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EXECUTIVE SUMMARY 

The Applicant, the registered land owner of Lot Nos. 385 S.B RP, 385 S.B ss.1, 385 S.B ss.2, 385 S.C 

RP, 385 S.C ss.1, 385 S.D, 385 S.E, 385 S.F and 385 RP in D.D 257, Tsam Chuk Wan, Sai Kung, now 

seeks a town planning permission from the Town Planning Board (“the Board”) for a proposed 

Social Welfare Facility (Residential Care Home for the Elderly) (RCHE) at the aforementioned site 

and the adjoining Government land. 

According to the Approved Tai Mong Tsai and Tsam Chuk Wan Outline Zoning Plan No. S/SK-

TMT/4 (the OZP), the Site is zoned as “Village Type Development” (“V”). The proposed Social 

Welfare Facility (RCHE) is a Column 2 use which requires planning permission from the Board. 

There is no development restriction on height, plot ratio and site coverage ratio on the proposed 

RCHE. 

In view of the growing demand for RCHE and the prevailing policy, the Applicant intends to 

respond to the pressing community need by providing 110 nos. of beds for the elderly in the Sai 

Kung district.  

With reference to the Incentive Scheme to Encourage Provision of Residential Care Home for the 

Elderly Premises in New Private Developments [Practice Notes No. 4/2003] issued by Lands 

Department (“Incentive Scheme”), the Applicant will apply to the Social Welfare Department for 

the Policy Support for the “Incentive Scheme”, which encourages private developers to self-finance 

to build quality RCHE premises on their own land, and design to comply with the requirements of 

the participation of the “Incentive Scheme”. 

In addition to planning merits to timely meet the soaring demand for RCHE by providing a quality 

RCHE premises, the Proposed Development incurs another design merit for building setback from 

Tai Mong Tsai Road by 5m that could allow a better air ventilation in the future pedestrian 

environment.  

The Proposed Development is fully justified in terms of prevailing elderly policy objectives, 

environmental, landscape, sewerage, visual and traffic aspects with the support of technical 

assessments. Given the aforementioned justifications, the Applicant respectfully requests the TPB 

to approve the subject Application. 
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行政摘要 

申請人為西貢斬竹灣丈量約份第 257 約地段第 385 號 B 分段餘段、第 385 號 B 分段第 1 小分

段、第 385 號 B 分段第 2 小分段、第 385 號 C 分段餘段、第 385 號 C 分段第 1 小分段、第 385

號 D 分段、第 385 號 E 分段、第 385 號 F 分段及第 385 號餘段的註冊土地的擁有人，現尋求城

市規劃委員會（下稱城規會）的批准，擬議於上述地點及毗連政府土地以作社會福利設施（安老

院舍）。 

根據大網仔及斬竹灣分區計劃大綱核准圖編號 S/SK-TMT/4（下稱大綱核准圖），申請地點劃作

「鄉村式發展」地帶。擬議的社會福利設施（安老院舍）為第二欄用途，需要獲得城市規劃委員

會的規劃許可。擬議安老院舍的高度，地積比率及上蓋面積均無發展限制。 

鑑於對安老院舍的需求日益增加及現行的政策支持，申請人擬議的安老院舍能增加 110 個長者

床位來滿足市場的迫切需求。 

有關「鼓勵在新的私人發展項目中提供安老院舍的獎勵計劃」（地政總署發出的第 4/2003 號作

業備考編號）（下稱獎勵計劃），申請人將向社會福利署申請獎勵計劃（鼓勵以私人土地建設以

自負盈虧方式發展高質素的安老院舍）的政策支持，所有設計將符合獎勵計劃的要求。 

除了發展優質安老院舍以滿足市場日益增加的需求以及逐步淘汰現有不合規定的用途的規劃優

點外，把建築物向大網仔路後移 5 米的設計概念亦成為另一設計優點，以舒緩將來的行人環境。 

就現行安老政策目標、環境、景觀、污水、視覺及交通等方面的技術評估而言，擬議的發展計劃

有充份理據獲得支持。鑑於上述理由，申請人懇請城規會批准本規劃申請。 
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SECTION ONE | INTRODUCTION 

1.1 Project Background 
 

This Planning Statement is prepared by DeSPACE (International) Limited, in conjunction with Minor 

Creative as the Project Architect, to act on behalf of the Applicant, namely, Golden Kingdom 

Investment Limited (hereafter “the Applicant”), to submit a Section 16 Planning Application to the 

Town Planning Board (“TPB”). This application is for a proposed Social Welfare Facility (Residential 

Care Home for the Elderly) (RCHE) on a site currently zoned as “Village Type Development” (“V”) 

within the Approved Tai Mong Tsai and Tsam Chuk Wan Outline Zoning Plan No. S/SK-TMT/4 

(“the OZP”). 

 

The Applicant is the registered land owner of Lot Nos. 385 S.B RP, 385 S.B ss.1, 385 S.B ss.2, 385 

S.C RP, 385 S.C ss.1, 385 S.D, 385 S.E, 385 S.F and 385 RP in D.D 257, whereas these nine lots as 

well as the adjoining government land are currently vacated. Due to the congested site and the 

narrow side track to the east of the Site unfeasible to serve as an emergency vehicular access (EVA), 

it is proposed to include the Application Site towards and closer of Tai Mong Tsai Road for 

compliance with the fire safety regulations, by way of Land Exchange Application for the adjoining 

government land, such that Tai Mong Tsai Road can make accessible for vehicular circulation, 

firefighting and rescue. As such, the Application Site comprises the subject 9 lots and the adjoining 

Government Land in D.D. 257, Tsam Chuk Wan, Sai Kung. (hereinafter referred to as “the 

Site/Application Site”) (Figure 1) 

 

Since “Social Welfare Facility” is in Column 2 use under the Notes of the OZP which may be 

permitted with or without conditions on application to the Town Planning Board (TPB), an 

application under section 16 of the Town Planning Ordinance (“TPO”) is required to seek 

permission from the TPB. There is no development restriction on the proposed RCHE. 

 

1.2 Structure of Report 
 

Following this section, Section 2 gives a brief overview of the site context and history. Section 3 

presents the planning context to the Application Site. Section 4 contains a full description of the 

Proposed Development scheme. Planning and technical justifications for the Proposal are 

elaborated in Section 5. Section 6 presents the concluding remarks and summarizes the grounds 

for approval of the application. 
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SECTION TWO  |  SITE CONTEXT AND HISTORY 

2.1 Site Context and Surrounding Land uses  

 

The Application Site is located to the northeast of the Sai Kung Town Centre and the north of the 

Tsam Chuk Wan and is assumed to be a Class A site along Tai Mong Tsai Road. On the basis of 

the land surveys conducted in 17th March 2010 and 3rd June 2010, the subject nine private lots 

have a total site area of about 499.2 square metres and falls along Tai Mong Tsai Road (Appendix 

1A and 1B refer). Please note that the site area of Lot 385 S.D of 8.5 square metres is shown 

separately in Appendix 1B. In addition to the adjoining government land included and subject to 

detailed survey to be conducted, the total area of the Application Site is about 748.2 square metres. 

 

The Application Site is currently vacated and surrounded mainly by low-rise developments such 

as Surf Villa and Chop Shing Yuen. These residential developments lie within the same “V” zone 

under the OZP subject to a maximum of 3-storey BH restriction. This area is primarily zoned “V” 

intended for development of Small Houses. Please see Figure 1 for the Location Plan and also 

Figure 2 for the Lot Index Plan.  

 

Low-rise residential development (i.e., Clover Lodge) lies within another “V” zone to the further 

east, which is also subject to a maximum of 3-storey BH restriction under the OZP.  

 

2.2  Land Status 

 

With reference to preliminary land status check, the subject nine nos. of lots are Old Schedule 

agricultural lots held under Government Lease of DD 257. The Applicant is well-noted that in the 

event of the grant of planning permission and implementation of the project, it is required to apply 

to the Lands Department for a land exchange and the grant of additional government land to 

facilitate the proposed development. 
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SECTION THREE  |  PLANNING CONTEXT 

3.1 Statutory Planning Context 

 

a) Brief Planning Context of Tai Mong Tsai and Tsam Chuk Wan: 

The area of Tai Mong Tsai and Tsam Chuk Wan is located approximately 2 km to the northeast of 

Sai Kung Town. According to the OZP, it comprises essentially the coastal foothills and lowland 

abutting the main areas of the Ma On Shan, Sai Kung East and Sai Kung West Country Parks. It is 

bounded by Inner Port Shelter and Tsam Chuk Wan in the south, the Sha Kok Mei area in the west, 

the main areas of Ma On Shan Country Park and Sai Kung West Country Park in the north, and the 

Sai Kung East Country Park in the east. According to the OZP, the areas along the Tai Mong Tsai 

Road in Tsam Chuk Wan mainly comprises “V” zone, Conservation Area (“CA”) zone, Coastal 

Protection Area (“CPA”) zone and Country Park (“CP”) zone.  

 

b) Statutory Planning Context of the Application Site: 

The Application Site is currently zoned as “Village Type Development” (“V”) under the OZP and 

the Applicant proposes to develop the vacant site into an RCHE. Such use is subsumed under the 

“Social Welfare Facility” use in town planning terms. In accordance with the Notes of the OZP 

regarding “V” zone, “Social Welfare Facility” use falls into Column 2 uses that may be permitted 

with or without conditions on application to the Board. 

 

The planning intention of this zone is to reflect existing recognized villages and areas of land 

considered suitable for village expansion and the retention of existing villages. It also intended to 

concentrate village type development within this zone for a more orderly development pattern, 

efficient use of land and provision of infrastructures and services. More important, other 

commercial, community and recreational uses may be permitted on application to the Town 

Planning Board.  

 

Under “V” zone, there is no development restriction on height, plot ratio and site coverage ratio 

on “Social Welfare Facility” use. Yet, it is a Column 2 use which requires planning permission from 

the Board. 
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3.2 Non-Statutory Planning Context 

 

The Chief Executive’s Policy Addresses 

The published Policy Addresses in the subsequent several years by the two Chief Executives have 

put emphasis on strengthening the existing provision of home care and community care with the 

support of residential care for the ageing population. In the Policy Address 2018, Ms. Carrie Lam 

stated that the Government ceaselessly showed its support to new provision of quality residential 

care places for the elderly, with the target of an additional 2000 service quota within 2019. In its 

budget policy address, the Government recognizes the need to continuously allocate resources to 

strengthen and enhance elderly services. 

 

The SWD is well aware of the pressing community demand for RCHE places. Inasmuch, the SWD 

introduced a special measure from February to September last year to purchase about 250 

additional residential places from private RCHEs under the Enhanced Bought Place Scheme (EBPS) 

to provide residential respite for elderly persons. It is believed that the following planning 

intentions and policy objectives of the said Scheme can be achieved: 

 

▪ To further boost the supply of RCHE places to meet the pressing accumulative demand and 

increasing demand; 

▪ To encourage private developers to self-finance to build more quality RCHE premises on 

their own land; 

▪ To monitor the provision of quality RCHE premises as per the latest guideline on the "Best 

Practices in the Design of RCHE" and "Best Practices Guideline: Basic Provision Schedule for 

Basic Building Works, Building Services Installation and Kitchen and Laundry Equipment 

Lists for RCHEs"; and 

▪ To encourage permanent provision of RCHE services at suitable locations, etc. 

 

According to the Information Paper on Supply of premises for residential care home for the elderly 

in Panel on Welfare Services Meeting on 14 September 1998, the Administration recognizes the 

need to promote private sector participation in providing quality residential care services for the 

elderly. To encourage an increased supply of premises of good quality for setting up private care 

homes and to encourage more positive competition within the industry, we shall step up efforts in 

collaboration with the concerned policy bureaux and government departments to take forward 

the premise-led programme.   

(source: https://www.legco.gov.hk/yr98-99/english/panels/ws/papers/ws14093c.htm) 
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3.3 Planning History 

 

The Site does not involve any previous planning applications for development nor records of illegal 

and/or unauthorized development. 

 

3.4 Similar Planning Application(s) 

 

As shown in Table 3.1, those approved planning cases for RCHE and non-NTEH uses in “V” zone 

are mainly in compliance with a prevailing policy to achieve various good planning and policy 

objectives. Those cases are also considered to be related to social welfare facilities or educational 

uses. 

 

Table 3.1: - Selected Successful Planning Applications for the Non-NTEHs use in “V” Zone 

 

Case No. Applied Use Planning Justifications 

Residential Care Home for the Elderly (RCHE) 

A/SK-PK/195 

(30/03/2012) 

Residential Care Home for the Elderly 
in “Village Type Development” zone, 
G/F and 2/F, No. 5F to 5G Pak Kong 
Au, Po Lo Che, Sai Kung (Lots No. 1387 
and 1388 in D.D. 222) 

The 3-storey RCHE under application would not affect the 
supply of land for Small House development within the “V” 
zone. 

A/YL-PH/715 

(05/06/2015) 

Social Welfare Facility (RCHE) in 
Various Lots, D.D. 111 and adjoining 
Government Land, Wang Toi Shan 
Shan Tsuen, Pat Heung, Yuen Long 

The applied 3-storey RCHE development could provide 
residential care home services to the elderly in the local 
community and was not incompatible with the surrounding 
developments which included mainly village houses 

A/FSS/270 

(06/09/2019) 

Proposed House and Social Welfare 
Facility (RCHE) and Minor Relaxation 
of Building Height Restriction in 
Various Lots in D.D. 51, Fanling 

• The proposed 4-storey RCHE were in low-rise and low-
density character which were not incompatible with the 
adjacent residential use.  

• There was a deficit of about 530 RCHE subsidized beds in 
the Fanling/Sheung Shui area.  

A/YL/263 
(05/02/2021) 

Proposed Social Welfare Facility 
(RCHE) in “Village Type Development” 
Zone and an area shown as ‘Road’ in 
Various Lots in D.D. 120, Yuen Long 

The proposed RCHE development of not more than 6 storeys 
could help address the shortfall in elderly facilities and meet 
the demand of ageing population in the community. The 
Director of Social Welfare also supported the application from 
social welfare perspective. 

Day Care Centre for Elderly, Early Education and Training Centre 

A/YL-PS/465 

(19/06/2015) 

Proposed Religious Institution 
(Church) and Social Welfare Facility 
(Day Care Centre for Elderly, Early 
Education and Training Centre, and 
Parents Resource Centre) in D.D. 124, 
Ping Shan 

SWD supports the application for the provision of the 
proposed 5-storey day care centre for the elderly, early 
education and training centre and parents resource centre on 
the site in principle from the welfare point of view. 
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School (Kindergarten) 

A/YL-MP/245 

(22/01/2016) 

Proposed School (Kindergarten) in 
Various Lots in D.D. 104, Yuen Long 

The proposed 1-storey kindergarten would help to serve the 
need of the local community and was considered not 
incompatible with the surrounding land uses which 
comprised village houses, vehicle parks and repair workshop. 

Residential Care Homes for Persons with Disabilities (RCHD) 

A/YL-HT/975 

(22/04/2016) 

Proposed Social Welfare Facility 
(Rehabilitation Home for Persons with 
Mental Disabilities) in D.D. 124, Shek 
Po Tsuen, Ha Tsuen, Yuen Long 

While the proposed 3-storey development is not entirely in 
line with the planning intention of the “V” zone, it could 
provide RCHE services to persons with disabilities and may 
warrant sympathetic consideration.  

A/KTN/73 

(05/02/2021) 

Social Welfare Facility (Residential 
Care Home for Disabled and Ex-
mental Illness Persons) in “Village 
Type Development” Zone in Various 
Lots in D.D. 95, Sheung Shui 

The applied 3-storey RCHD (and ex-mental illness persons) use 
could provide residential care home services to person with 
disabilities. 

Seminary 

A/HSK/15 

(17/08/2018) 

Proposed Religious Institution 
(Redevelopment of Seminary) in 
Various lot in D.D. 121, 130 Hung Uk, 
Yuen Long 

The land available in the “V” zone can accommodate the 
outstanding Small House application of 76 houses and the 10-
Year Small House demand of Kiu Tai Wai and Hung Uk Tsuen, 
and the proposed 3-storey seminary is considered not 
incompatible with the adjacent development in the “V” Zone.  

Proposed Religious Institution 

A/I-LI/24 

(27/02/2015) 

Proposed Religious Institution 
(Relocation of Church) in Lot No. 39 
Section P in D.D.3, Yung Shue Wan, 
Lamma Island 

The site was owned solely by the applicant and was not the 
subject of any Small House application. The proposed 3-storey 
development confining to the private land would not 
jeopardise future Small House development on Lamma 
Island. 
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SECTION FOUR  |  THE PROPOSED DEVELOPMENT 

4.1 Development Objectives 

 

Over recent years, population growth has been significant in particular the group of elders who 

aged 65 or above. Service needs of elderly persons are a solid concern in society. In view of the 

growing demand for residential care services for the elderly, it is a good intention of the applicants 

to provide more social welfare facilities to the elderly in the Sai Kung district by converting the 

current vacated flat land into an RCHE, tallying with the intention as stated in the Policy Addresses. 

In view of that, the Applicant is applying for a town planning permission for the proposed RCHE 

on the Application Site to timely meet the need of the ageing population in “V” zones and 

residential zones in Tsam Chuk Wan and Sai Kung.   

 

In July 2003, the Government also announced a scheme, namely the Scheme to Encourage 

Provision of Residential Care Home for the Elderly Premises in New Private Developments 

(“Incentive Scheme”), to encourage provision of RCHE premises in new private developments with 

the exempted payment of premium under different types of land transactions. To further 

strengthen the support for elderly persons as advocated in the published Policy Addresses, the 

Applicant is then encouraged to participate in the said scheme under the Labour and Welfare 

Bureau (LWB) for the provision of RCHE spaces in their own proposed private RCHE development. 

 

4.2 Development Proposal 

 

With an immediate need of RCHEs in Hong Kong, the Applicant seeks to develop the Application 

Site into a standalone RCHE building with the provision of about 110 beds in Tsam Chuk Wan for 

serving the ageing population in Sai Kung district and the nearby areas. 

 

The existing vacated land is proposed to be developed into one block of 6-storey RCHE with a site 

area of 748.2 square metres. As illustrated in the Proposed Development Scheme (Appendix 2 

refers), the design features can be summarized as follows: 

 

For the purpose of taking good care of all the elderlies to be resided in the proposed RCHE, 

provision of medical and supporting facilities such as a rehabilitation room and nurse stations are 

provided in the proposed scheme.  

 

In particular, a multi-function room, an ancillary dining area and an ancillary kitchen are located 

on the First floor of the scheme. A total of about 110 beds are provided in the dormitory rooms 
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from the second floor to the fifth floor.  

 

With the operational needs of a sufficient carpark provision, a total of two (2) private car parking 

spaces will be provided within the Site for the use of the occupiers of the buildings and their bona 

fide guests, visitors and invitees. Each of the spaces has a width of 2.5m and 5.0m in length with a 

minimum headroom of 2.4m. One (1) of the two (2) parking spaces will be designated for 

accessible parking spaces. The position and level are considered of good convenience to the 

disabled user(s). The space is 3.5m in width and 5.0m in length with a minimum headroom of 2.4m.  

 

On top of that, one space of loading and unloading for light bus/ambulance will be provided 

within the Site to satisfy the operational needs and minimize the possible blocking of traffic along 

Tai Mong Tsai Road. The L/UL space is 3m in width and 9m in length with a minimum headroom 

of 3.3m. Please be invited to note that there is some spatial flexibility in the proposed development 

scheme and the dimension of car parking space layout can be further finetuned at the 

licensing/general buildings plan submission stages. 

 

Particular attention and cautions should be given to the safety of a number of elderly people in 

the proposed RCHE. Considering that the Application Site is congested and located close to Tai 

Mong Tsai Road, whereas the narrow side track to the east of the Site is unfeasible to serve as an 

EVA, it is proposed to expand the Application Site towards Tai Mong Tsai Road, by way of Land 

Exchange Application, such that it could serve as the EVA for the proposed development. In 

compliance with the relevant fire safety regulations, one quarter of the whole development in the 

proposed scheme is within 10m from the Tai Mong Tsai Road.  

 

Greenery area will be provided on the ground floor, the first floor and the second floor. Out of the 

total site area of 748.2 square metres, the greening ratio is approximately 11.30%. 
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The key development parameters and proposed schedule of accommodation of the scheme are 

summarized in Table 4.1 and Table 4.2 below:  

 

TABLE 4.1 – MAJOR DEVELOPMENT PARAMETERS OF THE PROPOSAL 

Major Development Parameters Proposed Scheme 

Site Area (about) 
(Based on detailed land survey records in 

Appendix 1A & 1B, and subject to detailed 

survey to be conducted on the adjoining 

government land) 

499.2 sqm. (private land) + 249.0 sqm. (Government land) 

= 748.2 sqm 

Plot Ratio (PR) (about) 4.01  

Site Coverage (about) Not more than 80% 

Total Gross Floor Area (GFA) (about) Not exceeding 3,000 sqm. 

 

Building Height  Not more than 31 mPD (or not exceeding 23.6m for the 

absolute building height) [1] 
(NB: The Mean Street Level on which the RCHE sits is +9.5mPD) 

No. of Storeys Not exceeding 6 

Total No. of beds About 110 beds 

Provision of parking facilities: 

 

Private car parking spaces 

 

Light Bus/Ambulance L/UL 

 

 

2 (including 1 disabled car parking space) 

 

1  

Proposed Floor use 

 

G/F: Laundry Room, Lift Lobby, Parking Spaces, E&M, 

Conference Room, General Storage, Clean Utility Room 

 

1/F: Rehabilitation Area, End of Life Care Room, Small Group 

Activity Room, Store, Cleaner’s Room, Interview Room, Dining 

Area & Multi-purpose Room, Kitchen 

 

2/F: dormitory rooms, Sick/ Isolation/ Quiet Room, Common 

Area, Soiled Utility Room, Pantry, Nurse Station, Cleaner’s 

Room, Staff Dorms & Rest Room, Officers 

 

3/F to 5/F: dormitory rooms, Sick/ Isolation/ Quiet Room, 

Common Area, Soiled Utility Room, Pantry, Nurse Station, 

Cleaner’s Room, Bathroom/Shower Room 

 

R/F: Ancillary E&M and Water Tank 

Note: 

[1] Please be invited to note that the building height restriction of no more than 24m above the ground level as 

stipulated in Cap. 459A is fully complied with in the Proposed Development. The absolute building height of not 

exceeding 23.6m is measured from Tai Mong Tsai Road as the abutting road at +7.4mPD in compliance with the 

prevailing building control practice. The actual building height as measured from the mean ground level where 

the proposed building sits on at +9.5mPD is only 21.5m. 
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TABLE 4.2 – THE PROPOSED SCHEDULE OF ACCOMMODATION OF THE RCHES 

 Functional Use GFA (sq.m.) 

 RCHE Uses 
Accountable GFA 

(sq.m.) 

