to use the Graded Buildings within the 

application site to showcase the history of the Graded Buildings and Kau Wa Keng.  

The public would also be allowed to access the ground floor of the Graded Buildings 

during daytime.  AMO appreciates the applicants’ initiative to preserve the Graded 

Buildings with a certain degree of accessibility for public appreciation.  

Nevertheless, considering that the applicants do not have the ownership of all the 

thirteen Graded Buildings, we defer to PlanD’s assessment on the viability of the 

proposed heritage conservation plan; 

 

(d) it is anticipated that the applicants may carry out works at the Graded Buildings to 

suit their new use(s), a Conservation Management Plan (CMP) is therefore required 

to manage the change(s) of the Graded Buildings arising from their new use(s).  It is 

noted that the applicants have committed to submit a CMP for the Graded Buildings 

to AMO in detailed design stage.  The applicants are reminded that the CMP should 

be approved by AMO before commencement of any works and should include but 

not limited to the followings: 

 

(i) the outline of the conservation approach of the captioned development; 

 

(ii) documentation of the proposed conversion works to the Graded Buildings 

within the application site; 

 

(iii) evaluation of the impacts of the proposed works on the Graded Buildings 

within the application site; 

 

(iv) provision of protective measures for the Graded Buildings throughout the 

project period; 

 

(v) recommendations on the mitigation measures for the Graded Buildings therein 

for managing the changes arising from the captioned development project; 

 

(e) there are a number of historical buildings within the Site, including Nos. 8, 11, 11A, 

12, 15A, 23, 24, 25, 28A, 29, 31, 33, 33A, 35, 36, 40, 41, 49A, 51, 51B, 52A, 52D, 

55, 56, 57, 57A, 58, 61, 62, 63, 63B, 64, 66 and 66A Kau Wa Keng Tsuen as well as 



 

the former Lutheran Church and Primary School at Nos. 19-19A Kau Wa Keng San 

Tsuen, which may possibly have certain heritage value.  If preservation in-situ of 

these buildings is considered not feasible, the applicants are recommended to 

preserve the buildings by record through photographic recording and 3D scanning, 

and provide interpretation information of Kau Wa Keng in the future development to 

tell the history of the area.  The applicants are also advised to provide a set of the 

photographic and 3D screening records to AMO for record purpose and future use, 

such as research, exhibition and educational programmes; 

 

(f) Kau Wa Keng Old Village is not a Site of Archaeological Interest.  Notwithstanding, 

the applicants are advised to confirm that the Site has no archaeological potential so 

as to cover its assessment on this particular aspect of cultural heritage; and 

 

(g) regarding the public comment mentioning that the villagers disagree to their houses 

being identified as historic buildings, please be noted that the grading system for 

historic buildings is administrative in nature, which provides an objective basis for 

determining the heritage value and preservation need of historic buildings.  It does 

not affect the ownership, usage, management and development rights of the 

buildings.  Views and objections received from owners of the buildings concerned 

have been submitted to Antiquities Advisory Board (AAB) for consideration before 

it confirmed the grading of the buildings in Kau Wa Keng on 17 May 2010 or 9 

September 2021. 

 

7. Comments of the Chief Engineer/ Construction, Water Supplies Department (CE/C, 

WSD): 

 

(a) If there are any changes to the Master Layout Plan of the proposed comprehensive 

development, the developer is required to submit them to WSD for review and 

comment; 

 

(b) During the design and construction stage, the developer is required to obtain the 

latest information on the waterworks installation for design and protection of the 

waterworks installation within the WWR; 

 

(c) The developer is required to submit the Waterworks Impact Assessment Report to 

WSD for review and comment, which should include the followings: 

 

(i) the Master Layout Plan including foundation information at the detailed design 

stage; 

 

(ii) the foundation plan and ground movement monitoring plan at the detailed 

design stage; 

 

(iii) the protection plan for the waterworks installation within the WWR and in the 

vicinity of the site at construction stage and operational stage prior to any 

construction; 

 

(iv) the landscape design or any other design information which may affect our 

operation and maintenance of the waterworks installation within the WWR, in 

additional to the trees and shrubs restriction; 

 



 

(d) The developer and his site staff are reminded that neither temporary nor permanent 

structures can be hoisted within the WWR, and no materials can be stored there.  