G/F 

Laundry, FS & Sprinkler Tank & Pump Room, Main Switch Room, TX 

Room, Refuse Room, Lift Lobby, Lifts, Reception, Clean Utility Room, 

Conference Room, General Store, TBE Room, Flush Water & Portable 

Water Tank & Pump Room, Carpark, Loading/unloading and Sewerage 

Treatment Plant 

532.4 

1/F 

Rehabilitation Area, End of Life Care Room, Small Group Activity Room, 

Store for Rehabilitation Area, Lifts, Cleaner’s Room, 

Interview/Meeting/Family Room, Dining Area & Multi-purpose Room, 

Kitchen Cum Store, M. Lav., F. Lav. and U. Lav. 

541.96 

2/F 

Dormitory, Attached Bathroom/Shower Room to Dormitory Room, Sick/ 

Isolation/ Quiet Room, Accessible Toilet Cum Shower Room attached to 

Sick/ Isolation/ Quiet Room, Common Area, Soiled Utility Room, Cleaner’s 

Room, Lifts, Pantry for Residents, Nurse Station Cum Medical Consultation 

Room, Staff Dorm., Pantry Cum Rest Room, Superintendent's Office/ 

Assistant Superintendent’s Office, General Office, M. Staff Changing 

Room, F. Staff Changing Room, M. Lav., F. Lav. and U. Lav. 

505.3 

3/F 

Dormitory, Attached Bathroom/Shower Room to Dormitory Room, Sick/ 

Isolation/ Quiet Room, Accessible Toilet Cum Shower Room attached to 

Sick/ Isolation/ Quiet Room, Common Area, Soiled Utility Room, Cleaner’s 

Room, Lifts, Pantry for Residents, Nurse Station Cum Medical Consultation 

Room, M. Lav., F. Lav. and U. Lav. 

472.3 

4/F 

Dormitory, Attached Bathroom/Shower Room to Dormitory Room, Sick/ 

Isolation/ Quiet Room, Accessible Toilet Cum Shower Room attached to 

Sick/ Isolation/ Quiet Room, Common Area, Soiled Utility Room, Cleaner’s 

Room, Lifts, Pantry for Residents, Nurse Station Cum Medical Consultation 

Room, M. Lav., F. Lav. and U. Lav. 

472.3 

5/F 

Dormitory, Attached Bathroom/Shower Room to Dormitory Room, Sick/ 

Isolation/ Quiet Room, Accessible Toilet Cum Shower Room attached to 

Sick/ Isolation/ Quiet Room, Common Area, Soiled Utility Room, Cleaner’s 

Room, Lifts, Pantry for Residents, Nurse Station Cum Medical Consultation 

Room, M. Lav., F. Lav. and U. Lav. 

472.3 

R/F Ancillary E&M and Water Tank 0 

TOTAL 
Not more than 

3,000 
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4.3 Compliance with RCHE Licensing Requirements 

 

The proposed RCHE will meet all the statutory requirements under the Residential Care Homes 

(Elderly Persons) Ordinance, Cap. 459 and its regulations, the Code of Practice for Residential Care 

Homes (Elderly Persons) as well as other related statutory requirements. 

 

It is noted that all the facilities provided for elderly will be situated at a height of not more than 

24m above ground level, as pursuant to the requirements as set out by Social Welfare Department 

(SWD). Proposed facilities and services for the RCHE premise is provided with respect to the “Best 

Practices in Design and Operation of Residential Care Home for the Elderly” developed by the 

SWD. It is understood that the design details of the proposed RCHE are still subject to refinement 

at the General Buildings Plan (GBP) stage. Should a planning application be submitted and a town 

planning approval is obtained, the Applicant would review the details with the RCHE licensing 

requirements and update the relevant technical assessments and ancillary facilities required. 

 

With reference to the Schedule of Accommodation (SoA) for a 100-place RCHE and the bed 

spacing requirement on the provision of functional areas of the proposed RCHE, various function 

areas will be well provided in the proposed RHCE, including Accessible Toilet cum Shower Room 

to Dormitory Room, Accessible Toilet cum Shower Room attached to each Sick/Isolation/Quiet 

Room, End-of-life Care Room, Soiled Utility Room, Cleaner's Room, Clean Utility Room, Refuse 

Room, Conference Room, Female/Male Staff Changing Room and Rest Room cum Pantry, Staff 

Toilet/Bath Room and Toilet for Communal Use. Cleaner's Rooms and Clean Utility Rooms will be 

provided in separate function rooms for achieving better infection control. In terms of the room 

layout, only preferable designs of the dormitory with not more than 6 beds are adopted. In 

accordance with the revised Code of Practice for Residential Home (Elderly Persons) (revised CoP) 

(Jan 2020), ONE (1) sick/isolation/quiet room is to be provided on each floor with dormitory rooms 

(i.e., 2/F to 5/F). (Please refer to Appendix 2 – Proposed Development Scheme and Appendix 3 

– Schedule of Accommodation table with Net Operational Floor Area (NOFA).  
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SECTION FIVE  | PLANNING AND TECHNICAL JUSTIFICATIONS 

5.1 Limited Supply but Long Pressing Demand for RCHE Places in the Private Sector 

 

On Supply Side – About 468 places per year 

Unlike other welfare services that are predominantly provided by the public sector (i.e., Social 

Welfare Department [SWD] and non-governmental organizations [NGOs]), the bulk of RCHE 

places are in the private sector (approx. 65%). According to the Legislative Council Brief – Scheme 

to Encourage Provision of RCHE Premises in New Private Developments (File Ref: HWF 

CR9/5091/99(02)), as by end December 2002, there was a total of about 67,100 RCHE places in 

Hong Kong. NGOs provided about 20,000 Government subvented places and another 2,900 places 

on a self-financing basis. The Government provided 400 places. Private RCHEs accounted for 

43,800 places. In other words, the elderly in Hong Kong relied primarily on private sector for 65% 

of RCHE places and then public sector/NGOs for 35%. It is also noted that a further analysis of the 

above situation reveals that the Government was subsidizing about 70% of the total RCHE places 

by 2002.  

(Source: https://www.lwb.gov.hk/download_gb/legco/brief/w030723/c_030723.pdf) 

 

According to the website of the Social Welfare Department – Overview of Residential Care Services 

for the Elderly, by 30th June 2019, private sector continued to provide 69% (or 51,631 places) of all 

RCHE places whereas NGOs only 31% (23,425 places) with the total RCHE places at 75,056. For the 

last 17 years (from 2002 to 2019), there was only an increase 7,956 places or only a very limited 

annual increase of 468 places per year.  

(Source: https://www.swd.gov.hk/storage/asset/section/632/en/June%202019/1.Provision_of_RCHEs_(Non-governmental_Organis 

ations_vs_Private_Sector)(30.6.19).pdf) 

 

On Demand Side - About 2,181 places per year 

It appears that there is no systematic compilation of demand side information for RCHE places in 

Hong Kong. There is however relevant information to estimate the pressing demand. In a reply to 

a written question on RCHE by the Acting Secretary for Labour and Welfare, Mr. Caspar Tsui in the 

Legislative Council on 4th July 2018, the number of persons waiting for subsidized residential care 

places for the elderly was reported in the table below. Between 2017 and 2018, there was an annual 

increase of demand for 1980 places for subsidized residential care places for the elderly. From 

2008 to 2018, an average of annual increase of 1,527 persons added to the waiting list. As the 

Government was subsidizing about 70% of the total RCHE places, the estimated total demand for 

RCHE places is about 2,181 places (i.e., 1527 ÷ 70%). 
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Table 5.1 Number of Persons Waiting for Subsidized RCHE 

 

Year 

Number of persons waiting 

for subsidised residential 

care places for the elderly 

Annual Increase 

in number of 

persons waiting 

Number of persons who 

passed away while waiting 

for service 

Number of persons 

who withdrew 

applications while 

waiting for service 

2008-09 24 168 - 4 372 2 256 

2009-10 25 815 1647 4 573 2 419 

2010-11 26 751 936 4 844 2 540 

2011-12 27 888 1137 4 797 2 473 

2012-13 28 818 930 5 146 2 778 

2013-14 29 435 617 5 262 2 182 

2014-15 31 349 1914 5 675 2 199 

2015-16 33 368 2019 5 774 2 243 

2016-17 35 931 2563 6 027 2 172 

2017-18 37 911 1980 6 611 2 191 

 Average annual increase 1527   

Source: https://www.info.gov.hk/gia/general/201807/04/P2018070400673.htm 

Insufficient Supply to Meet the Pressing Demand – An annual added deficit of 1,713 places and 

accumulative number of persons waiting at 37,911 places 

 

It is evident that the prevailing limited supply of 512 RCHE places per year is far insufficient to meet 

the pressing demand of 2,181 RCHE places. It results in a newly added annual deficit of 1,699 RCHE 

places. As shown in the table above, the accumulative Number of persons waiting for subsidised 

residential care places for the elderly is 37,911 persons. 

 

The long waiting list has a direct implication for long average waiting time. The average waiting 

time for various types of subsidised residential care places for the elderly from 2008- 09 to 2020-

21 is at Table 5.2. By January 2021, each case needed to wait for 41 months for subvented or 

contract RCHE places whereas it takes shorter time to wait for private RCHE places participating. It 

is clearly observed that it is much faster for those in need to wait for private RCHE to meet the 

pressing demand. 

  

https://www.info.gov.hk/gia/general/201807/04/P2018070400673.htm
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Table 5.2 - Average Waiting Time for Various Types of Subsidised Residential Care 
Places for the Elderly from 2008-09 to 2017-18 

 

 

Year 

Average waiting time (in months) 

(Average of the previous three months) 

(Note) 

Care-and-attention (C&A) places Nursing 

Home places Subvented/ Contract Residential 

Care Homes for the Elderly 

(RCHEs) 

Private RCHEs participating in 

Enhanced Bought Place 

Scheme (EBPS) 

Overall 

2008-09 32 9 22 41 

2009-10 31 10 23 42 

2010-11 32 8 22 39 

2011-12 34 8 22 36 

2012-13 35 8 23 34 

2013-14 36 7 20 33 

2014-15 37 8 21 32 

2015-16 36 9 22 27 

2016-17 36 11 24 25 

2017-18 36 11 24 24 

2018-19 39 10 23 23 

2019-20 40 8 20 23 

2020-21 41 8 21 26 

Note: This is the average number of months taken (from the date of registration on the Central Waiting List to the admission 

date) for normal cases admitted to subsidised residential care places for the elderly in the past three months. Cases 

accorded priority in the allocation of places, cases with inactive history admitted in the past three months, and cases 

transferred from home for the aged places to converted C&A places providing continuum of care in the same RCHE 

have been excluded because their waiting time may be extraordinarily long or short in comparison with that of normal 

cases. 

5.2 Prevailing Policy Support for Elderly Care Services 

 

The Government has been continuously providing supportive measures for elderly services under 

a multi-pronged approach, with the underlying principle of the elderly care policy on ‘ageing in 

place as the core, institutional care as back-up’. In view of the positive response to the 

aforementioned special measure of SWD to purchase about the 250 additional residential places 

from private RCHEs, the Government plans to regularize the measure in 2019-20 to provide 

designated residential respite places in private RCHEs participating in the EBPS, so as to relieve the 

stress of carers. There is no doubt that it is the top priority to encourage continuous quality supply 

of private RCHE in Hong Kong.  
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It appears that there is no systematic statistics in relation to the supply and demand for RCHE 

places by types and districts. However, as stated in the Policy Address 2018, it is acknowledged 

that the population-based planning ratios as stated in the HKPSG in respect of subsidised 

residential care services and community care services, district elderly community centres and 

neighbourhood elderly centres will be reinstated. 

 

The Legislative Council Brief – Scheme to Encourage Provision of RCHE Premises in New Private 

Developments (Legco File Ref.: HWF CR 9/5091/99(02)) dated July 2003 is carefully studied. The 

policy background and objectives are well observed. The SWD is invited to note the commitment 

of the Application in the provision of quality RCHE services as follows: 

 

▪ The Applicant is determined to develop a quality RCHE premises under the “Incentive 

Scheme” which allows exemption from payment of premium under different types of land 

transactions, on the condition that the developers are willing to accept incorporation of 

certain lease conditions. 

▪ The Applicant is committed to line with an experienced RCHE operator to adopt high service 

quality standard. 

▪ The proposed development is a purpose-built RCHE premises in a Site which is suitable for 

the development of private RCHE premises in terms of its location with a good transport 

accessibility and a reasonable distance from the Sai Kung Town.  

▪ The Applicant is committed to working closely with SWD to vigorously ensure full 

compliance of the “Incentive Scheme” in meeting relevant performance standards in terms 

of both quality and quantity. 

(Source: https://www.lwb.gov.hk/download/legco/brief/w030723/e_030723.pdf) 

 

In a reply to a written question on RCHE by the Acting Secretary for Labour and Welfare, Mr. 

Caspar Tsui in the Legislative Council on 4th  July 2018, the progress of the “Incentive Scheme” 

was reported. Since the launch of the scheme and up to July 2018, the Lands Department (LandsD) 

has approved one application. The developer concerned signed a land exchange agreement with 

LandsD in December 2012 for the development of a 290- place RCHE. The developer is carrying 

out construction and fitting works of the RCHE. The market response to the “Incentive Scheme” 

appears to be limited to one / few potential cases. To this end, the SWD is amicably invited to 

support this RCHE proposal and grant us a policy support prior to the formal town planning and 

land exchange applications. 

 

 

 



18 | P a g e  

 

5.3 Acute Demand for RCHE Provision in Sai Kung Area 

 

With respect to the population profile of Sai Kung District stated in the Population and Household 

Statistics Analyzed by District Council District in March 2021, the population in Sai Kung District 

(including Tseung Kwan O Area) was nearly 472,800 in 2020 whilst the population aged 65 or 

above accounted for about 17.2% (around 81,200 elders) of the district population.  

(Source: https://www.censtatd.gov.hk/home/index.jsp) 

 

In particular, a sharp growth in Sai Kung’s elderly population has been projected by the Planning 

Department, according to the Projection of Population Distribution, 2021 – 2029. The population 

aged over 65 or above in Sai Kung area was estimated to be 137,200 in 2029 which accounted for 

about 25.4% of the district population of about 540,000.  

(Source: http://www.pland.gov.hk/pland_en/index.html) 

 

As stipulated in the Chapter 3 of the Hong Kong Planning Standards and Guidelines (HKPSG), the 

standards for the provision of RCHE is 21.3 subsidised beds per 1 000 elderly persons aged 65 or 

above. Hence, the required number of bed places for elderly in Sai Kung District (including Tseung 

Kwan O Area) is about 1730 (i.e., 81,200 / 1,000 * 21.3 = 1729.6) in 2020.  

(Source: https://www.pland.gov.hk/pland_en/tech_doc/hkpsg/full/pdf/ch3.pdf) 

 

According to the record of the SWD, there are a total of 17 licensed RCHEs in Sai Kung District 

(including Tseung Kwan O Area) providing 1,674 bed places for elderly as at the end of April 2021 

but only SIX (6) are actually located at Sai Kung Area to provide maximum 413 beds for the elderly. 

The provision of RCHE facilities has long been insufficient to support the needs of the elder 

population in the Sai Kung area.  

(Source: https://www.elderlyinfo.swd.gov.hk/en/search-result?sort_by=field_bi_name_en_value&sort_order=ASC&items_per_page 

=10&dt%5B0%5D=8&n%5B0%5D=23&n%5B1%5D=22&n%5B2%5D=24&n%5B3%5D=20&n%5B4%5D=21&n%5B5%5D=25&n%5B6%5D=

26)  

 

Thus, the proposed 110 beds in the Application Site will be able to relieve heavy demand on the 

RCHE and stress of the providers in both public and private sectors. Please refer to the table below 

for the list of RCHEs in the Sai Kung District. 
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Table 5.3 – List of RCHEs in the Sai Kung District 

 

 

 

 

 

 

 

 

 

 Name of Home Address 

License 
Capacity 

(No. of bed) 

Total 

S
a
i 
K

u
n

g
 A

re
a
 

1 
CHRISTIAN SAI KUNG 
CHU YAN HOME OF AGED 
LIMITED 

ROOM 26A, 27 & 29 G/F, SAI 
KUNG TAI STREET, SAI KUNG, 
NEW TERRITORIES 

17 

413 

2 FUK COURT NURSING 
CENTRE 

1/F 61D, G/F, 1/F, 2/F 61E, LOT 
1093 S.A., DD 253, TSENG LAN 
SHUE, CLEAR WATER BAY 
ROAD, SAI KUNG, NEW 
TERRITORIES 

32 

3 
HELPING HAND FATHER 
SEAN BURKE CARE HOME 
FOR THE ELDERLY 

ANNEX BUILDING OF 
RESIDENTIAL CARE HOME FOR 
THE ELDERLY AT NIN WAH 
ROAD, CHEUNG MUK TAU 
NORTH, SAI KUNG, LOT 1076 IN 
DD167, NEW TERRITORIES 

211 

4 HON TAT ELDERLY CARE 
CENTRE 

DD 210, LOT 60, SA OF HIRAM'S 
HIGHWAY PAI WAI, G/F, 61 & 62 
PAK WAI, SAI KUNG, NEW 
TERRITORIES 

39 

5 
PO TANG HOME FOR THE 
AGED OF CHAM SHAN 
MONASTERY 

16 LUNG HA WAN ROAD, TAI O 
MUN, CLEAR WATER BAY, SAI 
KUNG, NEW TERRITORIES 

64 

6 TUNG SIN TAN HOME 
FOR THE AGED 

D.D. 217 LOT 1119, OFF 
HIRAM'S HIGHWAY, HEBE 
HAVEN, SAI KUNG, NEW 
TERRITORIES (SAME AS MAN 
KUNG WO ROAD, HABITAT, 
PAK SHA WAN, SAI KUNG, NEW 
TERRITORIES) 

50 
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5.4 Shortage of Social Services Provision to meet community needs 

 
 
Table 5.4 – Total Area of Nearby G/IC Land 

Outline Zoning Plans in Sai Kung near the Application Site 

Plan No. Title 
Total Area of Nearby 

G/IC land (ha) 

S/SK-TLW/5 Tai Long Wan Outline Zoning Plan 0 

S/SK-PL/3 Pak Lap Outline Zoning Plan 0.03 

S/SK-TA/2 Tung A and Pak A Outline Zoning Plan 0.27 

S/SK-TMT/4 Tai Mong Tsai and Tsam Chuk Wan Outline Zoning 

Plan 

0.93 

S/SK-HC/11 Ho Chung Outline Zoning Plan 0.17 

S/SK-SKT/6 Sai Kung Town Outline Zoning Plan 13 

S/SK-HH/8 Hebe Haven Outline Zoning Plan 2.39 

S/SK-PK/11 Pak Kong and Sha Kok Mei Outline Zoning Plan 7.76 

 Total 24.55 ha 

(equivalent to 245,500 

sqm.) 
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Table 5.5 – G/IC Land Per Capita   

Demographic Profiles of Population in Sai Kung District, 2016  
(Source: 2016 Population By-census) 

Nearby District Council Constituency Area Population (Number of Persons) 

(Q01) Sai Kung Central 9,623 

(Q02) Pak Sha Wan 16,550 

(Q03) Sai Kung Islands 12,183 

Sub-total 38,356 

Total Area of G/IC land near the Site 245,500 sqm. 

G/IC land per capita 6.4 sqm. per person 

 

The limited G/IC land supply in the Tsam Chuk Wan and the surrounding under the same OZP will 

be a persisting challenge in its efforts to meet the community needs. In about a total of 396 ha of 

land under the OZP, only 0.93 ha is zoned as “G/IC”, accounting for about 0.23% of the total area. 

The subject “G/IC” lands are fully occupied with existing uses, including Long Keng Lowland 

Pumping Station, Wong Mo Ying Village Supply Tank, Monuments for Martyrs Against Japanese 

Militarism, CNBF Life Training Base and A Sewerage Treatment Plant etc. There is a very limited 

chance for the provision of other social services for meeting the persistent growth in demands. 

Please refer to Appendix 4 for the Land Status of Government, Institution or Community Land in 

the Approved Tai Mong Tsai and Tsam Chuk Wan OZP NO. S/SK-TMT/4. 

 

Moreover, to evaluate the planning efforts towards providing sufficient social services to meet 

community needs in the northern part of the Sai Kung district, taking Hebe Haven Outline Zoning 

Plan as the southmost service range, the total area of G/IC lands covered by 8 selected OZPs in 

the area are summarized in Table 5.4.  It is noted that the total area of G/IC lands in this area near 

the application site is 24.55 ha (equivalent to 245,000 sqm.).   

 

Taking into consideration the demographic profiles of population in Sai Kung District, the areas 

covered by the said 8 nos. of OZPs are set out in Table 5.5 according to the boundaries of Sai 

Kung district council constituency areas, i.e., (Q01) Sai Kung Central, (Q02) Pak Sha Wan and (Q03) 

Sai Kung Islands. In 2016, the total population in these three constituency areas was 38,356. Hence, 

the G/IC land per capita was only about 6.4 sqm. per person, which is considered to be insufficient 

to meet the community needs.  

 

In view of the similar domestic nature of land use of the proposed RCHE, the proposed 

development shall be considered as compatible with the surrounding low-rise residential 

development. The proposed RCHE with 110 beds is an optimal scale as purely intended to provide 
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additional social services in satisfying the needs of the community in Tsam Chuk Wan and the 

nearby areas of Sai Kung district. 

 

5.5 No Adverse Traffic Impact 

 

There are no parking standards for RCHE as stipulated in HKPSG. Sufficient internal ancillary 

transport facilities will be tentatively provided within the Application Site in satisfying the 

operational needs of the RCHE development. In view of the operational needs of the Proposed 

RCHE Development, the following transport facilities will be provided within the Site: - 

▪ 1 no. of light bus/ambulance L/UL 

▪ 2 nos. of private car parking spaces (including 1 disabled car parking space) 

 

The Application Site is of good accessibility with immediate vehicular access via Tai Mong Tsai 

Road. According to the explanatory statement of the approved OZP, the Planning Scheme Area is 

well served by public transport including franchised buses and green mini-buses running along 

Tai Mong Tsai Road to and from Sai Kung Town and other areas. 

 

Only a total of 110 RCHE places will be provided within the Application Site as proposed, the 

induced traffic is minimal and not excessive. No vehicle shall be reversing outside the Application 

Site and no queuing along the Tai Mong Tsai Road will be induced affecting the local traffic 

conditions. Swept Path Analysis for Private Vehicle and Light Bus has been carried out and shown 

in Appendix 5. The swept path analysis is acceptable to both vehicle types going into the site and 

going out from the site. Please also refer to Appendix 6 for the Traffic Impact Assessment.  

 

5.6 No Adverse Visual Impact 

 

The subject Proposal intends to develop one block of 6-storey tall RCHE development at the Site. 

The public viewers in the area would likely be the surrounding local residents and the pedestrians 

and car drivers on Tai Mong Tsai Road. 

 

The Site is not at a prominent location, it is surrounded by a mix of low-rise residential 

developments, landscape features and residential developments such as Surf Villa and Chop Shing 

Yuen lie within the same “V” zone with a rural fringe character.  

 

Please note that there is a height difference between the Site and the surrounding developments. 

The mean street level where those low-rise residential developments on the northern side are 

located is up to 22.7 mPD (Figure 2 refers). With an increasing gradient towards the inland where 
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most of the low-rise residential developments in the vicinity are situated, new development with 

such proposed building height is considered to be compatible without leading to adverse visual 

impact on the open sky view, light penetration into the surrounding environment and visual 

openness of the surrounding. Please refer to the Appendix 7 for the Visual Impact Assessment.  

 

In order to minimize the bulk of the proposed development, it is proposed to use large strip of 

glass on façade with clear color differences of the cubic mass. It could help dividing into small 

pieces instead of a massive single building block. In order to further blend in with the surrounding 

environment, the selected material with color tone that could match surrounding environment 

such as wood fins color/ greenery/ textured concrete wall with low saturation. Hence, there is no 

significant adverse visual impact arising from the Proposed Development. The Applicant will 

continue to explore opportunities for improving the overall visual quality with the incorporation of 

following mitigation measures in the later detailed design stage: - 

▪ Innovative façade design on form and colour; 

▪ opportunities and better outdoor space; 

▪ Sufficient landscape treatments and outdoor greenery furniture on ground level and 

podium level; and 

▪ Careful disposition of the Proposed Development. 

 

5.7 No Adverse Environmental Impact 

 

5.7.1 No Adverse Air Impact 

 

According to TD’s Annual Traffic Census 2019, Tai Mong Tsai Road is a Rural Road and a buffer 

distance of 5m is required as stipulated in Table 3.1 in Chapter 9 of the HKPSG. The proposed 

development would allow a buffer distance of 5m between the building façade and the road kerb 

of Tai Mong Tsai Road. There was no chimney identified within 500m from the boundary of the 

Application Site and hence, no adverse air impacts from industrial emissions are anticipated. 

 

5.7.2 No Adverse Noise Impact 

 

The Application Site is located in a relatively quiet location. Tai Mong Tsai Road is classified as a 

Rural Road without much traffic flow. It is anticipated that the development will not be subject to 

any unacceptable traffic and industrial noise impacts from its surrounding areas. As the proposed 

development is compatible with the surrounding village house and small in scale, no adverse air 

impact will be caused to the surroundings. Please refer to the Appendix 8 for the Noise Impact 

Assessment.  
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5.7.3 No Adverse Sewage and Drainage Impacts 

 

Since there is no existing public sewerage system in the vicinity of the project area, an on-site STP 

will be used for the treatment of sewage generated from the proposed development. All discharge 

from the STP will be conveyed to the drainage system via the proposed drainage terminal manhole 

from the STP.  

 

The estimated sewage generation calculations of the proposed drainage system have indicated 

that the proposed drainage terminal manholes (SMH 01) in the Proposed Site will have sufficient 

capacity to cater for the treated effluent generated from the STP and the runoff from the Proposed 

Site and surrounding catchments through the newly constructed 300mm & 375mm diameter pipes 

via the proposed manholes (SMH 02 – SMH 06) and further discharge to the outfall (existing 

natural stream). 

 

The maximum estimated peak flow (including treated effluent) from the Proposed Site and all 

cumulative catchment areas will account for less than 100% of the flow capacity of the proposed 

drainage system. Hence, it is concluded that no sewerage and drainage impacts arising from the 

development is anticipated. Please note that the Applicant will be responsible for the construction, 

management and maintenance of the aforementioned proposed pipes and manholes. Please refer 

to the Appendix 9 for the Sewerage and Drainage Impact Assessment and Appendix 10 for the 

Proposed Sewage Treatment Plant. 

 

5.8 No Adverse Landscape Impact 

 

With reference to the Sustainable Building Design Guidelines (APP-152) under the Building 

Department, there is no requirement of greenery areas for sites with areas less than 1,000 square 

metres.  

 

In order to improve the environmental quality of the idle site with no existing tree, there is a good 

intention to take an integrated landscape design framework in the proposed development by 

providing sufficient greening mainly in open spaces on G/F, 1/F and 2/F. The greening ratio is 

approximately 11.30% with a total common planting area of approximately 84.52 square metres. 

Future users and employees of the proposed RCHE development will be served by the additional 

open space with an area of 77.7 square metres. Please refer to Landscape Provision on G/F, 1/F 

& 2/F in Appendix 2 & Open Space Provision on G/F in Appendix 11.  
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Felling of any tree is not involved and no existing trees within the Application Site will be adversely 

affected. Sufficient separation distances from the existing trees within the vicinity of the Application 

Site and the Proposed Development will be carefully considered and implemented. 

 

5.9 Summary of Various Departmental Comments 

 

This Revised Consolidated Report is prepared in March 2022 and has incorporated responses to 

various departmental comments. Please refer to Appendix 12 for the Summary Table of Various 

Departmental Comments for details. 
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SECTION SIX  |  CONCLUSION 

This section 16 planning application is submitted to seek support from Town Planning Board for 

the Proposed Development of a Social Welfare Facility (Residential Care Home for the Elderly) of 

6 Storeys in “Village Type Development” zone at Lot Nos. 385 S.B RP, 385 S.B ss.1, 385 S.B ss.2, 

385 S.C RP, 385 S.C ss.1, 385 S.D, 385 S.E, 385 S.F and 385 RP in D.D 257, Tsam Chuk Wan, Sai 

Kung 

 

This planning statement has demonstrated that the Proposed Development of RCHE would help 

meet the growing residential care service demand of the aging population in Sai Kung as well as 

other districts. It could also help to shorten the waiting time for quality RCHE places. The Proposed 

Development is fully justified on the following grounds: - 

 

▪ A planning merit to provide more residential care services in territorial and district levels to 

meet the genuine need and to shorten the waiting time for quality RCHE places;  

▪ Building setback from Tai Mong Tsai Road by 5m to bear another design merit to allow a 

better air ventilation in the existing pedestrian environment; 

▪ Not incompatible in terms of land use nature, development scale and intensity; and 

▪ No adverse environmental, landscape, sewerage, visual and traffic impacts as a result of the 

innovative RCHE building design. 

 

To conclude, the Proposed Development is fully justified in terms of planning, visual and transport 

considerations and various planning and design merits. In view of the above, members of the TPB 

are respectfully requested to favourably consider the present application in support of the 

additional social welfare facility in form of RCHE by the Applicant in Hong Kong. 
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Appendix 1A 

Land Survey Record (SRP/SK/046/0084/D1) 

  





 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix 1B 

Land Survey Record (SRP/SK/047/7070/D1)  





 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix 2 

Proposed Development Scheme  
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Appendix 3 

Schedule of Accommodation table with Net Operational 

Floor Area (NOFA)  



2022.1.10

Celluar Room Open Area

Residential Section

1 Domitory 2‐5/F 110 Yes 787.6 804.75 7.16 m2 per capita

2 Attached Bathroom/ Shower Room to Domitory Room 2‐5/F ‐ No As Appro. 88.10

3 Dining/ Multi‐purpose Room 1/F 110 Yes 242 274.10 2.2 m2 per capita

4 Pantry for residents 1‐5/F ‐ No As Appro. 30.40
It provides a space to be used by staff/family members to prepare or arrange food/milk for the 
service users, and for distribution of meals.

5 Small Group Activity Room 1/F 8 Yes 16.5 17.10

6 Nursing Station cum Medical Consultation Room 2‐5/F 4 Yes 30.8 41.36

* nursing station at 10 m2 shall be provided on each floor having dormitory rooms or multi‐ 
purpose room provision, and for every 50 residents.
* If there are more than one nursing station, one of them should be attached with a medical 
consultation corner at 8 m2.

7 Sick/ Isolation/ Quiet Room 2‐5/F 4 Yes 17.6 32.48
For infection control purpose
One room at 8 m2 should be provided for every 50 residents on each floor with provision of 
dormitory rooms

8 Accessible Toilet cum Shower Room attached to each Sick/ Isolation / Quiet Room 3‐5/F ‐ No As Appro. 13.92

9 Rehabilitation Area 1/F 14 to 21 Yes 88 79.36 To provide PT, OT and multi‐sensory treatments

10 Store for Rehabilitation Area 1/F ‐ No 11 10.26 To store PT/OT and multi‐sensory equipment.

11 End‐of ‐life Care Room 2/F 1 Yes 8 11.70 To render holistic end‐of‐life care to the severely sick or terminally ill service users

12 Soiled Utility Room 2‐5/F ‐ `No 8.8 17.88
* For infection control purpose
* One room at 4 m2 on each floor having dormitory rooms, and for every 50 reside

13 Cleaner's Room 1‐5/F ‐ No As Appro. 15.04

14 Laundry G/F ‐ No 44.55 44.73
To accommodate appropriate no. of washer‐ extractor, trumble‐dryer, hydro‐extractor, open 
shelves, work tables and for clear delineation of clean and dirty zone.

15 Kitchen cum Store 1/F ‐ No 44 44.92 Kitchen store (5 m2) is included in the provision.

16 Dumb Waiter N.A. ‐ No As Appro. 4.50
Dumb waiter space of 2.9 m2 on each floor is required if dinning area and kitchen are located on 
different floors.

17 General Store G/F ‐ No 55 51.75 For storage purpose and setting up drug storage area to facilitate drug dispensing 

18 Clean Utility Room 2‐5/F ‐ No 11 10.41
*For better infection control
*For storing clean linen and incontinent supplies

19 Interview/ Meeting Family Room 1/F 5 Yes 8.8 11.29

20 Refuse Room G/F ‐ No As Appro. 7.22

Administration  Section

21 Superintendent's Office 2/F 1 Yes 7.9 6.80

22 Assistant Superintendent's Office 2/F 1 Yes 6.9 5.80

23 General Office 2/F 3 Yes 23.1 22.00

24 Reception Area G/F ‐ No 4 4.62

25 Conference Room G/F 12 Yes 24.2 22.96

Administration  Section

26 Female/ Male Stafff Changing Room and Rest Room cum Pantry 2/F ‐ Yes 44.1 38.01
 (a)Staff changing room (25.2 m2)
 (b)Sleep‐in room (10.4 m2)
 (c)Restroom & Pantry (4.5 m2)

27 Staff Toilet/ Bathroom 2/F ‐ No As Appro.

Communal Toilet

28 Toilet for Communal Use

a. Female Toilet 1‐5/F ‐ No As Appro.

b. Male Toilet 1‐5/F ‐ N0 As Appro.

c. Accessible Toilet 1‐5/F ‐ No As Appro.

Total Area (in NOFA) 1552.28

Schedule of Accommodation for Proposed RCHE at Tsam Chuk Wan (for 110 beds)

Area Provided Remarks/ Special Requirements

1483.85

Area m²
Item No. Description Location

No. of 
Occupanta

Air conditioning



 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix 4 

Land Status of Government, Institution or Community Land 

in the Approved Tai Mong Tsai and Tsam Chuk Wan OZP 

NO. S/SK-TMT/4  



Land Status of Government, Institution or Community Land in the Approved Tai Mong Tsai and Tsam Chuk Wan Outline Zoning Plan NO. S/SK-TMT/4 

 

 

A 

B 

C 



Land Status of Government, Institution or Community Land in the Approved Tai Mong Tsai and Tsam Chuk Wan Outline Zoning Plan NO. S/SK-TMT/4 

 

No. Area (sqm.) Fully Occupied Existing Use(s) 

1 2,682 Long Keng Lowland Pumping Station 

2 717 Wong Chuk Wan Substation 

3 341 
Proposed New Territories Exempted House 
(No. A/SK-TMT/55: Approved with condition(s) by RNTPC on 22 Jan 2016 

4 1,042 Tai Mong Tsai Lowland Pumping Station 

5 714 Wong Mo Ying Pump House 

6 267 Wong Mo Ying Village Supply Tank 

7 890 Monuments for Martyrs Against Japanese Militarism 

8 2691 CNBF Life Training Base and A Sewerage Treatment Plant 

Total 9,344  

1 

2 

3 
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Appendix 5 

Swept Path Analysis for Private Vehicle and Light 

Bus/Ambulance  
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1. INTRODUCTION 

 

 

1.1 Background 

 

1.1.1 The application site is located at Lots 385 S.B RP, 385 S.B ss.1, 385 S.B ss.2, 385 S.C 

RP, 385 S.C ss.1, 385 S.D, 385 S.E, 385 S.F, and 385 RP in D.D. 257 and Adjoining 

Government Land, Tsam Chuk Wan, Sai Kung, New Territories. The site location is 

shown in Figure 1.1. 

 

1.1.2 The applicant intends to redevelop the site to proposed Residential Care Home for the 

Elderly (RCHE). 

 

1.1.3 In support of the aforesaid application, a traffic impact assessment is required to 

review and appraise any possible traffic impact induced by the proposed development 

on the adjacent road network. 

 

1.1.4 CTA Consultants Limited (CTA) was therefore commissioned as the traffic consultant 

to prepare the Traffic Impact Assessment (TIA) and provide technical justifications in 

supporting the application from traffic engineering point of view. 

 

1.2 Study Objectives 

 

1.2.1 Main objectives of this study are listed below: 

 

 To assess the existing and proposed traffic arrangement  

 To assess the existing traffic condition in the vicinity of the proposed 

development; 

 To estimate traffic trips related to the proposed development; 

 To carry out forecasts about traffic demand of the adjacent road network in 

design year 2030; 

 To appraise any possible traffic impact induced by the proposed development 

on the adjacent road network; 

 To recommend traffic improvement measures to alleviate any foreseeable 

traffic problem to the surrounding road network, if any. 
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2. THE PROPOSED DEVELOPMENT 

 

 

2.1 Site Location 

 

2.1.1   The application site is located at Lots 385 S.B RP, 385 S.B ss.1, 385 S.B ss.2, 385 S.C  

            RP, 385 S.C ss.1, 385 S.D, 385 S.E, 385 S.F, and 385 RP in D.D. 257 and Adjoining     

            Government Land, Tsam Chuk Wan, Sai Kung, New Territories. The site location is  

            shown in Figure 1.1. 

 

 

2.2 Development Proposal  

 

2.2.1 Parameters of the proposed development are listed in Table 2.1. 

 

Table 2.1 Parameters of the Proposed Development 

Proposed Use Residential Care Home for the Elderly (RCHE) 

Site Area About 748.2 m
2
 

Total Accountable GFA Not exceeding 3,000 m
2
 

Nos. of Block 1 

No. of Storeys Not exceeding 6 storeys 

No. of Beds About 110 beds  

No. of Staff 
40 (included the management and frontline 

nursing care staffs) 

 

2.2.2 It is anticipated that the proposed development will be commissioned in year 2027. 

Therefore, design year 2030 (i.e. 3 years after the planned commencement year of the 

proposed development) is adopted for the Traffic Impact Assessment. 
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2.3 Provision of Internal Transport Facilities 

 

2.3.1 There is no relevant requirements stipulated in the latest Hong Kong Planning 

Standards and Guideline (HKPSG) published by Planning Department for 

“Residential Home for Elderly”. There considered the operating needs, the internal 

transport facilities provisions are proposed and summarized as Tables 2.2 below: 

 

Table 2.2 Proposed Provisions of Internal Transport Facilities 

Type Proposed Dimensions 
Proposed Number of 

Spaces 

Private Cars  5m(L) x 2.5m(W) x min.2.4m(H) 1 

Private Cars for 

Disabilities 
5m(L) x 3.5m(W) x min.2.4m(H) 1 

Light bus 9m(L) x 3m(W) x min.3.3m(H) 1 

Note: The provision of PV parking space for disabilities is determined by referring to “Parking for 

persons with disabilities” stipulated in the latest HKPSG that 1 accessible parking space should 

be provided for 1-50 parking spaces 

 

 

2.3.2 The ground floor layout plans of the proposed development showing the proposed 

internal transport provision is shown in Figures 2.1. 

 

 



 

Rezoning for RCHE at DD257 in Tsam Chuk Wan  

Traffic Impact Assessment 

Final Report   

用
心
以
誠 We commit We deliver 

 

 
21150HK/ Final Report  4 

 

3. EXISTING TRAFFIC CONDITION 

 

 

3.1 Existing Road Network 

 

3.1.1 The existing road network in the vicinity of the proposed developments is shown in 

Figure 3.1. The proposed Site will be mainly served by Tai Mong Tsai Road.  

 

3.1.2 Sai Sha Road is a Roundabout connecting the proposed development to the west and 

Tai Mong Tsai Road to the east.  

 

 

3.2 Critical Junction 

 

3.2.1 Sai Sha Road junction is identified to be critical for the Traffic Impact Assessment due 

to the proposed development. Relevant details are listed in Table 3.1 and shown in 

Figure 3.1. Existing junction layouts are tabulated in Figures 3.1 respectively. 

 

Table 3.1 Identified Critical Junction 

Ref. Junction Type Figure No. 

A Sai Sha Road / Tai Mong Tsai Road Roundabout 3.1 

 

 

3.2.2 In order to study the existing traffic condition of the above junction, traffic survey in 

the form of manual-classified count was conducted on a typical weekday during AM 

and PM peak periods during 07:30AM to 09:30AM and 17:30PM to 19:30PM in 10 

December 2021. 

 

3.2.3 Analysis of the observed traffic data indicates that the AM and PM peak hour flows 

occurred from 08:30AM to 09:30AM, 17:30PM to 18:30PM respectively.   
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3.2.4 The adopted 2021 traffic flows are presented in Figure 3.4. The operational 

performance of the critical junction is listed in Table 3.2 below. 

 

Table 3.2 Operational Performances of Critical Junction in 2021 

Ref. Junction 

Method 

of 

Control 

Year 2021 DFC 
(1)

 

AM Peak PM Peak 

A Sai Sha Road / Tai Mong Tsai Road Roundabout 0.41 0.44 

Notes: (1) DFC = Design Ratio of Flow to Capacity for Priority Junction/Roundabout 

 

3.2.5 The assessment results in Table 3.2 indicate that critical junction is at present 

operating with ample capacities during the peak hours. 

 

 

3.3 Public Transport Services in the Vicinity  

 

3.3.1 Public transport services, for instance, franchised buses and GMB are also provided in 

vicinity of the proposed development. Details of the current services of franchised 

buses and GMB routes within the catchment area of 300 meters are listed in Table 3.3 

and shown in Figure 3.10 

 

 

Table 3.3 Public Transport Services in the Vicinity of the Proposed 

Development 

Service Route Origin - Destination 
Frequency 

(mins) 

Franchised 

Bus 

7 Sai Kung Pier – Hoi Ha 20-30 

9 
Sai Kung Pier – Lady MacLehose Holiday 

Village 
30 

GMB 94 Wong Shek Pier – Sai Kung 25 - 40 

96R Wong Shek Pier – Diamond Hill Station 20 - 30
(1)

 

289R Wong Shek Pier – Sha Tin Central 30
(2)

 

Note: (1) Service on Sundays and public holidays only 

         (2) Service on Saturdays, Sundays, and Public Holidays only 
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4. FUTURE TRAFFIC CONDITION & TRAFFIC IMPACT ASSESSMENT 

 

 

4.1 Design Year 

 

4.1.1 It is anticipated that the proposed development would be completed in 2027 

tentatively with full intended operation.  In order to assess the possible traffic impacts 

to the local road network due to the proposed development, year 2030 (i.e. 3 years 

after completion) has been adopted as the design year for this study. 

 

 

4.2 Traffic Forecast 

 

4.2.1 To estimate the reference traffic flow in year 2030 (without the proposed 

development) in the local road network, an appropriate growth factor has to be 

identified for the area in the first instance. The following approaches have been 

adopted to derive the growth factor for the Area of Influence.  

 

Historical Trend 

 

4.2.2 The traffic-counts station is located in the vicinity of the proposed development. The 

traffic counts reported in the Annual Traffic Census (ATC), which is published by 

Transport Department, over a period of five years, i.e. 2015 to 2019 are summarized in 

Table 4.1.  

 

Table 4.1   Historical Traffic Data from Annual Traffic Census (ATC) 

ATC 

Stn 
Road Name 

Annual Average Daily Traffic (AADT) Avg. 

Annual 

Growth 

Rate 
2015 2016 2017 2018 2019 

6649 

Tai Mong Tsai 

Road (From Yan 

Yee Road to 

Restricted 

boundary) 

2,880 2,680 2,810 3,060 2,930 0.43% 

Total 2,880 2,680 2,810 3,060 2,930 +0.43% 
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Planning Data 

 

4.2.3 Reference has also been made to the latest 2016-Based Territorial Population 

Employment Data Matrices (TPEDM) planning data published by the Planning 

Department in December 2019 for projection of population and employment within 

the study district. The average annual growth rates in terms of population and 

employment from 2016 to 2026 are tabulated in Table 4.2. 

 

Table 4.2   2016-Based Planning Data from 2016 to 2026 

Southeast New Territories (Other Area) 

Data 
Year Average Annual 

Growth Rate  2016 2021 2026 

Population 464,700  495,800 513,850 +1.01% 

Employment 107,250 117,800 122,600 +1.35% 

Total 571,950 613,600 636,450 +0.73% 

 

Adopted Growth Rate 

 

4.2.4 A.A.D.T. of ATC indicates that the traffic flow of the local road network has an 

average annual growth rate of +0.43% from year 2015 to year 2019. 

 

4.2.5 Whilst, the planning data indicates that the population and employment of the study 

area are expected to grow with an average annual growth rate of +0.73%. 

 

4.2.6 As a conservative approach, annual growth rate +1.00% p.a. which is used in 

previous TIA is adopted.  It is deemed sufficient to allow for any unexpected future 

growth as a result of some changes in land use or development in the study area.  

 

 

4.2.7 The 2030 reference traffic flows are presented in Figure 4.2.   

 

2030 Reference Flows 

(without proposed 

development) 

= 
2021  

Adopted Flows 
x 

Adopted 

Growth Factor  

i.e. +1% p.a. 

for 9 years 
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4.3 Traffic Trips of the Proposed Development 

 

4.3.1 It is noted that traffic rates of both generation and attraction for proposed development 

uses are not specified in the latest Transport Planning & Design Manual (TPDM). 

 

4.3.2 The estimation of traffic trips related to the proposed development is based on in-

house surveys carried out at Tung Wah Group of Hospitals - Wong Cho Tong Social 

Service Building and summarized in the Table 4.3. 

 

Table 4.3 Estimated Traffic Trips of Proposed Development 

Use 
Units / 

Parameters 

AM Peak PM Peak 

Gen. Att. Gen. Att. 

TWGHs Wong Cho Tong 

Social Service Building – 

IN/OUT of Building 

 (pcu/hr) 6 8 14 11 

Adopted Traffic Trip 

Rates (278beds) 
 (pcu/hr/bed) 0.02590 0.03453 0.06043 0.04748 

Estimated Traffic Trips 

(110beds) 
(pcu/hr) 3 4 7 5 

 

 

4.4 Traffic Forecast for Design Year 2030 

 

4.4.1 The net traffic trips of the proposed development , which is shown in Figure 4.3, is 

then superimposed onto the year 2030 reference traffic flow (without the proposed 

development) as shown in Figure 4.2 to derive the year 2030 design traffic flow (with 

the proposed development).  

 

Year 2030 Design 

Flow (with the 

Proposed 

Development) 

= 

Year 2030 Reference 

Flow  

(without the Proposed 

Development) 

+ 

Traffic Trips of the 

Proposed  

Development 

 

4.4.2 The traffic flow during AM and PM peak periods in the design year 2030 (with the 

proposed development) are shown in Figure 4.4. 
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4.5 Operational Assessment 

 

4.5.1 To assess traffic impacts due to the proposed development, operational assessment of 

the critical junctions identified in Chapter 3 are carried out for both reference (without 

the proposed development) and design (with the proposed development) scenarios in 

year 2030. The results are summarized in Table 4.4. 