24-hour free access must be provided for WSD's staff, contractors and specialists to 

perform routine operation and maintenance; 

 

(e) For any damages of the waterworks installation within the WWR during and after 

the construction caused by any works or other activities carried out by the developer, 

the cost of repair and reinstatement shall be binding on the developer;  

 

(f) If the above design submissions fail to meet the satisfactory requirements of WSD; 

or failure of the construction works to fulfil the agreed design; or any outstanding 

works found on site after the construction stage; or any damage of the waterworks 

installation found on site; or any other special circumstances related to the WWR, 

WSD may request BD to defer the issuance of the occupation permit until the 

satisfactory requirements of WSD are met; and 

 

(g) If the developer has to divert the existing water main within the WWR, he should 

bear the construction cost and the responsibility including the detailed design and 

construction works of the new water mains, and is required to seek approval from 

WSD throughout the process. 

 

8. Comments of the Director of Food and Environmental Hygiene (DFEH): 

 

(a) the proposed permanent RCP should be reprovisioned with parking area for refuse 

collection vehicles, loading bay/ refuse storage area, vehicular entrance, secondary 

entrance for handcarts, office-cum-roll call point, storeroom and storage area for 

handcarts and refuse bins, staff toilets and changing rooms as stipulated in FEHD’s 

Handbook on Standard Features for Refuse Collection Points (March 2021); 

 

(b) the storeroom should be separated from the RCP in order to provide a clean and dry 

environment for storage of protective gears and equipment, e.g. disinfection 

chemicals, PPE, marks, googles;  

 

(c) the proposed RCP should provide the facilities / meet the requirements to fulfill the 

future legal requirement upon implementation of the Municipal Solid Waste 

Charging Scheme; and 

 

(d) it is noted that there is an aqua privy at Kau Wa Keng (Old Village) near Chung Shan 

Terrace, Kwai Chung, which is located within the Site; and 

 

(e) permanent reprovisioning of the flushing toilet instead of aqua privy is required 

unless the whole Kau Wa Keng San Tsuen and Kau Wa Keng Old Village will be 

demolished with no more household unit with existing villagers remaining there.  

The reprovisioned public toilet should be a flushing toilet following prevailing 

FEHD’s standards and prevailing requirements promulgated by relevant 

Government departments, including the Design Manual – Barrier Free Access. 

 

9. Comments of the Director of Fire Services (D of FS): 

 

(a) as no details of the emergency vehicular access (EVA) have been provided, 

comments could not be offered by this Department at the present stage.  



 

Nevertheless, the applicants are advised to observe the requirements of EVA as 

stipulated in Section 6, Part D of the Code of Practice for Fire Safety in Building 

2011 which is administered by the Buildings Department; and 

 

(b) regarding the proposed Special Child Care Centre (SCCC) of the proposed 

development, the applicants are advised to observe the height restriction as 

stipulated in S.19 of Child Care Services Regulations, Cap. 243A. 

 

10. Comments of the Director of Social Welfare (DSW): 

 

(a) for the proposed 60-p Day Care Centre for the Elderly (DE), single floor 

arrangement on G/F (vehicle accessible floor) is most desirable from service point of 

view as all the end users are frail in health and require close monitoring.  Its design 

and floor arrangement should be reviewed in detailed design stage; 

 

(b) it is noted that the Home Care Services (HCS) for Frail Elderly Persons is straddled 

across two floors (i.e. G/F – 1/F) at Block 1 in Phase 1A.  In view of the issues 

regarding manpower support, monitoring and security, it should be relocated on one 

single floor in the detailed design stage; and 

 

(c) it is noted that the 60-p Special Child Care Centre (SCCC) is planned at 1/F – 2/F of 

Block 13 under Remaining Phase B.  Since SCCC serves pre-school children with 

moderate to severe disabilities, split floor arrangement is not preferred from service 

and operational perspectives.  Given that the floor arrangement for SCCC will be 

further reviewed at the detailed design stage, we have no further comment from 

service perspective.  The applicants are reminded that the design of SCCC should 

comply with the requirement stated in the Cap. 243 Child Care Services Ordinance, 

Cap 243A Child Care Services Regulations and the Operation Manual for 

Pre-primary Institutions. 