 

 

Table 4.4   Operational Performance of Critical Junction in Year 2030 

Ref. Junction 

Method 

of 

Control 

Year 2030 

DFC 
(1)

 

Reference 

Scenario 

(Without the Proposed 

Development) 

Design 

Scenario 

(With the Proposed 

Development) 

AM 

Peak 

PM 

Peak 

AM 

Peak 

PM 

Peak 

A 
Sai Sha Road / Tai 

Mong Tsai Road 
Roundabout 0.45 0.48 0.45 0.48 

Notes: (1) DFC = Design Ratio of Flow to Capacity for Priority Junction/Roundabout 

 

4.5.2 The assessment result in Table 4.4 reveals that critical Junction operate with ample 

capacities in both reference and design scenarios in year 2030. 
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5. SUMMARY AND CONCLUSION 

 

 

5.1 Summary 

 

5.1.1 The application site intends to redevelop to Residential Care Home for the Elderly 

(RCHE).  

 

5.1.2 CTA Consultants Limited (CTA), are therefore commissioned as the traffic consultant 

to prepare the Traffic Impact Assessment (TIA) and provide technical justifications in 

supporting the application from traffic engineering point of view. 

 

5.1.3 To appraise the existing traffic condition, a vehicular survey in the form of manual-

classified count was conducted at the surrounding road network of the proposed 

development. Current operational performance of the critical junction has been 

assessed with the observed traffic flow. The results reveal that Sai Sha Road junction 

is at present operating within its capacities. 

 

5.1.4 Assessment of operational performance of the Sai Sha Road junction will still operate 

within their capacities in both reference and design scenarios in year 2030.  

 

5.1.5 The traffic generated by the proposed development would induce insignificant impact 

on the surrounding road network. Therefore, the application is supported from the 

traffic points of view. 

 

5.2 Conclusion 

 

5.2.1 In conclusion, this Traffic Impact Assessment (TIA) study demonstrated that the 

related traffic trips related to the proposed development can be absorbed by the nearby 

road network and no significant traffic impact will be induced. 

 

5.2.2 Therefore, the proposed redevelop of RCHE is reckoned feasible from traffic 

engineering point of view. 
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Appendix 1 

 

Junction Calculation Sheets 

 
 



 

 

Filename: Jn_A.arc8 
Path: \\PROJSRV\Project\CTA Consultants Limited\CTA - Project\21150HK - Tsam Chuk Wan RCHE S16 
Application\Cal\Junction A 
Report generation date: 3/1/2022 15:52:02  

» Junction A - 2021 Existing, AM 
» Junction A - 2021 Existing, PM 
» Junction A - 2030 Reference, AM 
» Junction A - 2030 Reference, PM 
» Junction A - 2030 Design, AM 
» Junction A - 2030 Design, PM  

Summary of junction performance 
 

 
 
Values shown are the maximum values over all time segments. Delay is the maximum value of average delay per arriving vehicle. 

 
"D1 - 2021 Existing, AM " model duration: 8:00 - 9:30 

"D2 - 2021 Existing, PM" model duration: 8:00 - 9:30 

"D3 - 2030 Reference, AM" model duration: 8:00 - 9:30 

"D4 - 2030 Reference, PM" model duration: 8:00 - 9:30 

"D5 - 2030 Design, AM" model duration: 8:00 - 9:30 

"D6 - 2030 Design, PM" model duration: 8:00 - 9:30 

 
Run using Junctions 8.0.5.523 at 3/1/2022 15:51:59 

Junctions 8
ARCADY 8 - Roundabout Module

Version: 8.0.5.523 [19102,19/06/2015]  

© Copyright TRL Limited, 2022 

For sales and distribution information, program advice and maintenance, contact TRL: 

Tel: +44 (0)1344 770758    email: software@trl.co.uk    Web: http://www.trlsoftware.co.uk

The users of this computer program for the solution of an engineering problem are in no way relieved of their responsibility for the correctness of the solution

  AM PM

  Queue (PCU) Delay (s) RFC LOS Queue (PCU) Delay (s) RFC LOS

  Junction A - 2021 Existing

Arm 1 0.21 3.08 0.17 A 0.25 2.96 0.20 A

Arm 2 0.47 2.75 0.32 A 0.77 3.36 0.44 A

Arm 3 0.70 3.33 0.41 A 0.44 2.83 0.31 A

  Junction A - 2030 Design

Arm 1 0.24 3.26 0.20 A 0.29 3.13 0.23 A

Arm 2 0.54 2.89 0.35 A 0.92 3.66 0.48 A

Arm 3 0.83 3.61 0.45 A 0.51 2.99 0.34 A

  Junction A - 2030 Reference

Arm 1 0.24 3.24 0.19 A 0.29 3.12 0.22 A

Arm 2 0.53 2.88 0.35 A 0.91 3.64 0.48 A

Arm 3 0.83 3.60 0.45 A 0.51 2.98 0.34 A

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)

1

mailto:software@trl.co.uk
http://www.trlsoftware.co.uk/


File summary 

Analysis Options 

Units 

Title (untitled)

Location  

Site Number  

Date 23/12/2021

Version  

Status (new file)

Identifier  

Client  

Jobnumber  

Enumerator user

Description  

Vehicle Length 
(m)

Do Queue 
Variations

Calculate Residual 
Capacity

Residual Capacity Criteria 
Type

RFC 
Threshold

Average Delay Threshold 
(s)

Queue Threshold 
(PCU)

5.75     N/A 0.85 36.00 20.00

Distance Units Speed Units Traffic Units Input Traffic Units Results Flow Units Average Delay Units Total Delay Units Rate Of Delay Units

m kph PCU PCU perHour s -Min perMin

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)

2



 
 
The junction diagram reflects the last run of ARCADY. 

Junction A - 2021 Existing, AM 

Data Errors and Warnings 
No errors or warnings 

Analysis Set Details 

Name Roundabout Capacity Model Description Locked Network Flow Scaling Factor (%) Reason For Scaling Factors

Junction A ARCADY     100.000  

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Demand Set Details 

Junction Network 

Junctions 

Junction Network Options 

Arms 

Arms 

Capacity Options 

Roundabout Geometry 

Slope / Intercept / Capacity 

Roundabout Slope and Intercept used in model 

The slope and intercept shown above include any corrections and adjustments. 

Name
Scenario 

Name

Time 
Period 
Name

Description
Traffic 
Profile 
Type

Model Start 
Time (HH:mm)

Model Finish 
Time (HH:mm)

Model Time 
Period Length 

(min)

Time Segment 
Length (min)

Single Time 
Segment Only

Locked

2021 

Existing, 

AM

2021 

Existing
AM   FLAT 08:00 09:30 90 15    

Junction Name Junction Type Arm Order Grade Separated Large Roundabout Junction Delay (s) Junction LOS

1 (untitled) Roundabout 1,2,3     3.08 A

Driving Side Lighting

Left Normal/unknown

Arm Arm Name Description

1 1 Tai Mong Tsai Road (EB)  

2 2 Tai Mong Tsai Road (WB)  

3 3 Sai Sha Road (NB)  

Arm Minimum Capacity (PCU/hr) Maximum Capacity (PCU/hr)

1 0.00 99999.00

2 0.00 99999.00

3 0.00 99999.00

Arm
V - Approach road half-

width (m)
E - Entry width 

(m)
l' - Effective flare 

length (m)
R - Entry radius 

(m)
D - Inscribed circle 

diameter (m)
PHI - Conflict (entry) 

angle (deg)
Exit 
Only

1 3.00 8.00 20.00 25.00 40.00 18.00  

2 3.50 8.00 18.00 32.00 40.00 11.00  

3 3.50 8.50 20.00 17.00 40.00 20.00  

Arm Enter slope and intercept directly Entered slope Entered intercept (PCU/hr) Final Slope Final Intercept (PCU/hr)

1   (calculated) (calculated) 0.686 1840.686

2   (calculated) (calculated) 0.722 1971.198

3   (calculated) (calculated) 0.700 1951.757

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Traffic Flows 

Demand Set Data Options 

Entry Flows 

General Flows Data 

Direct/Resultant Flows 

Direct Flows Data 

Default 
Vehicle 

Mix

Vehicle 
Mix Varies 
Over Time

Vehicle 
Mix Varies 
Over Turn

Vehicle 
Mix Varies 
Over Entry

Vehicle Mix 
Source

PCU 
Factor 

for a HV 
(PCU)

Default 
Turning 

Proportions

Estimate 
from 

entry/exit 
counts

Turning 
Proportions 

Vary Over Time

Turning 
Proportions 

Vary Over Turn

Turning 
Proportions 

Vary Over Entry

    ü ü
HV 

Percentages
2.00       ü ü

Arm Profile Type Use Turning Counts Average Demand Flow (PCU/hr) Flow Scaling Factor (%)

1 FLAT ü 245.00 100.000

2 FLAT ü 610.00 100.000

3 FLAT ü 760.00 100.000

Time 
Segment

Arm
Direct Demand Entry Flow 

(PCU/hr)
DirectDemandEntryFlowInPCU 

(PCU/hr)
Direct Demand Exit Flow 

(PCU/hr)
Direct Demand Pedestrian Flow 

(Ped/hr)

08:00-08:15 1 245.00 245.00    

08:00-08:15 2 610.00 610.00    

08:00-08:15 3 760.00 760.00    

08:15-08:30 1 245.00 245.00    

08:15-08:30 2 610.00 610.00    

08:15-08:30 3 760.00 760.00    

08:30-08:45 1 245.00 245.00    

08:30-08:45 2 610.00 610.00    

08:30-08:45 3 760.00 760.00    

08:45-09:00 1 245.00 245.00    

08:45-09:00 2 610.00 610.00    

08:45-09:00 3 760.00 760.00    

09:00-09:15 1 245.00 245.00    

09:00-09:15 2 610.00 610.00    

09:00-09:15 3 760.00 760.00    

09:15-09:30 1 245.00 245.00    

09:15-09:30 2 610.00 610.00    

09:15-09:30 3 760.00 760.00    

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Turning Proportions 

Turning Counts / Proportions (PCU/hr) - Junction 1 (for whole period) 

Turning Proportions (PCU) - Junction 1 (for whole period) 

Vehicle Mix 

Average PCU Per Vehicle - Junction 1 (for whole period) 

Heavy Vehicle Percentages - Junction 1 (for whole period) 

Results 

Results Summary for whole modelled period 

 
 
 
 
 
 

  To

From

   1   2   3 

 1  0.000 175.000 70.000

 2  150.000 10.000 450.000

 3  145.000 610.000 5.000

  To

From

   1   2   3 

 1  0.00 0.71 0.29

 2  0.25 0.02 0.74

 3  0.19 0.80 0.01

  To

From

   1   2   3 

 1  1.000 1.000 1.000

 2  1.000 1.000 1.000

 3  1.000 1.000 1.000

  To

From

   1   2   3 

 1  0.0 0.0 0.0

 2  0.0 0.0 0.0

 3  0.0 0.0 0.0

Arm Max RFC Max Delay (s) Max Queue (PCU) Max LOS

1 0.17 3.08 0.21 A

2 0.32 2.75 0.47 A

3 0.41 3.33 0.70 A

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Main Results for each time segment 

Main results: (08:00-08:15) 

Main results: (08:15-08:30) 

Main results: (08:30-08:45) 

Main results: (08:45-09:00) 

Main results: (09:00-09:15) 

Main results: (09:15-09:30) 

Junction A - 2021 Existing, PM 

Data Errors and Warnings 
No errors or warnings 

Analysis Set Details 

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 245.00 244.16 622.71 0.00 1413.79 0.173 0.21 3.077 A

2 610.00 608.14 74.74 0.00 1917.27 0.318 0.46 2.746 A

3 760.00 757.20 159.51 0.00 1840.09 0.413 0.70 3.316 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 245.00 245.00 624.99 0.00 1412.22 0.173 0.21 3.083 A

2 610.00 610.00 75.00 0.00 1917.08 0.318 0.47 2.753 A

3 760.00 759.99 160.00 0.00 1839.75 0.413 0.70 3.333 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 245.00 245.00 625.00 0.00 1412.22 0.173 0.21 3.083 A

2 610.00 610.00 75.00 0.00 1917.08 0.318 0.47 2.753 A

3 760.00 760.00 160.00 0.00 1839.75 0.413 0.70 3.333 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 245.00 245.00 625.00 0.00 1412.22 0.173 0.21 3.083 A

2 610.00 610.00 75.00 0.00 1917.08 0.318 0.47 2.753 A

3 760.00 760.00 160.00 0.00 1839.75 0.413 0.70 3.333 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 245.00 245.00 625.00 0.00 1412.22 0.173 0.21 3.083 A

2 610.00 610.00 75.00 0.00 1917.08 0.318 0.47 2.753 A

3 760.00 760.00 160.00 0.00 1839.75 0.413 0.70 3.333 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 245.00 245.00 625.00 0.00 1412.22 0.173 0.21 3.083 A

2 610.00 610.00 75.00 0.00 1917.08 0.318 0.47 2.753 A

3 760.00 760.00 160.00 0.00 1839.75 0.413 0.70 3.333 A

Name Roundabout Capacity Model Description Locked Network Flow Scaling Factor (%) Reason For Scaling Factors

Junction A ARCADY     100.000  

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Demand Set Details 

Junction Network 

Junctions 

Junction Network Options 

Arms 

Arms 

Capacity Options 

Roundabout Geometry 

Slope / Intercept / Capacity 

Roundabout Slope and Intercept used in model 

The slope and intercept shown above include any corrections and adjustments. 

Name
Scenario 

Name

Time 
Period 
Name

Description
Traffic 
Profile 
Type

Model Start 
Time (HH:mm)

Model Finish 
Time (HH:mm)

Model Time 
Period Length 

(min)

Time Segment 
Length (min)

Single Time 
Segment Only

Locked

2021 

Existing, 

PM

2021 

Existing
PM   FLAT 08:00 09:30 90 15    

Junction Name Junction Type Arm Order Grade Separated Large Roundabout Junction Delay (s) Junction LOS

1 (untitled) Roundabout 1,2,3     3.11 A

Driving Side Lighting

Left Normal/unknown

Arm Arm Name Description

1 1 Tai Mong Tsai Road (EB)  

2 2 Tai Mong Tsai Road (WB)  

3 3 Sai Sha Road (NB)  

Arm Minimum Capacity (PCU/hr) Maximum Capacity (PCU/hr)

1 0.00 99999.00

2 0.00 99999.00

3 0.00 99999.00

Arm
V - Approach road half-

width (m)
E - Entry width 

(m)
l' - Effective flare 

length (m)
R - Entry radius 

(m)
D - Inscribed circle 

diameter (m)
PHI - Conflict (entry) 

angle (deg)
Exit 
Only

1 3.00 8.00 20.00 25.00 40.00 18.00  

2 3.50 8.00 18.00 32.00 40.00 11.00  

3 3.50 8.50 20.00 17.00 40.00 20.00  

Arm Enter slope and intercept directly Entered slope Entered intercept (PCU/hr) Final Slope Final Intercept (PCU/hr)

1   (calculated) (calculated) 0.686 1840.686

2   (calculated) (calculated) 0.722 1971.198

3   (calculated) (calculated) 0.700 1951.757

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Traffic Flows 

Demand Set Data Options 

Entry Flows 

General Flows Data 

Direct/Resultant Flows 

Direct Flows Data 

Default 
Vehicle 

Mix

Vehicle 
Mix Varies 
Over Time

Vehicle 
Mix Varies 
Over Turn

Vehicle 
Mix Varies 
Over Entry

Vehicle Mix 
Source

PCU 
Factor 

for a HV 
(PCU)

Default 
Turning 

Proportions

Estimate 
from 

entry/exit 
counts

Turning 
Proportions 

Vary Over Time

Turning 
Proportions 

Vary Over Turn

Turning 
Proportions 

Vary Over Entry

    ü ü
HV 

Percentages
2.00       ü ü

Arm Profile Type Use Turning Counts Average Demand Flow (PCU/hr) Flow Scaling Factor (%)

1 FLAT ü 300.00 100.000

2 FLAT ü 825.00 100.000

3 FLAT ü 560.00 100.000

Time 
Segment

Arm
Direct Demand Entry Flow 

(PCU/hr)
DirectDemandEntryFlowInPCU 

(PCU/hr)
Direct Demand Exit Flow 

(PCU/hr)
Direct Demand Pedestrian Flow 

(Ped/hr)

08:00-08:15 1 300.00 300.00    

08:00-08:15 2 825.00 825.00    

08:00-08:15 3 560.00 560.00    

08:15-08:30 1 300.00 300.00    

08:15-08:30 2 825.00 825.00    

08:15-08:30 3 560.00 560.00    

08:30-08:45 1 300.00 300.00    

08:30-08:45 2 825.00 825.00    

08:30-08:45 3 560.00 560.00    

08:45-09:00 1 300.00 300.00    

08:45-09:00 2 825.00 825.00    

08:45-09:00 3 560.00 560.00    

09:00-09:15 1 300.00 300.00    

09:00-09:15 2 825.00 825.00    

09:00-09:15 3 560.00 560.00    

09:15-09:30 1 300.00 300.00    

09:15-09:30 2 825.00 825.00    

09:15-09:30 3 560.00 560.00    

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Turning Proportions 

Turning Counts / Proportions (PCU/hr) - Junction 1 (for whole period) 

Turning Proportions (PCU) - Junction 1 (for whole period) 

Vehicle Mix 

Average PCU Per Vehicle - Junction 1 (for whole period) 

Heavy Vehicle Percentages - Junction 1 (for whole period) 

Results 

Results Summary for whole modelled period 

 
 
 
 
 
 

  To

From

   1   2   3 

 1  0.000 200.000 100.000

 2  165.000 5.000 655.000

 3  90.000 465.000 5.000

  To

From

   1   2   3 

 1  0.00 0.67 0.33

 2  0.20 0.01 0.79

 3  0.16 0.83 0.01

  To

From

   1   2   3 

 1  1.000 1.000 1.000

 2  1.000 1.000 1.000

 3  1.000 1.000 1.000

  To

From

   1   2   3 

 1  0.0 0.0 0.0

 2  0.0 0.0 0.0

 3  0.0 0.0 0.0

Arm Max RFC Max Delay (s) Max Queue (PCU) Max LOS

1 0.20 2.96 0.25 A

2 0.44 3.36 0.77 A

3 0.31 2.83 0.44 A

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Main Results for each time segment 

Main results: (08:00-08:15) 

Main results: (08:15-08:30) 

Main results: (08:30-08:45) 

Main results: (08:45-09:00) 

Main results: (09:00-09:15) 

Main results: (09:15-09:30) 

Junction A - 2030 Reference, AM 

Data Errors and Warnings 
No errors or warnings 

Analysis Set Details 

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 300.00 299.02 473.51 0.00 1516.07 0.198 0.25 2.955 A

2 825.00 821.94 104.66 0.00 1895.68 0.435 0.77 3.343 A

3 560.00 558.25 169.37 0.00 1833.19 0.305 0.44 2.820 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 300.00 300.00 475.00 0.00 1515.05 0.198 0.25 2.962 A

2 825.00 824.99 105.00 0.00 1895.44 0.435 0.77 3.362 A

3 560.00 560.00 170.00 0.00 1832.75 0.306 0.44 2.827 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 300.00 300.00 475.00 0.00 1515.05 0.198 0.25 2.962 A

2 825.00 825.00 105.00 0.00 1895.44 0.435 0.77 3.362 A

3 560.00 560.00 170.00 0.00 1832.75 0.306 0.44 2.827 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 300.00 300.00 475.00 0.00 1515.05 0.198 0.25 2.962 A

2 825.00 825.00 105.00 0.00 1895.44 0.435 0.77 3.362 A

3 560.00 560.00 170.00 0.00 1832.75 0.306 0.44 2.827 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 300.00 300.00 475.00 0.00 1515.05 0.198 0.25 2.962 A

2 825.00 825.00 105.00 0.00 1895.44 0.435 0.77 3.362 A

3 560.00 560.00 170.00 0.00 1832.75 0.306 0.44 2.827 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 300.00 300.00 475.00 0.00 1515.05 0.198 0.25 2.962 A

2 825.00 825.00 105.00 0.00 1895.44 0.435 0.77 3.362 A

3 560.00 560.00 170.00 0.00 1832.75 0.306 0.44 2.827 A

Name Roundabout Capacity Model Description Locked Network Flow Scaling Factor (%) Reason For Scaling Factors

Junction A ARCADY     100.000  

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Demand Set Details 

Junction Network 

Junctions 

Junction Network Options 

Arms 

Arms 

Capacity Options 

Roundabout Geometry 

Slope / Intercept / Capacity 

Roundabout Slope and Intercept used in model 

The slope and intercept shown above include any corrections and adjustments. 