 

11. Comments of the Chief Town Planner/Urban Design and Landscape, Planning 

Department (CTP/UD&L, PlanD): 

 

(a) the Site with an area of about 48,313.2m2 abutting Lai King Hill Road is located at 

the Kau Wa Keng valley, covering the valley floor and the Kau Wa Keng Old 

Village.  The Site is situated at the northern fringe of a residential cluster (with a mix 

of public and private housing developments) to the south of Lai King Hill Road with 

existing BHs ranging from about 60mPD to 120mPD.  To the north of Lai King Hill 

Road, the surrounding areas are generally characterized by natural slopes and low 

density residential developments and village houses with existing BHs ranging from 

1 to 4 storeys, and Kau Wa Keng San Tsuen is located to the immediate northwest of 

the Site; 

 

(b) the Proposed Scheme consists of four 15m-wide air paths across the Site (three in 

north-south direction at pedestrian level and one in northeast-southwest direction at 

podium level), 30m building setback from the eastern boundary of the Site near Lai 

King Hill Road and 23% reduction in podium footprint when compared to the 

Baseline Scheme; 

 

(c) an Interim Scheme is also included in the report to represent the early two phases of 

development with the remaining site areas maintained as the existing condition.  For 



 

this Interim Scheme, the overall ventilation performance of the surrounding areas is 

generally enhanced as the development scale is smaller with fewer tower blocks than 

the Baseline Scheme and Proposed Scheme.  Some impact is however observed at 

the immediate vicinity of the Site where the existing densely built village houses 

within the Site is assumed to be maintained; 

 

(d) it should be reminded that approval of the application under s.16 of the Town 

Planning Ordinance does not imply approval of tree works such as felling/ 

transplanting or pruning under lease.  Applications on tree works should be 

submitted direct to relevant authorities/ government departments for approval where 

appropriate; and 

 

(e) the applicants are reminded that approval of the s.16 application under the 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. 

 

12. Comments of the Director of Leisure and Cultural Services (DLCS): 

 

(a) the applicants are advised that the New Territories West (NTW) Tree Team of 

LCSD is responsible for maintaining roadside trees situated on landscaped areas and 

on Unleased & Unallocated Government Land (UUGL) within 10 metres from kerb 

along existing non-expressway public roads outside country park within Tsuen Wan, 

Kwai Tsing and Islands District(s) in accordance with Technical Circular (Works) 

No. 6/2015. 
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Advisory Clauses 

 

1. The approved Master Layout Plan (MLP), together with the set of approval conditions, will 

be certified by the Chairman of the Town Planning Board (TPB) and deposited in the Land 

Registry in accordance with section 4A(3) of the Town Planning Ordinance. Efforts should 

be made to incorporate the relevant approval conditions into a revised MLP for deposition 

in the Land Registry as soon as possible. 

 

2. To note the comments of the District Lands Officer/Tsuen Wan & Kwai Tsing       

(DLO/TW&KT), Lands Department (LandsD) that:  

 

(a) land within the VE is primarily preserved for small house development by 

indigenous villagers under the Small House Policy.  For any non-small house land 

exchange applications within the VE, the applicants should provide justifications to 

substantiate the application for the exceptional circumstances for consideration; 

 
(b) the ownership of the proposed surrender lots will be examined when a land 

exchange application is accepted to be proceeded.  For the lots alleged to be fully 

acquired by the applicants, our records indicate that all private land within Phase 

1B, i.e. various sub-sections of Lot No. 1349 RP in S.D. 4, are still owned by Tsang 

Wa Hon Tso because no consent had been given under s.15 of the New Territories 

Ordinances to the various Agreements and Conveyances on Sale registered against 

the said lots in favour of Cornhill Enterprises Limited.  The applicants should 

prove his title to the above land if land exchange is pursued thereat;  

 

(c) before completion of a proposed land exchange, the applicants should unify the title 

of and clear all occupation fee from encumbrances on all the private lots proposed 

to be surrendered; and 

 

(d) any land exchange applications should accord with the approved development 

scheme by the Board. 

 

3. To note the comments of the Commissioner for Transport (C for T) that: 

 

(a) relocation of the existing pedestrian crossing and bus stop on Lai King Hill Road 

Eastbound would be implemented to avoid conflict with the proposed vehicular 

access for the development.  The relocation of pedestrian crossing and bus stop at 

Lai King Hill Road should be reviewed and implemented to our satisfaction; 

 

(b) it is noted that staggered crossing is proposed for the improvement works at the 

junction of Kwai Chung Interchange and Lai King Hill Road.  Please take into 

consideration the followings in the detailed design: 

 

(i) the staggering should preferably be left-handed so that pedestrians stepping 

onto the central reserve or refuge turn towards the approaching traffic to give 

them a better view of it; 

 

(ii) the central refuge should be large enough to accommodate the expected 

numbers of pedestrians gathered during each signal cycle; and 
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(iii) to enhance walkability, wholly or partly synchronised pedestrian green time on 

both side of a staggered crossing should preferably be arranged in at least one 

stage of traffic signal cycle, and in such case, 800mm overlapping for 

pedestrian crossing shall be provided, i.e. stagger with less than one crossing 

width. 