Name
Scenario 

Name

Time 
Period 
Name

Description
Traffic 
Profile 
Type

Model Start 
Time (HH:mm)

Model Finish 
Time (HH:mm)

Model Time 
Period Length 

(min)

Time Segment 
Length (min)

Single Time 
Segment Only

Locked

2030 

Reference, 

AM

2030 

Reference
AM   FLAT 08:00 09:30 90 15    

Junction Name Junction Type Arm Order Grade Separated Large Roundabout Junction Delay (s) Junction LOS

1 (untitled) Roundabout 1,2,3     3.28 A

Driving Side Lighting

Left Normal/unknown

Arm Arm Name Description

1 1 Tai Mong Tsai Road (EB)  

2 2 Tai Mong Tsai Road (WB)  

3 3 Sai Sha Road (NB)  

Arm Minimum Capacity (PCU/hr) Maximum Capacity (PCU/hr)

1 0.00 99999.00

2 0.00 99999.00

3 0.00 99999.00

Arm
V - Approach road half-

width (m)
E - Entry width 

(m)
l' - Effective flare 

length (m)
R - Entry radius 

(m)
D - Inscribed circle 

diameter (m)
PHI - Conflict (entry) 

angle (deg)
Exit 
Only

1 3.00 8.00 20.00 25.00 40.00 18.00  

2 3.50 8.00 18.00 32.00 40.00 11.00  

3 3.50 8.50 20.00 17.00 40.00 20.00  

Arm Enter slope and intercept directly Entered slope Entered intercept (PCU/hr) Final Slope Final Intercept (PCU/hr)

1   (calculated) (calculated) 0.686 1840.686

2   (calculated) (calculated) 0.722 1971.198

3   (calculated) (calculated) 0.700 1951.757

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Traffic Flows 

Demand Set Data Options 

Entry Flows 

General Flows Data 

Direct/Resultant Flows 

Direct Flows Data 

Default 
Vehicle 

Mix

Vehicle 
Mix Varies 
Over Time

Vehicle 
Mix Varies 
Over Turn

Vehicle 
Mix Varies 
Over Entry

Vehicle Mix 
Source

PCU 
Factor 

for a HV 
(PCU)

Default 
Turning 

Proportions

Estimate 
from 

entry/exit 
counts

Turning 
Proportions 

Vary Over Time

Turning 
Proportions 

Vary Over Turn

Turning 
Proportions 

Vary Over Entry

    ü ü
HV 

Percentages
2.00       ü ü

Arm Profile Type Use Turning Counts Average Demand Flow (PCU/hr) Flow Scaling Factor (%)

1 FLAT ü 265.00 100.000

2 FLAT ü 665.00 100.000

3 FLAT ü 830.00 100.000

Time 
Segment

Arm
Direct Demand Entry Flow 

(PCU/hr)
DirectDemandEntryFlowInPCU 

(PCU/hr)
Direct Demand Exit Flow 

(PCU/hr)
Direct Demand Pedestrian Flow 

(Ped/hr)

08:00-08:15 1 265.00 265.00    

08:00-08:15 2 665.00 665.00    

08:00-08:15 3 830.00 830.00    

08:15-08:30 1 265.00 265.00    

08:15-08:30 2 665.00 665.00    

08:15-08:30 3 830.00 830.00    

08:30-08:45 1 265.00 265.00    

08:30-08:45 2 665.00 665.00    

08:30-08:45 3 830.00 830.00    

08:45-09:00 1 265.00 265.00    

08:45-09:00 2 665.00 665.00    

08:45-09:00 3 830.00 830.00    

09:00-09:15 1 265.00 265.00    

09:00-09:15 2 665.00 665.00    

09:00-09:15 3 830.00 830.00    

09:15-09:30 1 265.00 265.00    

09:15-09:30 2 665.00 665.00    

09:15-09:30 3 830.00 830.00    

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Turning Proportions 

Turning Counts / Proportions (PCU/hr) - Junction 1 (for whole period) 

Turning Proportions (PCU) - Junction 1 (for whole period) 

Vehicle Mix 

Average PCU Per Vehicle - Junction 1 (for whole period) 

Heavy Vehicle Percentages - Junction 1 (for whole period) 

Results 

Results Summary for whole modelled period 

 
 
 
 
 
 

  To

From

   1   2   3 

 1  0.000 190.000 75.000

 2  165.000 10.000 490.000

 3  160.000 665.000 5.000

  To

From

   1   2   3 

 1  0.00 0.72 0.28

 2  0.25 0.02 0.74

 3  0.19 0.80 0.01

  To

From

   1   2   3 

 1  1.000 1.000 1.000

 2  1.000 1.000 1.000

 3  1.000 1.000 1.000

  To

From

   1   2   3 

 1  0.0 0.0 0.0

 2  0.0 0.0 0.0

 3  0.0 0.0 0.0

Arm Max RFC Max Delay (s) Max Queue (PCU) Max LOS

1 0.19 3.24 0.24 A

2 0.35 2.88 0.53 A

3 0.45 3.60 0.83 A

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Main Results for each time segment 

Main results: (08:00-08:15) 

Main results: (08:15-08:30) 

Main results: (08:30-08:45) 

Main results: (08:45-09:00) 

Main results: (09:00-09:15) 

Main results: (09:15-09:30) 

Junction A - 2030 Reference, PM 

Data Errors and Warnings 
No errors or warnings 

Analysis Set Details 

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 265.00 264.05 677.31 0.00 1376.36 0.193 0.24 3.233 A

2 665.00 662.88 79.71 0.00 1913.68 0.348 0.53 2.873 A

3 830.00 826.70 174.44 0.00 1829.64 0.454 0.82 3.577 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 265.00 265.00 679.99 0.00 1374.52 0.193 0.24 3.243 A

2 665.00 664.99 80.00 0.00 1913.48 0.348 0.53 2.882 A

3 830.00 829.99 175.00 0.00 1829.25 0.454 0.83 3.601 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 265.00 265.00 680.00 0.00 1374.51 0.193 0.24 3.243 A

2 665.00 665.00 80.00 0.00 1913.48 0.348 0.53 2.882 A

3 830.00 830.00 175.00 0.00 1829.25 0.454 0.83 3.601 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 265.00 265.00 680.00 0.00 1374.51 0.193 0.24 3.243 A

2 665.00 665.00 80.00 0.00 1913.48 0.348 0.53 2.882 A

3 830.00 830.00 175.00 0.00 1829.25 0.454 0.83 3.601 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 265.00 265.00 680.00 0.00 1374.51 0.193 0.24 3.243 A

2 665.00 665.00 80.00 0.00 1913.48 0.348 0.53 2.882 A

3 830.00 830.00 175.00 0.00 1829.25 0.454 0.83 3.601 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 265.00 265.00 680.00 0.00 1374.51 0.193 0.24 3.243 A

2 665.00 665.00 80.00 0.00 1913.48 0.348 0.53 2.882 A

3 830.00 830.00 175.00 0.00 1829.25 0.454 0.83 3.601 A

Name Roundabout Capacity Model Description Locked Network Flow Scaling Factor (%) Reason For Scaling Factors

Junction A ARCADY     100.000  

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Demand Set Details 

Junction Network 

Junctions 

Junction Network Options 

Arms 

Arms 

Capacity Options 

Roundabout Geometry 

Slope / Intercept / Capacity 

Roundabout Slope and Intercept used in model 

The slope and intercept shown above include any corrections and adjustments. 

Name
Scenario 

Name

Time 
Period 
Name

Description
Traffic 
Profile 
Type

Model Start 
Time (HH:mm)

Model Finish 
Time (HH:mm)

Model Time 
Period Length 

(min)

Time Segment 
Length (min)

Single Time 
Segment Only

Locked

2030 

Reference, 

PM

2030 

Reference
PM   FLAT 08:00 09:30 90 15    

Junction Name Junction Type Arm Order Grade Separated Large Roundabout Junction Delay (s) Junction LOS

1 (untitled) Roundabout 1,2,3     3.33 A

Driving Side Lighting

Left Normal/unknown

Arm Arm Name Description

1 1 Tai Mong Tsai Road (EB)  

2 2 Tai Mong Tsai Road (WB)  

3 3 Sai Sha Road (NB)  

Arm Minimum Capacity (PCU/hr) Maximum Capacity (PCU/hr)

1 0.00 99999.00

2 0.00 99999.00

3 0.00 99999.00

Arm
V - Approach road half-

width (m)
E - Entry width 

(m)
l' - Effective flare 

length (m)
R - Entry radius 

(m)
D - Inscribed circle 

diameter (m)
PHI - Conflict (entry) 

angle (deg)
Exit 
Only

1 3.00 8.00 20.00 25.00 40.00 18.00  

2 3.50 8.00 18.00 32.00 40.00 11.00  

3 3.50 8.50 20.00 17.00 40.00 20.00  

Arm Enter slope and intercept directly Entered slope Entered intercept (PCU/hr) Final Slope Final Intercept (PCU/hr)

1   (calculated) (calculated) 0.686 1840.686

2   (calculated) (calculated) 0.722 1971.198

3   (calculated) (calculated) 0.700 1951.757

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Traffic Flows 

Demand Set Data Options 

Entry Flows 

General Flows Data 

Direct/Resultant Flows 

Direct Flows Data 

Default 
Vehicle 

Mix

Vehicle 
Mix Varies 
Over Time

Vehicle 
Mix Varies 
Over Turn

Vehicle 
Mix Varies 
Over Entry

Vehicle Mix 
Source

PCU 
Factor 

for a HV 
(PCU)

Default 
Turning 

Proportions

Estimate 
from 

entry/exit 
counts

Turning 
Proportions 

Vary Over Time

Turning 
Proportions 

Vary Over Turn

Turning 
Proportions 

Vary Over Entry

    ü ü
HV 

Percentages
2.00       ü ü

Arm Profile Type Use Turning Counts Average Demand Flow (PCU/hr) Flow Scaling Factor (%)

1 FLAT ü 330.00 100.000

2 FLAT ü 900.00 100.000

3 FLAT ü 615.00 100.000

Time 
Segment

Arm
Direct Demand Entry Flow 

(PCU/hr)
DirectDemandEntryFlowInPCU 

(PCU/hr)
Direct Demand Exit Flow 

(PCU/hr)
Direct Demand Pedestrian Flow 

(Ped/hr)

08:00-08:15 1 330.00 330.00    

08:00-08:15 2 900.00 900.00    

08:00-08:15 3 615.00 615.00    

08:15-08:30 1 330.00 330.00    

08:15-08:30 2 900.00 900.00    

08:15-08:30 3 615.00 615.00    

08:30-08:45 1 330.00 330.00    

08:30-08:45 2 900.00 900.00    

08:30-08:45 3 615.00 615.00    

08:45-09:00 1 330.00 330.00    

08:45-09:00 2 900.00 900.00    

08:45-09:00 3 615.00 615.00    

09:00-09:15 1 330.00 330.00    

09:00-09:15 2 900.00 900.00    

09:00-09:15 3 615.00 615.00    

09:15-09:30 1 330.00 330.00    

09:15-09:30 2 900.00 900.00    

09:15-09:30 3 615.00 615.00    

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Turning Proportions 

Turning Counts / Proportions (PCU/hr) - Junction 1 (for whole period) 

Turning Proportions (PCU) - Junction 1 (for whole period) 

Vehicle Mix 

Average PCU Per Vehicle - Junction 1 (for whole period) 

Heavy Vehicle Percentages - Junction 1 (for whole period) 

Results 

Results Summary for whole modelled period 

 
 
 
 
 
 

  To

From

   1   2   3 

 1  0.000 220.000 110.000

 2  180.000 5.000 715.000

 3  100.000 510.000 5.000

  To

From

   1   2   3 

 1  0.00 0.67 0.33

 2  0.20 0.01 0.79

 3  0.16 0.83 0.01

  To

From

   1   2   3 

 1  1.000 1.000 1.000

 2  1.000 1.000 1.000

 3  1.000 1.000 1.000

  To

From

   1   2   3 

 1  0.0 0.0 0.0

 2  0.0 0.0 0.0

 3  0.0 0.0 0.0

Arm Max RFC Max Delay (s) Max Queue (PCU) Max LOS

1 0.22 3.12 0.29 A

2 0.48 3.64 0.91 A

3 0.34 2.98 0.51 A

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Main Results for each time segment 

Main results: (08:00-08:15) 

Main results: (08:15-08:30) 

Main results: (08:30-08:45) 

Main results: (08:45-09:00) 

Main results: (09:00-09:15) 

Main results: (09:15-09:30) 

Junction A - 2030 Design, AM 

Data Errors and Warnings 
No errors or warnings 

Analysis Set Details 

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 330.00 328.86 518.28 0.00 1485.38 0.222 0.28 3.110 A

2 900.00 896.39 114.60 0.00 1888.51 0.477 0.90 3.615 A

3 615.00 612.97 184.26 0.00 1822.77 0.337 0.51 2.970 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 330.00 330.00 520.00 0.00 1484.20 0.222 0.29 3.118 A

2 900.00 899.99 115.00 0.00 1888.22 0.477 0.91 3.641 A

3 615.00 614.99 185.00 0.00 1822.25 0.338 0.51 2.981 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 330.00 330.00 520.00 0.00 1484.20 0.222 0.29 3.118 A

2 900.00 900.00 115.00 0.00 1888.22 0.477 0.91 3.641 A

3 615.00 615.00 185.00 0.00 1822.25 0.338 0.51 2.981 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 330.00 330.00 520.00 0.00 1484.20 0.222 0.29 3.118 A

2 900.00 900.00 115.00 0.00 1888.22 0.477 0.91 3.641 A

3 615.00 615.00 185.00 0.00 1822.25 0.338 0.51 2.981 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 330.00 330.00 520.00 0.00 1484.20 0.222 0.29 3.118 A

2 900.00 900.00 115.00 0.00 1888.22 0.477 0.91 3.641 A

3 615.00 615.00 185.00 0.00 1822.25 0.338 0.51 2.981 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 330.00 330.00 520.00 0.00 1484.20 0.222 0.29 3.118 A

2 900.00 900.00 115.00 0.00 1888.22 0.477 0.91 3.641 A

3 615.00 615.00 185.00 0.00 1822.25 0.338 0.51 2.981 A

Name Roundabout Capacity Model Description Locked Network Flow Scaling Factor (%) Reason For Scaling Factors

Junction A ARCADY     100.000  

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Demand Set Details 

Junction Network 

Junctions 

Junction Network Options 

Arms 

Arms 

Capacity Options 

Roundabout Geometry 

Slope / Intercept / Capacity 

Roundabout Slope and Intercept used in model 

The slope and intercept shown above include any corrections and adjustments. 

Name
Scenario 

Name

Time 
Period 
Name

Description
Traffic 
Profile 
Type

Model Start 
Time (HH:mm)

Model Finish 
Time (HH:mm)

Model Time 
Period Length 

(min)

Time Segment 
Length (min)

Single Time 
Segment Only

Locked

2030 

Design, 

AM

2030 

Design
AM   FLAT 08:00 09:30 90 15    

Junction Name Junction Type Arm Order Grade Separated Large Roundabout Junction Delay (s) Junction LOS

1 (untitled) Roundabout 1,2,3     3.29 A

Driving Side Lighting

Left Normal/unknown

Arm Arm Name Description

1 1 Tai Mong Tsai Road (EB)  

2 2 Tai Mong Tsai Road (WB)  

3 3 Sai Sha Road (NB)  

Arm Minimum Capacity (PCU/hr) Maximum Capacity (PCU/hr)

1 0.00 99999.00

2 0.00 99999.00

3 0.00 99999.00

Arm
V - Approach road half-

width (m)
E - Entry width 

(m)
l' - Effective flare 

length (m)
R - Entry radius 

(m)
D - Inscribed circle 

diameter (m)
PHI - Conflict (entry) 

angle (deg)
Exit 
Only

1 3.00 8.00 20.00 25.00 40.00 18.00  

2 3.50 8.00 18.00 32.00 40.00 11.00  

3 3.50 8.50 20.00 17.00 40.00 20.00  

Arm Enter slope and intercept directly Entered slope Entered intercept (PCU/hr) Final Slope Final Intercept (PCU/hr)

1   (calculated) (calculated) 0.686 1840.686

2   (calculated) (calculated) 0.722 1971.198

3   (calculated) (calculated) 0.700 1951.757

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Traffic Flows 

Demand Set Data Options 

Entry Flows 

General Flows Data 

Direct/Resultant Flows 

Direct Flows Data 

Default 
Vehicle 

Mix

Vehicle 
Mix Varies 
Over Time

Vehicle 
Mix Varies 
Over Turn

Vehicle 
Mix Varies 
Over Entry

Vehicle Mix 
Source

PCU 
Factor 

for a HV 
(PCU)

Default 
Turning 

Proportions

Estimate 
from 

entry/exit 
counts

Turning 
Proportions 

Vary Over Time

Turning 
Proportions 

Vary Over Turn

Turning 
Proportions 

Vary Over Entry

    ü ü
HV 

Percentages
2.00       ü ü

Arm Profile Type Use Turning Counts Average Demand Flow (PCU/hr) Flow Scaling Factor (%)

1 FLAT ü 270.00 100.000

2 FLAT ü 670.00 100.000

3 FLAT ü 830.00 100.000

Time 
Segment

Arm
Direct Demand Entry Flow 

(PCU/hr)
DirectDemandEntryFlowInPCU 

(PCU/hr)
Direct Demand Exit Flow 

(PCU/hr)
Direct Demand Pedestrian Flow 

(Ped/hr)

08:00-08:15 1 270.00 270.00    

08:00-08:15 2 670.00 670.00    

08:00-08:15 3 830.00 830.00    

08:15-08:30 1 270.00 270.00    

08:15-08:30 2 670.00 670.00    

08:15-08:30 3 830.00 830.00    

08:30-08:45 1 270.00 270.00    

08:30-08:45 2 670.00 670.00    

08:30-08:45 3 830.00 830.00    

08:45-09:00 1 270.00 270.00    

08:45-09:00 2 670.00 670.00    

08:45-09:00 3 830.00 830.00    

09:00-09:15 1 270.00 270.00    

09:00-09:15 2 670.00 670.00    

09:00-09:15 3 830.00 830.00    

09:15-09:30 1 270.00 270.00    

09:15-09:30 2 670.00 670.00    

09:15-09:30 3 830.00 830.00    

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Turning Proportions 

Turning Counts / Proportions (PCU/hr) - Junction 1 (for whole period) 

Turning Proportions (PCU) - Junction 1 (for whole period) 

Vehicle Mix 

Average PCU Per Vehicle - Junction 1 (for whole period) 

Heavy Vehicle Percentages - Junction 1 (for whole period) 

Results 

Results Summary for whole modelled period 

 
 
 
 
 
 

  To

From

   1   2   3 

 1  0.000 195.000 75.000

 2  170.000 10.000 490.000

 3  160.000 665.000 5.000

  To

From

   1   2   3 

 1  0.00 0.72 0.28

 2  0.25 0.01 0.73

 3  0.19 0.80 0.01

  To

From

   1   2   3 

 1  1.000 1.000 1.000

 2  1.000 1.000 1.000

 3  1.000 1.000 1.000

  To

From

   1   2   3 

 1  0.0 0.0 0.0

 2  0.0 0.0 0.0

 3  0.0 0.0 0.0

Arm Max RFC Max Delay (s) Max Queue (PCU) Max LOS

1 0.20 3.26 0.24 A

2 0.35 2.89 0.54 A

3 0.45 3.61 0.83 A

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Main Results for each time segment 

Main results: (08:00-08:15) 

Main results: (08:15-08:30) 

Main results: (08:30-08:45) 

Main results: (08:45-09:00) 

Main results: (09:00-09:15) 

Main results: (09:15-09:30) 

Junction A - 2030 Design, PM 

Data Errors and Warnings 
No errors or warnings 

Analysis Set Details 

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 270.00 269.03 677.30 0.00 1376.36 0.196 0.24 3.248 A

2 670.00 667.86 79.71 0.00 1913.68 0.350 0.54 2.884 A

3 830.00 826.69 179.42 0.00 1826.15 0.455 0.83 3.590 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 270.00 270.00 679.99 0.00 1374.52 0.196 0.24 3.258 A

2 670.00 669.99 80.00 0.00 1913.48 0.350 0.54 2.894 A

3 830.00 829.99 180.00 0.00 1825.75 0.455 0.83 3.614 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 270.00 270.00 680.00 0.00 1374.51 0.196 0.24 3.258 A

2 670.00 670.00 80.00 0.00 1913.48 0.350 0.54 2.894 A

3 830.00 830.00 180.00 0.00 1825.75 0.455 0.83 3.614 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 270.00 270.00 680.00 0.00 1374.51 0.196 0.24 3.258 A

2 670.00 670.00 80.00 0.00 1913.48 0.350 0.54 2.894 A

3 830.00 830.00 180.00 0.00 1825.75 0.455 0.83 3.614 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 270.00 270.00 680.00 0.00 1374.51 0.196 0.24 3.258 A

2 670.00 670.00 80.00 0.00 1913.48 0.350 0.54 2.894 A

3 830.00 830.00 180.00 0.00 1825.75 0.455 0.83 3.614 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 270.00 270.00 680.00 0.00 1374.51 0.196 0.24 3.258 A

2 670.00 670.00 80.00 0.00 1913.48 0.350 0.54 2.894 A

3 830.00 830.00 180.00 0.00 1825.75 0.455 0.83 3.614 A

Name Roundabout Capacity Model Description Locked Network Flow Scaling Factor (%) Reason For Scaling Factors

Junction A ARCADY     100.000  

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Demand Set Details 

Junction Network 

Junctions 

Junction Network Options 

Arms 

Arms 

Capacity Options 

Roundabout Geometry 

Slope / Intercept / Capacity 

Roundabout Slope and Intercept used in model 

The slope and intercept shown above include any corrections and adjustments. 

Name
Scenario 

Name

Time 
Period 
Name

Description
Traffic 
Profile 
Type

Model Start 
Time (HH:mm)

Model Finish 
Time (HH:mm)

Model Time 
Period Length 

(min)

Time Segment 
Length (min)

Single Time 
Segment Only

Locked

2030 

Design, 

PM

2030 

Design
PM   FLAT 08:00 09:30 90 15    

Junction Name Junction Type Arm Order Grade Separated Large Roundabout Junction Delay (s) Junction LOS

1 (untitled) Roundabout 1,2,3     3.34 A

Driving Side Lighting

Left Normal/unknown

Arm Arm Name Description

1 1 Tai Mong Tsai Road (EB)  

2 2 Tai Mong Tsai Road (WB)  

3 3 Sai Sha Road (NB)  

Arm Minimum Capacity (PCU/hr) Maximum Capacity (PCU/hr)

1 0.00 99999.00

2 0.00 99999.00

3 0.00 99999.00

Arm
V - Approach road half-

width (m)
E - Entry width 

(m)
l' - Effective flare 

length (m)
R - Entry radius 

(m)
D - Inscribed circle 

diameter (m)
PHI - Conflict (entry) 

angle (deg)
Exit 
Only

1 3.00 8.00 20.00 25.00 40.00 18.00  

2 3.50 8.00 18.00 32.00 40.00 11.00  

3 3.50 8.50 20.00 17.00 40.00 20.00  

Arm Enter slope and intercept directly Entered slope Entered intercept (PCU/hr) Final Slope Final Intercept (PCU/hr)

1   (calculated) (calculated) 0.686 1840.686

2   (calculated) (calculated) 0.722 1971.198

3   (calculated) (calculated) 0.700 1951.757

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Traffic Flows 

Demand Set Data Options 

Entry Flows 

General Flows Data 

Direct/Resultant Flows 

Direct Flows Data 

Default 
Vehicle 

Mix

Vehicle 
Mix Varies 
Over Time

Vehicle 
Mix Varies 
Over Turn

Vehicle 
Mix Varies 
Over Entry

Vehicle Mix 
Source

PCU 
Factor 

for a HV 
(PCU)

Default 
Turning 

Proportions

Estimate 
from 

entry/exit 
counts

Turning 
Proportions 

Vary Over Time

Turning 
Proportions 

Vary Over Turn

Turning 
Proportions 

Vary Over Entry

    ü ü
HV 

Percentages
2.00       ü ü

Arm Profile Type Use Turning Counts Average Demand Flow (PCU/hr) Flow Scaling Factor (%)

1 FLAT ü 335.00 100.000

2 FLAT ü 905.00 100.000

3 FLAT ü 615.00 100.000

Time 
Segment

Arm
Direct Demand Entry Flow 

(PCU/hr)
DirectDemandEntryFlowInPCU 

(PCU/hr)
Direct Demand Exit Flow 

(PCU/hr)
Direct Demand Pedestrian Flow 

(Ped/hr)

08:00-08:15 1 335.00 335.00    

08:00-08:15 2 905.00 905.00    

08:00-08:15 3 615.00 615.00    

08:15-08:30 1 335.00 335.00    

08:15-08:30 2 905.00 905.00    

08:15-08:30 3 615.00 615.00    

08:30-08:45 1 335.00 335.00    

08:30-08:45 2 905.00 905.00    

08:30-08:45 3 615.00 615.00    

08:45-09:00 1 335.00 335.00    

08:45-09:00 2 905.00 905.00    

08:45-09:00 3 615.00 615.00    

09:00-09:15 1 335.00 335.00    

09:00-09:15 2 905.00 905.00    

09:00-09:15 3 615.00 615.00    

09:15-09:30 1 335.00 335.00    

09:15-09:30 2 905.00 905.00    

09:15-09:30 3 615.00 615.00    

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Turning Proportions 

Turning Counts / Proportions (PCU/hr) - Junction 1 (for whole period) 

Turning Proportions (PCU) - Junction 1 (for whole period) 

Vehicle Mix 

Average PCU Per Vehicle - Junction 1 (for whole period) 

Heavy Vehicle Percentages - Junction 1 (for whole period) 

Results 

Results Summary for whole modelled period 

 
 
 
 
 
 

  To

From

   1   2   3 

 1  0.000 225.000 110.000

 2  185.000 5.000 715.000

 3  100.000 510.000 5.000

  To

From

   1   2   3 

 1  0.00 0.67 0.33

 2  0.20 0.01 0.79

 3  0.16 0.83 0.01

  To

From

   1   2   3 

 1  1.000 1.000 1.000

 2  1.000 1.000 1.000

 3  1.000 1.000 1.000

  To

From

   1   2   3 

 1  0.0 0.0 0.0

 2  0.0 0.0 0.0

 3  0.0 0.0 0.0

Arm Max RFC Max Delay (s) Max Queue (PCU) Max LOS

1 0.23 3.13 0.29 A

2 0.48 3.66 0.92 A

3 0.34 2.99 0.51 A

Generated on 3/1/2022 15:52:13 using Junctions 8 (8.0.5.523)
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Main Results for each time segment 

Main results: (08:00-08:15) 

Main results: (08:15-08:30) 

Main results: (08:30-08:45) 

Main results: (08:45-09:00) 

Main results: (09:00-09:15) 

Main results: (09:15-09:30) 

 
 

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 335.00 333.84 518.28 0.00 1485.38 0.226 0.29 3.123 A

2 905.00 901.35 114.60 0.00 1888.51 0.479 0.91 3.633 A

3 615.00 612.97 189.23 0.00 1819.28 0.338 0.51 2.979 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 335.00 335.00 520.00 0.00 1484.20 0.226 0.29 3.131 A

2 905.00 904.99 115.00 0.00 1888.22 0.479 0.92 3.660 A

3 615.00 614.99 190.00 0.00 1818.75 0.338 0.51 2.989 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 335.00 335.00 520.00 0.00 1484.20 0.226 0.29 3.131 A

2 905.00 905.00 115.00 0.00 1888.22 0.479 0.92 3.660 A

3 615.00 615.00 190.00 0.00 1818.75 0.338 0.51 2.989 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 335.00 335.00 520.00 0.00 1484.20 0.226 0.29 3.131 A

2 905.00 905.00 115.00 0.00 1888.22 0.479 0.92 3.660 A

3 615.00 615.00 190.00 0.00 1818.75 0.338 0.51 2.990 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 335.00 335.00 520.00 0.00 1484.20 0.226 0.29 3.131 A

2 905.00 905.00 115.00 0.00 1888.22 0.479 0.92 3.660 A

3 615.00 615.00 190.00 0.00 1818.75 0.338 0.51 2.990 A

Arm
Total Demand 

(PCU/hr)
Entry Flow 
(PCU/hr)

Circulating Flow 
(PCU/hr)

Pedestrian Demand 
(Ped/hr)

Capacity 
(PCU/hr)

RFC
End Queue 

(PCU)
Delay 

(s)
LOS

1 335.00 335.00 520.00 0.00 1484.20 0.226 0.29 3.131 A

2 905.00 905.00 115.00 0.00 1888.22 0.479 0.92 3.660 A

3 615.00 615.00 190.00 0.00 1818.75 0.338 0.51 2.990 A
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Chapter 1 – Introduction

 

1.1 This Visual Impact Assessment (hereinafter referred to as “VIA”) is prepared on behalf 
of the Golden Kingdom Investment Limited (hereinafter referred to as “Applicant”), in 
support of this Section 16 Planning Application for a proposed Social Welfare Facility 
(Residential Care Home for the Elderly) (RCHE) (“proposed development”). 

 
1.2 With regard to the Application Site namely, Lot Nos. 385 S.B RP, 385 S.B ss.1, 385 S.B 

ss.2, 385 S.C RP, 385 S.C ss.1, 385 S.D, 385 S.E, 385 S.F, 385 RP and adjoining 
Government Land in D.D 257, the Site falls into “Village Type Development” (“V”) zone 
on the Approved Tai Mong Tsai and Tsam Chuk Wan Outline Zoning Plan No. S/SK-
TMT/4 (“the OZP”). (Please refer to Figure 1 – Location Plan) 

 
1.3 Since “Social Welfare Facility” is in Column 2 use under the Notes of the OZP which 

may be permitted with or without conditions on application to the Town Planning Board 
(TPB), an application under section 16 of the Town Planning Ordinance (“TPO”) is 
required to seek permission from the TPB. 

 
1.4 Despite there is no development restriction on height, plat ratio and site coverage ratio 

on the proposed RCHE, this proposed development involves an increase in 
development scale and intensity with a GFA of about 3,000m2 and a building height of 
about 23.6m which has exceeded the development restrictions of other development 
under the “V” zone, a VIA is thus required to appraise the potential visual impact of the 
proposed development to the surrounding areas. This VIA is prepared in due 
compliance with the Town Planning Board Guidelines No.41 on Submission of Visual 
Impact Assessment for Planning Applications to the Town Planning Board (“TPG PG-
NO.41”). 

 
1.5 The outline of this VIA is set out as below: 
 

Section 2: illustrates the proposed development; 

Section 3: describes the visual context of the Application Site and its 
surrounding area; 

Section 4: defines the Assessment Area; 

Section 5: identifies relevant types of receivers and viewpoints; 

Section 6: conducts an analysis on the visual impacts with mitigation 
measures as necessary; and 

Section 7: concludes the VIA. 
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Chapter 2 – The Proposed Development and Site Context
 

 
2.1 The Site is zoned as “V” in the Approved Tai Mong Tsai and Tsam Chuk Wan Outline 

Zoning Plan No. S/SK-TMT/4 with no development restriction on the proposed Social 
Welfare Facility (Residential Care Home for the Elderly). The current planning 
application involves a development of one block of 6-storey tall RCHE development with 
about 110 beds.  

 
2.2 The Application Site is current vacated with no tree and surrounded mainly by low-rise 

developments in the vicinity. The Site is located at the north of the Tsam Chuk Wan and 
abuts Tai Mong Tsai Road. Heavy and dense vegetations are observed on the southern 
side of Tai Mong Tsai Road.  

 
2.3 Subject to the detailed land surveying, the mean street level of the Site is about 

+9.5mPD. The BH of the proposed development will be not more than 31mPD at main 
roof (or not exceeding 23.6m for the absolute building height). (Please refer to Figure 3 
– Section of the Development Scheme for the Application Site) 

 
2.4 Particulars of the S16 planning application development can be referred to the Planning 

Statement. Summary of the major development parameters of the subject application 
are abstracted as below: - 
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TABLE 1 – Key Development Parameters for the Proposed S16 Development 

Major Development Parameters Proposed Scheme 

Site Area (about) 
499.2 sqm. (private land) + 249.0 sqm. (Government land) 
= 748.2 sqm 

Plot Ratio (PR) (about) 4.01  

Site Coverage (about) Not more than 80% 

Total Gross Floor Area (GFA) 
(about) 

Not exceeding 3,000 sqm. 
 

Building Height  

Not more than 31 mPD (or not exceeding 23.6m for the 
absolute building height) [1] 

 
(NB: The Mean Street Level on which the RCHE sits is +9.5mPD) 

No. of Storeys Not exceeding 6 

Total No. of beds About 110 beds (100 to 125 beds) 

Provision of parking facilities 
 
Private car parking spaces 
 
Light Bus L/UL 
 

 
 
2 (including 1 disabled car parking space) 
 
1  
 

Proposed Floor use 
 

G/F: Laundry Room, Lift Lobby, Parking Spaces, E&M, 
Conference Room, General Storage, Clean Utility Room 
 
1/F: Rehabilitation Area, End of Life Care Room, Small Group 
Activity Room, Store, Cleaner’s Room, Interview Room, Dining 
Area & Multi-purpose Room, Kitchen 
 
2/F: dormitory rooms, Sick/ Isolation/ Quiet Room, Common 
Area, Soiled Utility Room, Pantry, Nurse Station, Cleaner’s 
Room, Staff Dorms & Rest Room, Officers 
 
3/F to 5/F: dormitory rooms, Sick/ Isolation/ Quiet Room, 
Common Area, Soiled Utility Room, Pantry, Nurse Station, 
Cleaner’s Room, Bathroom/Shower Room 
 
R/F: Ancillary E&M and Water Tank 

Note: 

[1] Please be invited to note that the building height restriction of no more than 24m above the ground 

level as stipulated in Cap. 459A is fully complied with in the proposed development. The absolute 

building height of not exceeding 23.6m is measured from Tai Mong Tsai Road as the abutting road at 

+7.4mPD in compliance with the prevailing building control practice. The actual building height as 

measured from the mean ground level where the proposed building sits on at +9.5mPD is only 21.5m. 
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Chapter 3 – Visual Context of the Site and Its Surrounding Area 
 

 
 
3.1 The Site, with a total site area of about 748.2 square metres is located to the northeast 

of the Sai Kung Town Centre and the north of the Tsam Chuk Wan. The Site is currently 
vacated and surrounded mainly by low-rise developments as Surf Villa and Chop Shing 
Yuen (Figure 1).  

 
3.2  In particular, there are some Small House developments on the northern side of the Site 

with a gradient height difference in between.  These residential developments lie within 
the same “V” zone under the OZP subject to a maximum of 3-storey BH restriction 
(Figure 2). This area is primarily zoned “V” intended for development of Small Houses. 

 
3.3  Land on the immediate south side of the Site is zoned as “Coastal Protection Area” 

(“CPA”) and is intended to conserve, protect and retain the natural coastlines and the 
sensitive coastal natural environment. As a matter of fact, dense vegetations and mature 
tree groups are found with no/less built development.  

 
3.4  Gazing back to the northeast of the Sai Kung Town Centre, there are low-rise residential 

development (i.e., Clover Lodge) lies within another “V” zone to the further east, which 
is also subject to a maximum of 3-storey BH restriction under the OZP (Figure 2). 

 

 

Chapter 4 – Assessment Area
 

 
4.1 An Assessment Area, or visual envelope, is identified in due accordance with TPG PG-

NO.41 to cover the area of visual influence within which the proposed development is 
pronouncedly visible or likely to be pronouncedly visible from key sensitive viewers. 
Apparent visual corridors with key sensitive viewers are found limited within the visual 
envelope, since (1) the Site is surrounded by limited low-rise residential developments 
with a maximum of 3-storey BH restriction, and (2) the Site is in close proximity to mature 
tree groups. 

 
4.2 The general guideline for settling out the size of the Assessment Area is stated in TPB 

PG-No. 41. The visual envelope for the proposed development is determined by the 
size of the proposed development, the distance of the development and its potential 
visibility from the selected viewing points, and the actual site and surrounding 
topographical conditions by ground inspection. As the BH for the proposed 6-storey tall 
RCHE building is about 23.6m at roof level, it results in a minimum radius of 
approximately 70.8m (i.e., 23.6 x 3) from the closest point of the proposed development. 
The extent of the visual envelope is indicated in Figure 2. 
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Chapter 5 – Viewpoint Identification

 

5.1 With a good view to protect public views and appraise the visual impacts of the proposed 
development, the visual envelope consists of viewing points (“VPs”) where sensitive 
receivers (“SR”) have the most affected views. With a good view to achieve a 
comprehensive visual appraisal, viewpoints of long range, medium range and close-
range views of public interest are adopted for further assessment. 

 
5.2 Four viewing points are identified to assess the visual changes to be caused by the 

proposed development with reference to the respective sensitive receivers and their 
visual sensitivity (“VS”) (Please refer to Figure 2). Two out of the four VPs are situated 
beyond the set visual envelope with the purpose to ensure the appraisal to include more 
views of the public interest. Their characteristics are summarized in the table below. 

 
 

Revised Table 2 – Assessment of the Selected Viewing Points 

Viewing Points (VP) 
Height 
in mPD 
(about) 

Nature of 
Viewing 
Points 

Sensitive 
Receivers 

Range 
Visual 
Sensitivity 

VP1 

View looking westward 
from the low-rise 
residential 
developments along 
Tai Mong Tsai Road 

+9.5 Kinetic 
Pedestrians, bikers 
and drivers on Tai 
Mong Tsai Road 

Close 
Moderately 
Adverse 

VP2 

View looking north-
eastward from the bus 
stop along Tai Mong 
Tsai Road 

+6.3 Kinetic 

Pedestrians, bikers 
and drivers on Tai 
Mong Tsai Road; 
Bus passengers 

Close 
Moderately 
Adverse 

VP3 

View looking south-
eastward from the low-
rise residential 
developments on the 
north-western side of 
the Site 

+22.7 Static 

Residents of the 
low-rise residential 
developments on 
the north-western 
side of the Site 

Medium 
Slightly 
Adverse 

VP4 

View looking north-
eastward from the low-
rise residential 
developments along 
Tai Mong Tsai Road 

+5.3 Kinetic 

Pedestrians, bikers 
and drivers on Tai 
Mong Tsai Road; 
Residents of the 
residential 
developments on 
the north-eastern 
side of the Site 

Long 
Slightly 
Adverse 
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Chapter 6 – Visual Assessment 
 

 
 
6.1 Proposed Scheme 
 
6.1.1 With the purpose to evaluate the visual influence to be brought by the proposed RCHE 

building, this visual assessment illustrates the level of influence with reference to the 
four appraisal aspects (e.g., Visual Composition, Visual Obstruction etc.) and overall 
visual impact evaluation instructions as indicated in TPG PG-NO.41.  

 
6.1.2 It is assumed that the mean street level for the Application Site is about +9.5mPD. The 

proposed scheme comprises of one block of a 6-storey tall RCHE development with 
about 110 beds. The BH of the proposed development is not more than 31mPD at main 
roof (or not exceeding 23.6m for the absolute building height), which is then to be 
adopted as the Proposed Scheme in this Visual Assessment.  

 
6.2 View looking north-westward from the low-rise residential developments along 

Tai Mong Tsai Road (Figure 4) 
 
6.2.1 The likely SR at this Viewing Point would be the users of the Tai Mong Tsai Road 

(pedestrians, bikers and drivers). This is a kinetic viewpoint looking westward from the 
low-rise residential developments along Tai Mong Tsai Road. This is a close-range view 
as the viewpoint is approximately 70m to the east from the Site. The view falls into the 
visual envelope as shown in Figure 2.  

 
6.2.2 Given that the existing mature tree groups along the other side of Tai Mong Tsai Road 

and the existing low-rise residential developments nearby, the 6-storey tall storey will 
only induce moderate visual obstruction at VP1, as the building gaps between the 
proposed development and the adjacent tree groups could still allow a medium level of 
visual penetration with an open sky view.  A buffer distance of 5m between the building 
façade and the road kerb of Tai Mong Tsai Road as recommended in Table 3.1 in 
Chapter 9 of HKPSG is proposed to avoid a significant reduction in visual openness. In 
order to further mitigate the visual impact, the external wall facing towards the Tai Mong 
Tsai Road will also be partially screened by vertical greening.  

 
6.2.3 To this end, the visual impact caused by the proposed development is considered to be 

slightly to moderately adverse as an additional obstruction is created. The proposed 
setback of 5m from Tai Mong Tsai Road and the proposed edge treatment as shown in 
photomontage could minimize the building bulk visually. Other improvement and 
delicate façade design on form and colour could be adopted in later detailed design 
stage in a hope that the proposed development will minimize the visual bulk and lead a 
harmonious integration into the current site context.  

 
6.3 VP2: View looking north-eastward from the bus stop along Tai Mong Tsai Road 

(Figure 5)  
 
6.3.1 The likely SR at this Viewing Point would be the pedestrians, bikers and drivers on Tai 

Mong Tsai Road. This is a kinetic viewpoint looking north-eastward from the bus stop 
along Tai Mong Tsai Road. This is a close-range view as the viewpoint is approximately 
30m to the southwest from the Site. The view falls within the Visual Envelope as shown 
in Figure 2.  
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6.3.2 At this close-range public viewing point, most of the proposed development, particularly 

from 2/F to the rooftop, will be viewed as shown in Figure 5. The proposed landscaping 
treatments at various levels not only offer significant visual mitigation measures, but also 
contribute positive effort to soften the hard edge of the building and blend in well with its 
surrounding mature tree groups. Hence, the overall visual impact to be generated by 
the proposed development at this close-up VP2 is within the level of slightly to 
moderately adverse.  

 
6.3.3 In addition, the sensitivity of this VP2 receiver is also relatively low because of the short 

duration of viewing. Given a combination of the scale of the proposed development and 
the mature tree groups to its west and opposite of the Site, it still allows a medium level 
of visual penetration with an open sky view. 

 
6.4 VP3: View looking south-eastward from the low-rise residential developments on 

the northern side of the Site (Figure 6) 
 
6.4.1 This Viewing Point assumes the residents of the low-rise residential development on the 

north-western side of the Site to be the likely SR. This is a static viewpoint looking south-
eastward from the low-rise residential developments on the north-western side of the 
Site. Falling out of the visual envelope, VP3 is a medium-range view which is 
approximately 110m northwest of the site, as shown in Figure 2.  

 
6.4.2 As shown in Figure 6, given the major elements including (1) the mature tree groups; 

(2) temporary structures; and (3) open sky view, a big portion of the proposed 
development is fully screened by the existing surroundings. The proposed development 
has a building height of not exceeding 23.6m, of which parts of the fifth floor and rooftop 
floor are visible at eyelevel behind the mature tree groups looking from VP3. Hence, the 
proposed development could appropriately blend into the existing panorama without a 
major alteration of the sky view. 

 
6.4.3 The visual impact of the proposed development from VP3 is anticipated to be negligible. 

Taking into account the changes in views to the limited number of existing and future 
public viewers (i.e., the residents), the proposed development is considered to have no 
adverse visual impact and is effectively compatible with the existing environment at VP3. 
There is no significant adverse impact on visual penetration to any surrounding 
development including the said low-rise residential developments in VP3. The visual 
impact of the proposed development is therefore significantly low to negligible.  

 
6.5 VP4: View looking north-eastward from the low-rise residential developments 

along Tai Mong Tsai Road (Figure 7) 
 
6.5.1 This is a kinetic viewpoint looking north-eastward from the low-rise residential 

developments along Tai Mong Tsai Road. This is a long-range view at approximately 
190m to the southwest from the Site. Road users of the Tai Mong Tsai Road 
(pedestrians, bikers and car drivers) and residents of the low-rise residential 
developments along the Tai Mong Tsai Road (i.e., the north-eastern side of the Site) 
are the major receivers of VP4.  

 
6.5.2   As shown in Figure 7, the lower portion of the proposed development (i.e., G/F to 2/F) 

will be obstructed by the mature tree group in between the VP4 and the Site. The 
proposed development with a building height of about 23.6m at roof level is anticipated 
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to induce additional level. The building bulk of the proposed RCHE could blend into the 
existing local setting along Tai Mong Tsai Road with mature tree groups and heavy 
landscaping. A moderate level of visual penetration with an open sky view is still allowed 
at VP4. 

 
6.5.3   To this end, the visual impact caused by the proposed development is considered to be 

slightly adverse as additional visual obstruction is created. In fact, the edge treatment 
of the proposed development at multiple levels could soften the hard edges and 
enhance the visual environment. Visual penetration and light penetration are still 
allowed along Tai Mong Tsai Road. 

 

 

Chapter 7 - Conclusion
 

 
7.1 The VIA is prepared in support of the Section 16 Planning Application for proposed 

Social Welfare Facility (Residential Care Home for the Elderly) with 6 storeys. 
 
7.2 The following visual assessment conclusions can be made: 
 

✓ The proposed development incurs comparable visual impacts.  
✓ There is no significant adverse visual impact on (1) visual penetration of an open 

sky view, (2) light penetration into the surrounding environment, and (3) visual 
openness.  

✓ Four VPs are carefully selected for visual assessments and discussed. VP1 and 
VP2 are considered to have the level of slightly to moderately adverse visual 
impact, while the visual impact to VP4 is slightly adverse. The VP3 has a negligible 
impact.  

✓ In wider context of visual outlook, the proposed development (6 storeys) has 
compatible building height and is able to blend in with the overall visual context. 
Visual unity and harmony would not be influenced.  

✓ The buffer distance from Tai Mong Tsai Road could sufficiently reduce the visual 
impact in terms of the massing to the pedestrian viewers.  

✓ The edge treatment with landscaping and greening of the proposed development 
at multiple levels could soften the hard edges and enhance the visual environment. 

 
7.3 Based on the existing visual context and the key develop parameters, visual impact of 

the assessment area will be enhanced. The proposed development shall improve the 
overall visual quality with the incorporation of following mitigation measures to be further 
explored at the later stage of detailed design. 

 
✓ Innovative façade design on form and colour; 
✓ Landscaping opportunities and edge treatment on the external walls facing east 

and west 
✓ Ground-level landscape treatments on the boundary of the proposed development  
✓ Careful disposition of the proposed development.  
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1 INTRODUCTION  

1.1 BACKGROUND  

1.1.1. A social welfare facility for residential care home for the elderly (RCHE) has been 
proposed at Lot 385 RP, Lot 385 S.B RP, Lot 385 S.B SS.1, Lot 385 S.B SS.2, Lot 385 
S.C RP, Lot 385 S.C SS.1, Lot 385 S.D, Lot 385 S.E and Lot 385 S.F, 385 RP and 
adjoining Government Land in D.D 257, Tsam Chuk Wan, Sai Kung (the proposed 
Site).  
 

1.1.2. The Site is currently zoned “Village Type Development” (V) under the Tai Mong Tsai 
and Tsam Chuk Wan Approved Outline Zoning Plan (OZP) No. S/SK-TMT/4 and the 
proposed RCHE is a Column 2 use which requires planning permission from the 
Board..  

 
1.1.3. BeeXergy Consulting Limited (BeeXergy) was commissioned by the DeSpace 

(International) Limited to conduct an Noise Impact Assessment in support of the 
application for planning permission under Section 16 of the Town Planning Ordinance 
(Cap. 131) for the proposed development at various Lots in D.D.257, Sai Kung.  

 
1.1.4. The master layout plan (MLP) is provided by the project architect (Minor Creative 

Limited). The traffic forecast for road traffic noise impact assessment is provided by 
the project traffic consultant (CTA Consultants Limited).  

1.2 THE PROPOSED DEVELOPMENT 

1.2.1. The proposed Site area is approximately 748m2 and it is located to the north of Tai 
Mong Tsai Road and to the west of Tsam Chuk Wan, as shown on Figure 1. The 
existing site is currently vacant and the applicant intends to redevelop the site to 
proposed RCHE. 

 
1.2.2. The site is generally surrounded by existing village type residential buildings.  
 
1.2.3. The Proposed Development is a 6-storey RCHE which expected to be comprised of 

110 bed spaces (100 to 125 beds), multi-purpose room, conference room, an ancillary 
office, storage and rehabilitation area. The layout plan of the proposed Site is 
provided in Appendix A. 