 

4. To note the comments of the Chief Highway Engineer/NT West, Highways Department 

(CHE/NTW, HyD) that: 

 
(a) the proposed junction improvement works and road modification works due to the 

development should be carried out by the applicants’ own cost; and the design shall 

be approved by TD and complying with HyD’s standard; and 

 

(b) the proposed retaining structure & its support for the setback area of the relocated 

bus lay-by, as well as the alternative relocation option, if appropriate, will be 

maintained by the applicants. 

 

5. To note the comments of the Director of Environmental Protection (DEP) that: 

 

(a) it is noted that the EIAO implication of the proposed sewage pumping station has 

been affirmed.  Should any proposed works/facilities of the development be 

confirmed as a designated project (DP), the applicants shall observe and follow the 

statutory procedure under the EIA Ordinance.  It is noted that the applicants intend 

to submit a Project Profile for direct application of environmental permit (DIR) for 

EPD’s consideration and approval at a later stage.  The applicants are reminded 

that the information presented in this report and/or the Board’s decision on this 

planning application shall not pre-empt EPD’s future decision under the EIAO; 

 

(b) since EPD’s water quality monitoring station KW3 would be affected by the 

construction of the proposed development and the proposed watercourse 

removal/diversion, the applicants are advised to (i) provide a construction schedule 

of the four phases of the proposed development and (ii) update when the 

watercourse removal/diversion will be conducted when such information is 

available; and 

 

(c) with respect to Shek Lei Pui Water Treatment Works, based on the information 

provided, we have no comment from the non-fuel gas dangerous goods risk 

perspective and EPD considers that a submission of Risk Assessment to CCPHI is 

not necessary.  Nevertheless, EMSD’s advice from fuel gas risk perspective shall 

be sought. 

 

6. To note the comments of the Chief Engineer/ Mainland South, Drainage Services 

Department (CE/MS, DSD) that: 

 
(a) to relieve the increasing pressure of the drainage system due to development and 

ensure sustainable development in Hong Kong in the face of climate change, 

provision of blue-green drainage infrastructure according to Section 3.2.2 of DSD’s 

Storrmwater Drainage Manual is strongly recommended to be incorporated in the 

development with a view to reducing the quantity as well as improving the quality 

of site runoff.  In fact, similar concept is already embraced in the stormwater 
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management section of BEAM Plus Neighbourhood in which credits will be granted 

for promotion of infiltration and provision of temporary storage.  In view of the 

above, the applicants are recommended to explore further appropriate blue-green 

drainage infrastructure for incorporation in this project. 

 

7. To note the comments of the Executive Secretary (Antiquities & Monuments), Antiquities 

and Monuments Office (AMO) that: 

 

(a) since it is anticipated that extensive construction works will be carried out in close 

proximity to the Graded Buildings, we would like to reiterate that the Graded 

Buildings should be preserved and maintained properly in the proposed phased 

development.  Detailed assessments on the possible physical impacts on the 

Graded Buildings should be conducted before the commencement of any works.  

Appropriate precautionary, monitoring and protection measures should be proposed 

and implemented.  Meanwhile, the ambience of the site and the visual impacts 

arising from the proposed scheme on the Graded Buildings should also be 

considered and assessed, if the subject planning application is approved by TPB; 

 

(b) it is anticipated that the applicants may carry out works at the Graded Buildings to 

suit their new use(s), a Conservation Management Plan (CMP) is therefore required 

to manage the change(s) of the Graded Buildings arising from their new use(s).  It 

is noted that the applicants have committed to submit a CMP for the Graded 

Buildings to AMO in detailed design stage.  The applicants are reminded that the 

CMP should be approved by AMO before commencement of any works and should 

include but not limited to the followings: 

 

(i) the outline of the conservation approach of the captioned development; 

 

(ii) documentation of the proposed conversion works to the Graded Buildings 

within the application site; 

 

(iii) evaluation of the impacts of the proposed works on the Graded Buildings 

within the application site; 

 
(iv) provision of protective measures for the Graded Buildings throughout the 

project period; and 

 