 
1.2.4. The anticipated year of construction completion and occupation is 2027. 

1.3 THE SCOPE OF WORKS 

1.3.1. The scope of works for this assessment will cover the following: 
 
▪ to identify noise sources and sensitive uses; 
▪ to collate available information on the site and immediate surroundings; 
▪ to assess the potential traffic noise impacts during operation; and 
▪ to recommend suitable mitigation measures where necessary. 
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2 ROAD TRAFFIC NOISE ASSESSMENT 

2.1 INTRODUCTION 

2.1.1. This section presents the assessment of potential traffic noise impacts associated 
with the operation phase of the proposed development. During the operation phase, 
road traffic would be the major source of noise pollution. Representative noise 
sensitive receivers (NSRs) of the proposed development have been identified and 
potential impacts have been assessed. Suitable mitigation measures where 
necessary have been recommended to safeguard the representative NSRs. 

 

2.2 TRAFFIC NOISE STANDARD 

2.2.1. The Hong Kong Government’s overall noise policy objectives for new developments 
are based on prescribed noise standards which apply to building that rely on openable 
windows for ventilation. The maximum permissible road traffic noise level at noise 
sensitive building facades specified in the Hong Kong Planning Standards and 
Guidelines (HKPSG) is as follows: 

L10(1 hour) 70dB(A), for all domestic developments 

2.3 ASSESSMENT METHODOLOGY 

2.3.1. In this assessment, the potential noise impact arising from nearby existing and future 
road carriageways on the development has been assessed. It involved the prediction 
of future noise impacts on Noise Sensitive Receivers (NSRs) arising from traffic flows 
along existing and future road carriageways situated within or in the vicinity of the 
subject site. Calculations of predicted road traffic noise were based on the peak hour 
traffic flows projected within a 15-year period from the target completion date of the 
proposed development, year 2027. For worst-case scenario evaluation, the 
assessment year was chosen to be year 2042, which has the maximum forecasted 
traffic data within 15-year period. The year 2042 traffic data is attached in Appendix 
B. 
 

2.3.2. The U.K. Department of Transport’s procedure “Calculation of Road Traffic Noise” 
was used to predict the hourly L10(1-hour) noise levels generated from road traffic at 
selected representative NSRs. Practicable environmental mitigation measures have 
been recommended, where necessary. The predicted noise levels were compared 
with the relevant HKPSG noise standards (i.e. L10(1-hour) 70dB(A)). 
 

2.3.3. The predicted 2042 peak hour traffic data on the main road carriageways surrounding 
the Site. Other road carriageways are either with very little traffic volume or already 
shielded by other buildings in the vicinity so that the impact derived from these road 
carriageways is considered insignificant. All roads are assumed of impervious surface 
with speed limit of 50km/hr in this assessment. 
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2.4 NOISE SENSITIVE RECEIVERS 

2.4.1. A number of Noise Sensitive Receivers (NSRs), which are likely to be subject to 
adverse traffic noise impacts, were selected for the assessment. All assessment 
points were taken at 1.2m above the floor and 1m away from the facade of openable 
windows (which would be for ventilation purpose) of rooms including mainly dormitory 
rooms, sick/isolation/quiet room and staff dormitory and rest rooms. Appendix C 
shows the locations of the selected NSRs for traffic noise impact assessment. 
 

2.4.2. Other spaces such as multi-purpose room, conference room, ancillary office, storage 
and rehabilitation area are not for live and sleep purpose and therefore, not 
considered as habitable spaces and excluded from the assessment. 

2.5 EXISTING NOISE ENVIRONMENT 

2.5.1. The existing noise environment of the proposed Site is primarily affected by the local 
traffic. Traffic noise generated from the existing Tai Mong Tsai Road would contribute 
significantly to the ambient noise environment within the proposed Site. 

2.6 TRAFFIC NOISE SOURCES AND EVALUATION OF IMPACTS 

2.6.1. Quantitative road traffic noise impact assessment has been carried out and compared 
against the criterion for NSRs (habitable rooms) in the proposed Site without 
implementation of noise mitigation measures. Noise levels were calculated at each 
receiver point at 4 floors (i.e. 2/F to 5/F). Predicted traffic noise levels of the habitable 
rooms at various floor levels are provided in Appendix D. Predicted maximum traffic 
noise levels for each house are shown in Table 2.1 below. 

 
Table 2.1 Summary of Traffic Road Noise Prediction Results (Year 2042) 

Predicted Noise Level, dB(A) No. of NSR 

Lower than 70 27 

Higher than 70 0 

Total 27 

 
2.6.2. As shown in Table 2.1, the predicted L10(1-hr) noise levels of all NSRs are not 

exceeding 70dB(A) as shown in Table 2.1. The traffic noise impact assessment 
results indicated that all NSRs (habitable rooms) would comply with the HKPSG noise 
criterion of 70dB(A) L10(1-hr) and 100% compliance rate would be achieved. 

3 CONCLUSION 

3.1 Road traffic impact assessment has been conducted for the proposed development. 
 
3.2 Road traffic would be the major source of noise nuisance during the Project operation. 

The predicted noise levels at all NSRs comply with HKPSG L10(1 hour) 70dB(A) noise 
criterion. 
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Town Planning Applications of DD257 Tsam Chuk Wan
2042 Traffic Forecasts for Traffic Noise Impact Assessment (TNIA)

2042
Peak Hour 

Traffic Flows   
(in veh/hr)

% of HV

2042
Peak Hour 

Traffic Flows   
(in veh/hr)

% of HV

A Tai Mong Tsai Road Two-way 50 610 12% 620 9%

Notes :

21150HK - Traffic Forecast for TNIA CTA Consultants Limited

(1) Please refer to the Location Plan (i.e. Figure 1) attached in Appendix A.
(2) HV includes Light Van, Public Light Bus, Light Goods Vehicle, Medium Goods Vehicle, Heavy 
Bus includes Coach and Bus

Road 
Link

Road Name Direction
Speed 
Limit 
(km/h)

AM Peak PM Peak

Terry Yuen
文字方塊
Appendix B Traffic Data (2042 Year)
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Predicted Road Noise Level (AM Section) 

Project
Name:

ID Description mPD levels of Noise Assessment Points
Predicted Traffic Noise Level,

L10 (dB(A))

NSR1 Dormitory (6 ppl) 19.0 65.8
NSR2 Dormitory (6 ppl) 19.0 66.5
NSR3 Dormitory (6 ppl) 19.0 67.3
NSR4 Dormitory (5 ppl) 19.0 60.3
NSR5 Pantry cum Rest Room 19.0 52.5
NSR6 Staff Dormitory 19.0 56.5
NSR7 Staff Dormitory 19.0 58.1
NSR8 Rest Room 19.0 44.4
NSR9 Sick/Isolation/Quiet Room 19.0 65.3

NSR1 Dormitory (6 ppl) 22.3 64.5
NSR2 Dormitory (6 ppl) 22.3 64.5
NSR3 Dormitory (6 ppl) 22.3 65.2
NSR4 Dormitory (5 ppl) 22.3 60.5
NSR5 Dormitory (6 ppl) 22.3 51.5
NSR6 Sick/Isolation/Quiet Room 22.3 65.0

NSR1 Dormitory (6 ppl) 25.6 63.3
NSR2 Dormitory (6 ppl) 25.6 63.2
NSR3 Dormitory (6 ppl) 25.6 63.9
NSR4 Dormitory (5 ppl) 25.6 60.8
NSR5 Dormitory (6 ppl) 25.6 53.8
NSR6 Sick/Isolation/Quiet Room 25.6 64.8

NSR1 Dormitory (6 ppl) 28.9 62.4
NSR2 Dormitory (6 ppl) 28.9 62.2
NSR3 Dormitory (6 ppl) 28.9 62.9
NSR4 Dormitory (5 ppl) 28.9 60.7
NSR5 Dormitory (6 ppl) 28.9 54.4
NSR6 Sick/Isolation/Quiet Room 28.9 64.6

Proposed Social Welfare Facility (RCHE) in "V" Zone on Approved Tai Mong Tsai and Tsam Chuk Wan Outline Zoning Plan
No. S/SK-TMT/4 AT Lot Nos. 385 RP, 385 S.B RP, 385 S.B SS.1-2, 385 S.C RP, 385 S.C SS.1, 385 S.D, 385 S.E and 385 S.F in D.D 257
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Predicted Road Noise Level (PM Section) 

Project
Name:

ID Description mPD levels of Noise Assessment Points
Predicted Traffic Noise Level,

L10 (dB(A))

NSR1 Dormitory (6 ppl) 19.0 65.2
NSR2 Dormitory (6 ppl) 19.0 65.9
NSR3 Dormitory (6 ppl) 19.0 66.7
NSR4 Dormitory (5 ppl) 19.0 59.7
NSR5 Pantry cum Rest Room 19.0 51.9
NSR6 Staff Dormitory 19.0 55.9
NSR7 Staff Dormitory 19.0 57.5
NSR8 Rest Room 19.0 43.8
NSR9 Sick/Isolation/Quiet Room 19.0 64.7

NSR1 Dormitory (6 ppl) 22.3 63.9
NSR2 Dormitory (6 ppl) 22.3 63.9
NSR3 Dormitory (6 ppl) 22.3 64.6
NSR4 Dormitory (5 ppl) 22.3 59.9
NSR5 Dormitory (6 ppl) 22.3 50.6
NSR6 Sick/Isolation/Quiet Room 22.3 64.5

NSR1 Dormitory (6 ppl) 25.6 62.7
NSR2 Dormitory (6 ppl) 25.6 62.6
NSR3 Dormitory (6 ppl) 25.6 63.3
NSR4 Dormitory (5 ppl) 25.6 60.2
NSR5 Dormitory (6 ppl) 25.6 53.2
NSR6 Sick/Isolation/Quiet Room 25.6 64.2

NSR1 Dormitory (6 ppl) 28.9 61.8
NSR2 Dormitory (6 ppl) 28.9 61.6
NSR3 Dormitory (6 ppl) 28.9 62.3
NSR4 Dormitory (5 ppl) 28.9 60.1
NSR5 Dormitory (6 ppl) 28.9 53.8
NSR6 Sick/Isolation/Quiet Room 28.9 64.0

Proposed Social Welfare Facility (RCHE) in "V" Zone on Approved Tai Mong Tsai and Tsam Chuk Wan Outline Zoning Plan
No. S/SK-TMT/4 AT Lot Nos. 385 RP, 385 S.B RP, 385 S.B SS.1-2, 385 S.C RP, 385 S.C SS.1, 385 S.D, 385 S.E and 385 S.F in D.D 257

5/F

2/F

3/F

4/F



 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix 9 

Sewerage and Drainage Impact Assessment  
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1 INTRODUCTION 

1.1 PROJECT BACKGROUND 

A social welfare facility for residential care home for the elderly (RCHE) has been proposed at 

Lot 385 RP, Lot 385 S.B RP, Lot 385 S.B SS.1, Lot 385 S.B SS.2, Lot 385 S.C RP, Lot 385 

S.C SS.1, Lot 385 S.D, Lot 385 S.E and Lot 385 S.F, 385 RP and adjoining Government Land 

in D.D 257, Tsam Chuk Wan, Sai Kung (the proposed Site). The existing site is currently 

vacant and the applicant intends to redevelop the site to proposed RCHE.  

The Site is currently zoned as “Village Type Development” (V) under the Tai Mong Tsai and 

Tsam Chuk Wan Approved Outline Zoning Plan (OZP) No. S/SK-TMT/4 and the proposed 

RCHE is a Column 2 use which requires planning permission from the Board.  

 

BeeXergy Consulting Limited (BeeXergy) has been appointed to prepare a Sewage and 

Drainage Impact Assessment in support of the planning application for the proposed 

development at various Lots in D.D.257, Sai Kung.  

1.2 PROJECT LOCATION 

The Site is located to the north of Tai Mong Tsai Road and to the west of Tsam Chuk Wan 

surrounded by existing village type residential buildings. Figure 1 shows the project site 

location and its surrounding area. 

 

Figure 1 Site Location Plan of the Project Area 
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1.3 PROPOSED SOCIAL WELFARE FACILITY (RCHE) USE 

The site is proposed for 6-storey social welfare facility (residential care home for the elderly) 

use and the master layout plan is provided in Appendix A. The site area, of approximately 

748m2, is expected to be comprised of 110 bed spaces. The anticipated year of construction 

completion and occupation is 2026. The floor layout plans and section diagrams of the 

Proposed Development are provided in the Planning Statement. 

 

2 SEWERAGE IMPACT ASSESSMENT 

2.1 SCOPE OF WORKS 

The objectives of this Sewerage Impact Assessment (SIA) is to assess whether the capacity 

of the sewerage networking is sufficient to cope with the peak sewage flow arising from the 

Proposed Development during its operation stage and to recommend appropriate mitigation 

measures to alleviate unacceptable sewerage impact, if any.  

2.2 EXISTING AND PROPOSED SEWERAGE ARRANGEMENT 

Due to the lack of public drainage and sewerage records in the vicinity of the subject site, an 

on-site survey was conducted on 9 September 2021. Based on the site survey, there is no 

existing public sewerage network serving the project site (Please refer to Appendix E). In 

consideration that the surrounding environment of the Proposed Site is in lack of public 

sewerage network, it is necessary to consider the provision of an on-site Sewage Treatment 

Plant (STP), which will be used for the treatment of sewage generated from the proposed 

development.  

The sewage generated from the Proposed Site is expected to be conveyed to the internal 

Treatment Plant for centralized treatment and then be discharged to the nearest proposed 

drainage terminal manhole (SMH01) located to the middle of the site via the proposed 

sewage pipeline consisting of a minimum size of 225mm diameter.  

All connection manholes will be buried under the pavement to collect sewage discharged 

from the proposed development. The sewage will be discharged to the proposed STP by 

gravity.  

Figure 2 shows the location of the proposed STP for the project site. Appendix B shows the 

location and alignment of the proposed manhole and connection. The following assessment 

will be based on the scenario of the proposed drainage plan. 
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Figure 2 Location of the Discharge 

2.3 ASSESSMENT CRITERIA, METHODOLOGY AND ASSUMPTIONS 

In order to assess the acceptability of the sewerage impact arising from the operation of the 

Proposed Development, the sewage generation has been estimated based on the 

assumptions shown in Table 2.1. 

Table 2.1: Parameters for Estimating Wastewater Generation and Hydraulic Capacity 

Parameter Value  Justification 

Population 

Maximum Number of 

Residents  

110 persons According to the Planning Statement, 110 

beds will be provided for the RCHE. 

Number of Employee 40 persons Information provided by the project applicant. 

Number of Kitchen Staff 10 persons As estimated by the staff occupancy density 

of 5m2/person in Code of Practice for Fire 

Safety of Buildings 2011, Building 

Department, April 2012 and approx. floor 

Legend 

Location of Proposed STP 
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area of 48.1 m2 for kitchen cum store. 

Unit Flow Factors 

Residents 0.190 

m3/person/day 

Unit flow factor for “Institutional and special 

class” in Table T-1 of GESF. 

Employee 0.280 

m3/person/day 

Unit flow factor for “Commercial 

Employee+J11 Community, Social & 

Personal Services” in Table T-2 of GESF. 

Kitchen Staff 1.580 

m3/person/day 

Unit flow factor for “Commercial 

Employee+J10 Restaurants & Hotels” in 

Table T-2 of GESF. 

Catchment Inflow Factor 

PCIF 1.30 Catchment Inflow Factor = 1.30 for vicinity 

located in ‘Sai Kung’ based on EPD's GESF 

Table T-4. 

Peaking Factor 

P 8(Sewers) / 

4(Sewage 

Treatment 

Works) 

Peaking factor = 8 for contributing population 

<1,000 for sewer and 4 for contributing 

population <10,000 for sewage treatment 

works (including stormwater allowance) 

based on EPD's GESF Table T-5. 

Roughness Values (ks) 

Proposed New Pipes 0.6mm Conservative value of ‘Rusty wrought iron 

pipe in a normal condition’ was adopted 

based on the Sewerage Manual (Part 1) 

Table 5 
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With reference to Sewerage Manual (Part 1) issued by the DSD in May 2013, the 

Colebrook-White Equation will be used to analyse the flow conditions. Equation (i) for circular 

pipes flowing full will be adopted to estimate the sewage flow for the proposed development. 

The Colebrook-White Equation is shown in Figure 3 below. 

 

Figure 3 Colebrook – White Equation 
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2.4 RESULTS & DISCUSSION 

The estimated peak sewage flow generated from the Proposed Development was calculated 

to be 0.00577 m3/sec for sewer and 0.00288 m3/sec for Sewage Treatment Plant. Detailed 

sewage generation calculations are provided in Appendix C. According to the estimated 

hydraulic capacity calculations presented in Appendix D, it is anticipated that the proposed 

drainage terminal manhole (SMH 01) in the Proposed Site will have sufficient capacity to 

cater for treated effluent generated from the proposed STP. It can be concluded that there will 

be no unacceptable sewerage impact arising from the Proposed Development. 

Since there is no existing public sewerage network serving the project site, sewage from the 

project site is proposed to be treated in the proposed STP with the adoption of Membrane 

Bioreactor for treatment and then discharged to the nearest proposed drainage terminal 

manhole SMH01 of the site via a proposed 225mm sewer in the Site. There will be one 

discharge point from the STP of the project site to the inlet of proposed drainage terminal 

manhole which will then be connected to the proposed drainage manholes as shown in 

Appendix B. Detailed alignment and design of the connecting sewer will be subject to the 

detailed design of the Project.  

It is proposed to provide precautionary measures for emergency situations in plants such as 

the provision of buffer storage tanks, arrangement for tanker away and contingency plans 

during the breakdown of STP and will be proposed during the design stage. 

The Applicant shall be responsible for appointing a qualified engineer for the design of the 

connecting sewers, likely at the design stage of Project. Agreement and approval from 

relevant government departments, including DSD, shall be obtained in due course. Design 

and construction of the connecting sewer and the precautionary measures during breakdown 

of the STP will be included in the overall project design and construction, it is scheduled that 

construction of the connecting sewer shall be completed prior to Project commissioning.  
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3 DRAINAGE IMPACT ASSESSMENT 

3.1 SCOPE OF WORKS 

The objectives of this Drainage Impact Assessment (DIA) is to assess whether the proposed 

development may cause adverse impacts on drainage and flooding. These impacts will be 

identified and mitigation measures will be proposed in order to demonstrate that the proposed 

development will not cause an unacceptable increase in the risk of flooding in areas upstream 

of, adjacent to or downstream of the development.  

Existing drainage record plans from the Lands Department (LandsD) were obtained for this 

DIA. 

3.2 EXISTING BASELINE CONDITION AND DRAINAGE FACILITIES 

As illustrated on Figure 1, the Site with a ground level elevation of approximately +9.5mPD is 

situated to the North of Tai Mong Tsai Road, Sai Kung, and is an irregular shape of vacant 

land surrounded by existing village type residential buildings. The existing site condition is 

mainly paved with concrete. A small area along the south and west boundary of the proposed 

Site is occupied by existing shrubs.   

Due to the lack of public drainage and sewerage records in the vicinity of the subject site, an 

on-site survey was conducted on 9 September 2021. Site photos showing the existing ground 

conditions of the proposed Site is provided in Appendix E. There is a 300mm width 

u-channel (UC 1-4) (refer to Fig. E1-6 in Appendix E) which is located between the vehicle 

access road of the village houses and Tai Mong Tsai Road. Other existing drainage system of 

a 600mm width u-channel (UC 5) connecting to an existing manhole (refer to Fig. E-7 & 8 in 

Appendix E) was found at the southwest boundary of the proposed Site. The surface runoff 

from the surrounding catchments will be diverted to these drainage systems without entering 

the proposed Site. The existing drainage plan with identified surrounding catchments is 

provided in Appendix F. 

3.3 PROPOSED DRAINAGE CONNECTION 

The run off of the site will be conveyed to a proposed drainage system and further divert to 

the natural stream located in the southwest of the proposed Site instead of discharging to the 

existing drainage channels due to the lack of public drainage records. 

A terminal manholes (SMH01) is proposed to collect the runoff from the proposed Site 

(Catchment S). The run off of the Catchment S will flow from SMH 01 to the existing natural 

stream nearby Tai Mong Tsai Road located in the southwest of the proposed Site via a newly 

constructed manholes (SMH 02- SMH 06) with proposed 300mm and 375mm diameter 

user
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drainage channels. The details of the proposed drainage system are presented in Appendix 

G. 

New internal drainage system for the Application Site will be discussed and proposed in the 

detailed design stage. 

3.4 DRAINAGE ANALYSIS 

3.4.1 ASSUMPTIONS AND METHODOLOGY 

Peak instantaneous runoff before and after the Proposed Development was calculated based 

on the Rational Method. The recommended physical parameters, including runoff coefficient 

(C) and storm constants for different return periods, are as per the Stormwater Drainage 

Manual. 

The Rational Method has been adopted for hydraulic analysis and the peak runoff is given by 

the following expression: 

𝑸𝒑 = 𝟎. 𝟐𝟕𝟖 𝑪 𝒊 𝑨 

where: 

Qp = peak runoff in m3/s 

C = runoff coefficient 

i = rainfall intensity in mm/hr 

A = catchment area in km2 

 

Rainfall intensity is calculated using the following expression: 

𝒊 =
𝒂

(𝒕𝒅 + 𝒃)𝒄
 

where: 

i = rainfall intensity in mm/hr 

td = duration in minutes (td≤240) 

a, b, c = storm constants given in Table 3 of SDM 

 

Rainfall Increase due to Climate Change – Mid 21st Century (2041 - 2060) has been 

considered as i +10.4%.  
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For a single catchment, duration (td) can be assumed to be the time of concentration (tc) 

which is calculated as follows: 

𝒕𝒄 = 𝒕𝟎 + 𝒕𝒓 

where: 

tc = time of concentration 

t0 = inlet time (time taken for flow from the most remote point to reach the most upstream 

point of the urban drainage system) 

Generally, t0 is much smaller than tf. As shown in Equation 2, td is the divisor. Therefore, 

larger td will result in smaller rain intensity (i) as well as a smaller Qp. For the worst-case 

scenario, tr is assumed to be negligible and so: 

𝒕𝒅 = 𝒕𝒄 = 𝒕𝟎 

𝒕𝟎 =
𝟎. 𝟏𝟒𝟒𝟔𝟓 𝑳

𝑯𝟎.𝟐 𝑨𝟎.𝟏
 

where: 

A = catchment area (m2) 

H = average slope (m per 100m), measure along the line of natural flow, from the summit of 

the catchment to the point under consideration 

L = distance (on plan) measured on the line of natural flow between the summit and the point 

under consideration (m) 

 

The capacities of the drainage pipes have been calculated using the Colebrook-White 

Equation, assuming full bore flow with no surcharge, as follows, incorporate 10% 

sedimentation in the calculation of drainage flow capacity in accordance with the Stormwater 

Drainage Manual: 

𝑉 = −√32𝑔𝑅𝑠 × log(
𝑘𝑠

14.8𝑅
+

1.25𝑣

𝑅√32𝑔𝑅𝑠
) 

where: 

V = mean velocity (m/s) 

g = gravitation acceleration (m/s2) 

R = hydraulic radius (m) 

ks = hydraulic pipeline roughness (m) 
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V = kinematic viscosity of fluid (m2/s) 

S = hydraulic gradient (energy loss per unit length due to friction) 

 

3.5 ASSESSMENT ASSUMPTIONS 

3.5.1 PROJECT SITE 

The greenery area of proposed Site is a paved area. As such, the existing paving condition of 

the Site is approximately 100% paved. 