(v) recommendations on the mitigation measures for the Graded Buildings therein 

for managing the changes arising from the captioned development project; 

 

(c) there are a number of historical buildings within the Site, including Nos. 8, 11, 11A, 

12, 15A, 23, 24, 25, 28A, 29, 31, 33, 33A, 35, 36, 40, 41, 49A, 51, 51B, 52A, 52D, 

55, 56, 57, 57A, 58, 61, 62, 63, 63B, 64, 66 and 66A Kau Wa Keng Tsuen as well 

as the former Lutheran Church and Primary School at Nos. 19-19A Kau Wa Keng 

San Tsuen, which may possibly have certain heritage value.  If preservation in-situ 

of these buildings is considered not feasible, the applicants are recommended to 

preserve the buildings by record through photographic recording and 3D scanning, 

and provide interpretation information of Kau Wa Keng in the future development 

to tell the history of the area.  The applicants are also advised to provide a set of 
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the photographic and 3D screening records to AMO for record purpose and future 

use, such as research, exhibition and educational programmes; and 

 

(d) Kau Wa Keng Old Village is not a Site of Archaeological Interest.  

Notwithstanding, the applicants are advised to confirm that the Site has no 

archaeological potential so as to cover its assessment on this particular aspect of 

cultural heritage. 

 

8. To note the comments of Chief Building Surveyor/New Territories West, Buildings 

Department (CBS/NTW, BD) that: 

 

(a) requirements for sustainable building design guidelines as stipulated in the PNAP 

APP-152 should be complied with in case the attribute of gross floor area 

concessions under the PNAP APP-151 is applied; and 

 

(b) detailed comments under the BO will be given at building plan submission stage.  

 

9. To note the comments of Chief Engineer/Construction, Water Supplies Department (CE/C, 

WSD) that: 

 

(a) if there are any changes to the Master Layout Plan of the proposed comprehensive 

development, the developer is required to submit them to WSD for review and 

comment; 

 

(b) during the design and construction stage, the developer is required to obtain the latest 

information on the waterworks installation for design and protection of the 

waterworks installation within the WWR; 
 

(c) the developer is required to submit the Waterworks Impact Assessment Report to 

WSD for review and comment, which should include the followings: 

 

(i) the Master Layout Plan including foundation information at the detailed design 

stage; 

 

(ii) the foundation plan and ground movement monitoring plan at the detailed 

design stage; 

 

(iii) the protection plan for the waterworks installation within the WWR and in the 

vicinity of the site at construction stage and operational stage prior to any 

construction; 

 

(iv) the landscape design or any other design information which may affect our 

operation and maintenance of the waterworks installation within the WWR, in 

additional to the trees and shrubs restriction; 
 

(d) the developer and his site staff are reminded that neither temporary nor permanent 

structures can be hoisted within the WWR, and no materials can be stored there.  

24-hour free access must be provided for WSD's staff, contractors and specialists to 

perform routine operation and maintenance; 
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(e) for any damages of the waterworks installation within the WWR during and after 

the construction caused by any works or other activities carried out by the developer, 

the cost of repair and reinstatement shall be binding on the developer; 

 

(f) if the above design submissions fail to meet the satisfactory requirements of WSD; 

or failure of the construction works to fulfil the agreed design; or any outstanding 

works found on site after the construction stage; or any damage of the waterworks 

installation found on site; or any other special circumstances related to the WWR, 

WSD may request BD to defer the issuance of the occupation permit until the 

satisfactory requirements of WSD are met; and 
 

(g) if the developer has to divert the existing water main within the WWR, he should 

bear the construction cost and the responsibility including the detailed design and 

construction works of the new water mains, and is required to seek approval from 

WSD throughout the process. 

 

10. To note the comments of the Director of Food and Environmental Hygiene (DFEH) that: 

  

(a) the proposed permanent RCP should be reprovisioned with parking area for refuse 

collection vehicles, loading bay/ refuse storage area, vehicular entrance, secondary 

entrance for handcarts, office-cum-roll call point, storeroom and storage area for 

handcarts and refuse bins, staff toilets and changing rooms as stipulated in FEHD’s 

Handbook on Standard Features for Refuse Collection Points (March 2021); 

 

(b) the storeroom should be separated from the RCP in order to provide a clean and dry 

environment for storage of protective gears and equipment, e.g. disinfection 

chemicals, PPE, marks, googles; 

 

(c) the proposed RCP should provide the facilities / meet the requirements to fulfill the 

future legal requirement upon implementation of the Municipal Solid Waste 

Charging Scheme; and 

 
(d) permanent reprovisioning of the flushing toilet instead of aqua privy is required 

unless the whole Kau Wa Keng San Tsuen and Kau Wa Keng Old Village will be 

demolished with no more household unit with existing villagers remaining there.  

The reprovisioned public toilet should be a flushing toilet following prevailing 

FEHD’s standards and prevailing requirements promulgated by relevant 

Government departments, including the Design Manual – Barrier Free Access. 

 
11. To note the comments of the Director of Fire Services (D of FS) that: 

 

(a) fire service installations and water supplies for firefighting should be provided to 

the satisfaction of this Department; 

 

(b) detailed fire services requirements will be formulated upon receipt of formal 

submission of general building plans; 

 

(c) as no details of the emergency vehicular access (EVA) have been provided, 

comments could not be offered by this Department at the present stage.  

Nevertheless, the applicants are advised to observe the requirements of EVA as 
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stipulated in Section 6, Part D of the Code of Practice for Fire Safety in Building 

2011 which is administered by the Buildings Department; and  

 

(d) regarding the proposed Special Child Care Centre (SCCC) of the proposed 

development, the applicants are advised to observe the height restriction as 

stipulated in S.19 of Child Care Services Regulations, Cap. 243A. 

 

12. To note the comments of the Director of Social Welfare (DSW) that: 

 

(a) for the proposed 60-p Day Care Centre for the Elderly (DE), single floor 

arrangement on G/F (vehicle accessible floor) is most desirable from service point 

of view as all the end users are frail in health and require close monitoring.  Its 

design and floor arrangement should be reviewed in detailed design stage; 

 

(b) it is noted that the Home Care Services (HCS) for Frail Elderly Persons is straddled 

across two floors (i.e. G/F – 1/F) at Block 1 in Phase 1A.  In view of the issues 

regarding manpower support, monitoring and security, it should be relocated on one 

single floor in the detailed design stage; 

 

(c) it is noted that the 60-p Special Child Care Centre (SCCC) is planned at 1/F – 2/F of 

Block 13 under Remaining Phase B.  Since SCCC serves pre-school children with 

moderate to severe disabilities, split floor arrangement is not preferred from service 

and operational perspectives.  Given that the floor arrangement for SCCC will be 

further reviewed at the detailed design stage, we have no further comment from 

service perspective.  The applicants are reminded that the design of SCCC should 

comply with the requirement stated in the Cap. 243 Child Care Services Ordinance, 

Cap 243A Child Care Services Regulations and the Operation Manual for Pre-

primary Institutions. 

 

13. To note the comments of Chief Architect/Advisory and Statutory Compliance Division, 

Architectural Services Department (CA/ASC, ArchSD) that it is noted that some of the 

blocks’ façade area (such as Block 1, 3, 10 to 13) are facing west.  Solar control devices 

should be considered to reduce solar heat gain and avoid glare as far as possible. 

 

14. To note the comments of Chief Town Planner/Urban Design and Landscape, Planning 

Department (CTP/UD&L, PlanD) that:  

 

(a) the Application Site is well-vegetated and many mature trees are found within the 

Site.  The applicants should consider a holistic approach to retain the existing 

landscape resources and historical buildings and incorporate them into the proposed 

landscape design in a comprehensive manner; 

 

(b) it should be reminded that approval of the application under s.16 of the Town 

Planning Ordinance does not imply approval of tree works such as felling/ 

transplanting or pruning under lease.  Applications on tree works should be 

submitted direct to relevant authorities/ government departments for approval where 

appropriate; and 

 

(c) the applicants are reminded that approval of the s.16 application under the Town 

Planning Ordinance does not imply approval of the site coverage of greenery 
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requirements under APP PNAP-152 and/or under the lease.  The site coverage of 

greenery calculation should be submitted separately to BD for approval. 

 

15. To note the comments of Director of Leisure and Cultural Services (DLCS) that the 

applicants are advised that the New Territories West (NTW) Tree Team of LCSD is 

responsible for maintaining roadside trees situated on landscaped areas and on Unleased & 

Unallocated Government Land (UUGL) within 10 metres from kerb along existing non-

expressway public roads outside country park within Tsuen Wan, Kwai Tsing and Islands 

District(s) in accordance with Technical Circular (Works) No. 6/2015. 

 