For the Proposed Development, the Site will be occupied by the proposed RCHE with a 

paved, concrete floor while soft landscape will be also provided. For the worst-case scenario, 

it is assumed that the Proposed Development will be 100% paved. 

With reference to the Stormwater Drainage Manual, the runoff coefficients of paved surface at 

the existing site are 0.95. As a result, the runoff coefficients of 0.95 were adopted for the Site 

before development and after development as summarised in Table 3.1. 

 

Table 3.1:  Surface Characteristics and Runoff Coefficients of the Site 

Scenario of Project Area (m2) Surface Characteristics Runoff Coefficient for 

paved area 

Before Development 
748.2 

100% paved* 0.95 

After Development 100% paved* 0.95  

Note: 

*100% paved surface was assumed for consideration of the worst case scenario. 

 

As mentioned in Section 2.2, the runoff of the Site should be conveyed to the existing natural 

stream to the southeast of the Site. 

3.5.2 CUMULATIVE RUNOFF (SURROUNDING CATCHMENTS) 

As the proposed drainage system collects runoff from the Site and also the surrounding 

catchments, runoff from surrounding catchments shall be taken into account. Catchment A 

contributed to the cumulative runoff has been identified as shown on Appendix G. 

With reference to the Stormwater Drainage Manual, as the surrounding catchment A is paved 

with concrete, and the runoff coefficients of paved surface is 0.95. The paving conditions and 

runoff coefficients of related catchments are summarised in Table 3.2. 
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Table 3.2:  Surface Characteristics and Runoff Coefficients of Surrounding Catchment 

Catchment Area 

(m2) 

Surface Characteristics Runoff Coefficient for 

paved area 

Proposed Site  748.2 100% paved* 0.95 

Catchment A 1,528 100% paved* 0.95 

 

3.6 ESTIMATED EXISTING AND FUTURE RUNOFF 

3.6.1 PEAK RUNOFF FROM THE SITE 

Based on the assumptions described in Section 3.2, the runoff from the Site before and after 

development was estimated based on the return periods of 50 years. 

As shown in Table 3.3, the estimated peak runoff generated from the Site before 

development and after development is 0.0571m3/s under 50 years return period, and there is 

no change after the development of the proposed Site as 100% paved surface was assumed 

before and after the development as the worst case scenario. Detailed calculation is provided 

in Appendix H. 

 

Table 3.3:  Estimated Peak Runoff of the Site  

Return Period 
Estimated Peak Runoff 

Before Development After Development % Change 

50 Years 0.0571 0.0571 0% 

 

3.6.2 CUMULATIVE RUNOFF 

In addition to the runoff generated from the Site, the runoff from surrounding catchment is 

also considered, as mentioned in Section 3.2. 

The estimated cumulative runoff from the surrounding catchment is approximately 0.170m3 

under the assessed return periods and the estimated peak runoff is shown in Table 3.4. 

Detailed calculations are provided in Appendix H. 
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Table 3.4:  Estimated Cumulative Runoff of the Site  

Return Period 
Estimated Peak Runoff After Development (m3/s) 

Site Surrounding Catchment Cumulative 

50 Years 0.0571 0.113 0.170 

3.7 RESULT  

The runoff of the Site and surrounding catchments will be collected by the proposed terminal 

manhole SMH01 and discharged to the existing natural stream to the southwest of the Site 

via the proposed manholes (SMH 02 – SMH 06) with 300mm diameter drainage channels. 

Flow capacities of existing stormwater drains at the downstream of manholes have been 

assessed with the consideration of total peak flow of sewage generated from the Proposed 

Development. 

The assessment results of the maximum estimated discharge based on the return period of 

50 years are summarised in Table 3.5, and the detailed assessment is provided in Appendix 

I. 

Table 3.5:  Drainage Capacity of the Stormwater Drains 

Manhole 

Catchment 
Size 

(m) 

Runoff 

(m3/s) 

Capacity 

(m3/s) 

% of 

Capacity 

Used 

Sufficient 

Capacity From To 

SMH 

01  

SMH 

02 
S+A 0.3 *0.193 0.295 63% Yes 

SMH 

02 

SMH 

03 
S+A 0.3 *0.193 0.236 80% Yes 

SMH 

03 

SMH 

04 
S+A 0.375 *0.193 0.235 80% Yes 

SMH 

04 

SMH 

05 
S+A 0.375 *0.193 0.314 60% Yes 

SMH 

05 

SMH 

06 
S+A 0.375 *0.193 0.265 71% Yes 

SMH 6 outfall S+A  0.375 *0.193 0.314 60% Yes 

*Note: The sewage (i.e. total peak flow: 0.00577m3/s) generated from the STP to the drainage system 

has been taken into account. 
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Since the treated effluent generated from the STP will be discharged to the nearest proposed 

terminal manhole (i.e SMH01), the total peak runoff of the drainage system will be the sum of 

the treated effluent and the estimated surface runoff. Detailed runoff calculation is provided in 

Appendix I. 

 

The estimated peak flow will be less than 100% capacity of the stormwater drains, it is 

anticipated that the proposed drainage system will have sufficient capacity to cater for the 

treated effluent generated from the STP and the surface runoff.  

 

3.8 DISCUSSION 

After the completion of the development, the surface runoff in Site Area will be diverted by the 

internal drainage system to the proposed terminal manhole (SMH01). It will be connected to 

newly constructed 300mm & 375mm diameter pipes via the proposed manholes (SMH 02 – 

SMH 06) and further discharge to the outfall (existing natural stream). Detailed alignment and 

design of the internal drainage system within the Application Site will be proposed in the 

detailed design stage. 

By assessment result of the maximum estimated peak flow is 0.193 m³/s from the Proposed 

Site and the highest percentage of pipe capacity will account for 80% of the capacity of the 

375 mm stormwater drains. 

Thus, the proposed drainage system will have sufficient capacity to receive stormwater runoff 

from the Proposed Development. As a result, no adverse drainage impact arising from the 

Proposed Development is anticipated. 

 

4 CONCLUSION 

The potential sewerage impact due to the application site has been quantitatively addressed. 

Based on the estimated sewage flow for the Project Site presented in Appendix C, the total 

peak sewage flow projected for the proposed development is about 0.00577 m3/sec (for 

Sewer) and 0.00288 m3/sec (for STP). 

Since there is no existing public sewerage system in the vicinity of the project area, an on-site 

STP will be used for the treatment of sewage generated from the proposed development. All 

discharge from the STP will be conveyed to the drainage system via the proposed drainage 

terminal manhole from the STP. 

The estimated sewage generation calculations of the proposed drainage system have 



  

 

Page 17 

indicated that the proposed drainage terminal manholes (SMH 01) in the Proposed Site will 

have sufficient capacity to cater for the treated effluent generated from the STP and the runoff 

from the Proposed Site and surrounding catchments through the newly constructed 300mm & 

375mm diameter pipes via the proposed manholes (SMH 02 – SMH 06) and further 

discharge to the outfall (existing natural stream).    

The maximum estimated peak flow (including treated effluent) from the Proposed Site and all 

cumulative catchment areas will account for less than 100% of the flow capacity of the 

proposed drainage system. Hence, it is concluded that no sewerage and drainage impacts 

arising from the development is anticipated. 
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APPENDIX A 

MASTER LAYOUT PLAN OF THE PROPOSED 
DEVELOPMENT 

  



Lot Nos. 385 S.B RP, 385 S.B ss.1, 385 S.B ss.2, 385 S.C RP, 385 S.C ss.1, 
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in D.D 257, Tsam Chuk Wan, Sai Kung
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in D.D 257, Tsam Chuk Wan, Sai Kung
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The key development parameters and proposed schedule of accommodation of the scheme are 

summarized in Table 4.1 and Table 4.2 below:  

 
TABLE 4.1 – MAJOR DEVELOPMENT PARAMETERS OF THE PROPOSAL 
Major Development Parameters Proposed Scheme 

Site Area (about) 
(Based on detailed land survey records in 
Appendix 1A & 1B, and subject to detailed 
survey to be conducted on the adjoining 
government land) 

499.2 sqm. (private land) + 249.0 sqm. (Government land) 
= 748.2 sqm 

Plot Ratio (PR) (about) 4.01  
Site Coverage (about) Not more than 80% 
Total Gross Floor Area (GFA) (about) Not exceeding 3,000 sqm. 

 
Building Height  Not more than 31 mPD (or not exceeding 23.6m for the 

absolute building height) [1] 
(NB: The Mean Street Level on which the RCHE sits is +9.5mPD) 

No. of Storeys Not exceeding 6 
Total No. of beds About 110 beds (100 to 125 beds) 
Provision of parking facilities: 
 
Private car parking spaces 
 
Light Bus L/UL 

 
 
2 (including 1 disabled car parking space) 
 
1  

Proposed Floor use 
 

G/F: Laundry Room, Lift Lobby, Parking Spaces, E&M, 
Conference Room, General Storage, Clean Utility Room 
 
1/F: Rehabilitation Area, End of Life Care Room, Small Group 
Activity Room, Store, Cleaner’s Room, Interview Room, Dining 
Area & Multi-purpose Room, Kitchen 
 
2/F: dormitory rooms, Sick/ Isolation/ Quiet Room, Common 
Area, Soiled Utility Room, Pantry, Nurse Station, Cleaner’s 
Room, Staff Dorms & Rest Room, Officers 
 
3/F to 5/F: dormitory rooms, Sick/ Isolation/ Quiet Room, 
Common Area, Soiled Utility Room, Pantry, Nurse Station, 
Cleaner’s Room, Bathroom/Shower Room 
 
R/F: Ancillary E&M and Water Tank 

Note: 

[1] Please be invited to note that the building height restriction of no more than 24m above the ground level as 

stipulated in Cap. 459A is fully complied with in the Proposed Development. The absolute building height of not 

exceeding 23.6m is measured from Tai Mong Tsai Road as the abutting road at +7.4mPD in compliance with the 

prevailing building control practice. The actual building height as measured from the mean ground level where 

the proposed building sits on at +9.5mPD is only 21.5m. 
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TABLE 4.2 – THE PROPOSED SCHEDULE OF ACCOMMODATION OF THE RCHES 

 Functional Use GFA (sq.m.) 

 RCHE Uses 
Accountable GFA 
(sq.m.) 

G/F 

Laundry, FS & Sprinkler Tank & Pump Room, Main Switch Room, TX 
Room, Refuse Room, Lift Lobby, Lifts, Reception, Clean Utility Room, 
Conference Room, General Store, TBE Room, Flush Water & Portable 
Water Tank & Pump Room, Utility Plant Room, Carpark and 
Loading/unloading 

496.0 

1/F 

Rehabilitation Area, End of Life Care Room, Small Group Activity Room, 
Store for Rehabilitation Area, Lifts, Cleaner’s Room, 
Interview/Meeting/Family Room, Dining Area & Multi-purpose Room, 
Kitchen Cum Store, M. Lav., F. Lav. and U. Lav. 

552.5 

2/F 

Dormitory, Attached Bathroom/Shower Room to Dormitory Room, Sick/ 
Isolation/ Quiet Room, Accessible Toilet Cum Shower Room attached to 
Sick/ Isolation/ Quiet Room, Common Area, Soiled Utility Room, Cleaner’s 
Room, Lifts, Pantry for Residents, Nurse Station Cum Medical Consultation 
Room, Staff Dorm., Pantry Cum Rest Room, Superintendent's Office/ 
Assistant Superintendent’s Office, General Office, M. Staff Changing 
Room, F. Staff Changing Room, M. Lav., F. Lav. and U. Lav. 

512.6 

3/F 

Dormitory, Attached Bathroom/Shower Room to Dormitory Room, Sick/ 
Isolation/ Quiet Room, Accessible Toilet Cum Shower Room attached to 
Sick/ Isolation/ Quiet Room, Common Area, Soiled Utility Room, Cleaner’s 
Room, Lifts, Pantry for Residents, Nurse Station Cum Medical Consultation 
Room, M. Lav., F. Lav. and U. Lav. 

479.5 

4/F 

Dormitory, Attached Bathroom/Shower Room to Dormitory Room, Sick/ 
Isolation/ Quiet Room, Accessible Toilet Cum Shower Room attached to 
Sick/ Isolation/ Quiet Room, Common Area, Soiled Utility Room, Cleaner’s 
Room, Lifts, Pantry for Residents, Nurse Station Cum Medical Consultation 
Room, M. Lav., F. Lav. and U. Lav. 

479.5 

5/F 

Dormitory, Attached Bathroom/Shower Room to Dormitory Room, Sick/ 
Isolation/ Quiet Room, Accessible Toilet Cum Shower Room attached to 
Sick/ Isolation/ Quiet Room, Common Area, Soiled Utility Room, Cleaner’s 
Room, Lifts, Pantry for Residents, Nurse Station Cum Medical Consultation 
Room, M. Lav., F. Lav. and U. Lav. 

479.5 

R/F Ancillary E&M and Water Tank 0 

TOTAL 
Not more than 
3,000 
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APPENDIX C 

CALCULATION OF SEWAGE FLOW 

  



Appendix C Calculation of Sewage Peak Flow

Development 

Estimated 

Population

Unit Flow 

Factor 

(m3/day)

Estimated 

Average Dry 

Weather Flow

(m3/day)

Catement 

Inflow Factor

Contributing 

Population

Peaking Factor Estimated Peak 

Flow

(L/sec)

Estimated Peak 

Flow

(m3/sec)

Remarks

8 (Sewer) 2.516 0.00252

4 (STP) 1.258 0.00126

B) Commercial

8 (Sewer) 1.348 0.00135

4 (STP) 0.674 0.00067

8 (Sewer) 1.902 0.00190

4 (STP) 0.951 0.00095

5.77 0.00577

2.88 0.00288

Remark:

Total (Sewer)

Employee

A) Residential

UFF:  0.19 m3/day for “Institutional and special class” in Table T-1 of GESF

Population: Information from project applicant
Residents 110 0.19 20.90 1.3 110

[1] As estimated by the staff occupancy density of 5m2/person in Code of Practice for Fire Safety of Buildings 2011, Building Department, April 2012 and approxiamte floor area of 48.1 m2 for kitchen cum store.

1.3 50

UFF:  0.28 m3/day for 'Commercial Employee' and 'Commercial activities of J11 Community, Social & Personal 

Services' based on EPD's GESF Table T-2

Population: Information from project applicant

UFF:  1.58 m3/day for 'Commercial Employee' and 'Commercial activities of J10 Restaurants & Hotels' based on EPD's 

GESF Table T-2

Population: Based on estimation [1]

Total (STP)

40 0.28 11.20

Kitchen Staff 10 1.58 15.80
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APPENDIX D 

CALCULATION OF SEWAGE FLOW CAPACITY 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Appendix D Calculation of Sewage Flow Capacity

Pipe Dia. Pipe Length Invert Level 1 Invert Level 2 g ks s v V A Q Estimated Capacity Peak Flow Capacity

mm m mPD mPD m/s
2

m m
2
/s m/s m

2
m

3
/s L/s L/s %

Proposed STP SMH01 225 4.7 6.1 6.0 9.81 0.0006 0.02111 0.000001306 1.901 0.040 0.0756 75.60 5.77 7.6% Yes

Proposed new terminal manhole and 225mm 

sewer

Remarks: (1) g=gravitational acceleration; ks=equivalent sand roughness; s=gradient; v=kinematic viscosity of water; V=mean velocity

(2) The mean velocity (V) is claculated by the Colebrook-White Equation for circular pipes:

where

(3) The value of ks = 0.6mm for proposed new metal pipe in normal condition based on DSD's "Sewerage Manual" Table 5: Recommended roughness values

(4) Peak flow (Q) is calculated by Q = V x A

Remarks

V = mean velocity (m/s)

g = gravitational acceration (m/s2)

D = internal pipe diameter (m)

s = slope

ks = roughness coefficient(m)

v = kinematic viscosity of fluid (m2/s)

Compliance

Manhole 

Reference

Manhole 

Reference
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APPENDIX E 

SITE PHOTOS SHOWING EXISTING GROUND 
CONDITIONS  
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Fig. E1 Proposed Site Condition  Fig. E2 Existing U-Channel 1 (UC1) 

 
 

Fig. E3 Existing U-Channel 2 (UC2) Fig. E4 Existing U-Channel 3 & 4 

(UC3& UC4) 

  

Fig. E5 Existing U-Channel 4 (UC4) Fig. E6 Existing Catchpit (SCH), 

Manhole (SMH0) and UC3 

UC1 

UC2 

UC3 

UC4 

UC4 

Existing 

Catchpit  
UC3 

Existing 

Manhole  
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Fig. E7 Surrounding areas at 

southwest of the proposed Site 

boundary 

Fig. E8 Existing U-Channel 5 (UC5) at 

the Southwest of the proposed Site 

boundary 

  

UC5 

Site Retaining 

Wall 

UC5 

Natural 

Stream 

Site Retaining 

Wall 
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APPENDIX F 

EXISTING DRAINAGE SYSTEM WITH 
SURROUNDING CATCHMENTS 
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APPENDIX G 

PROPOSED DRAINAGE SYSTEM WITH 
SURROUNDING CATCHMENTS 
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APPENDIX H 

RUNOFF CALCULATION 

  



Appendix H

Calculation of Runoff for Return Period of 50 Years

a b c

Site Area (S) 0 0.0007482 8.89 27 1.30 1.30 451 2.5 0.34 288.78 0.33 0.95 0.00071 0.0571

Catchment A 0 0.001528 11.42 39.4 1.68 1.68 451 2.5 0.34 279.55 0.33 0.95 0.00145 0.113

Total 0.170

Note:

1)     Runoff is calculated in accordance with DSD’s “Stormwater Drainage Manual (with Eurocodes incorporated) – Planning Design, and Management ” (SDM), fifth edition, January 2018).

Catchment ID
Average slope (H),

m/100m

Flow path length

(L), m

Inlet time (t0),

min

Duration (td),

min

Storm Constants Runoff intensity (i),

mm/hr

Unpaved Catchment

Area (m
2
)

Runoff coefficient for

unpaved area (Cup)

Paved Catchment Area

(m
2
)

Before and After the Proposed Development

Runoff coefficient for

paved area (Cp)
C x A

Peak runoff (Qp)

m
3
/s
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APPENDIX I 

CALCULATION OF DRAINAGE CAPACITY 
WITH SEWERAGE IMPACT ASSESSMENT  

 



Appendix I

Calculation of Drainage Capacity for Return Period of 50 Years 0.00577 m
3
/s

Existing Stormwater Drains 

Length Level (Out) Level (In) d r Aw Pw R s ks V Qc Total Runoff
% of 

capacity

Total Runoff 

with sewage

% of 

capacity 

with 

sewage

From To m mPD mPD m m m
2 m m - mm m/s m

3
/s m

3
/s % m

3
/s %

SMH 01 SMH 02 S+A 3.2 6 5.8 0.3 0.15 0.071 0.942 0.08 0.0625000 0.15 4.6426 0.295 0.188 63% 0.193 65% OK

SMH 02 SMH 03 S+A 10 5.8 5.4 0.3 0.15 0.071 0.942 0.08 0.0400000 0.15 3.7044 0.236 0.188 80% 0.193 82% OK

SMH 03 SMH 04 S+A 31.8 5.4 5 0.375 0.1875 0.110 1.178 0.09 0.0125786 0.15 2.3644 0.235 0.188 80% 0.193 82% OK

SMH 04 SMH 05 S+A 9 5.0 4.8 0.375 0.1875 0.110 1.178 0.09 0.0222222 0.15 3.1576 0.314 0.188 60% 0.193 62% OK

SMH 05 SMH 06 S+A 37.8 4.8 4.2 0.375 0.1875 0.110 1.178 0.09 0.0158730 0.15 2.6615 0.265 0.188 71% 0.193 73% OK

SMH 05 outfall S+A 9 4.2 4 0.375 0.1875 0.110 1.178 0.09 0.0222222 0.15 3.1576 0.314 0.188 60% 0.193 62% OK

Legend

s = Slope of the total energy line

ks = equivalent sand roughness, mm

V = Velocity of flow calculated based on Colebrook White Equation, m/s

Qc = Flow Capacity (10% sedimentation incorporated), m
3
/s

Qp = Estimated total peak flow from the Site during peak season, m
3
/s

Total Peak Sewage Flow = 

R = Hydraulic radius (m) = Aw / Pw

Remark

d = pipe diameter, m

r = pipe radius (m) = 0.5d

Aw = wetted area (m
2
) = p r

2

Pw = wetted perimeter (m) = 2pr

Catchment
SECTION - PIPE



 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix 10 

Proposed Sewage Treatment Plant  



1. Introduction 

A Social Welfare Facility (Residential Care Home for the Elderly) (RCHE) is proposed at Lot Nos. 385 S.B 

RP, 385 S.B ss.1, 385 S.B ss.2, 385 S.C RP, 385 S.C ss.1, 385 S.D, 385 S.E, 385 S.F and 385 RP in D.D 257, 

Tsam Chuk Wan, Sai Kung (the Application Site). The Application Site is currently vacant and zoned as 

“Village Type Development” (“V”) under the Approved Tai Mong Tsai and Tsam Chuk Wan Outline 

Zoning Plan No. S/SKTMT/4 (the OZP). The proposed Social Welfare Facility (RCHE) is a Column 2 use 

which requires planning permission from the Board. 

As per the departmental comments from the Environmental Protection Department (EPD) dated 5th 

August 2021, the EPD does not support the proposed septic tank arrangement for disposal of 

wastewater. With reference to Section 5.2.4(b) in Chapter 9 of the Hong Kong Planning Standards and 

Guidelines (HKPSG), sewage treatment plants should be installed since no public sewerage is available 

and the population of the proposed RCHE is more than 50 people. 

 

2. Population Forecast 

Population forecast is undertaken based on the development schedule; the design residential 

population is summarized in Table 1 below: -  

Table 1 

Population Type  

Residential Home for the Elderly - Elderly 110[1] 

Residential Home for the Elderly - Employee 40[2] 

Total 150 

[1] Assuming the proposed development is fully occupied with 110 beds in the proposed development 

of RCHE. 

[2] Mandatory staff included the management and frontline nursing care staffs 

 

3. Sewage Flow Estimation 

With reference to the “Guidelines for Estimating Sewage Flows for Sewage Infrastructure Planning 

Version 1.0” published by EPD, the Average Dry Weather Flow (Average Dry Weather Flow) is 

estimated by the following equations: 

Average Dry Weather Flow (ADWF) = Population x Unit Flow Factor x Catchment Inflow Factor (PCIF) 

The design assumptions and the ADWF are summarized in Table 2 below.  

Table 2 

Estimated Max. Staff and users/usage (A) 150 

Unit Sewage Flow Factor, m3/(A)/day, (B) 0.37 

Catchment Inflow Factor (C) 1.00 

Average Dry Weather Flow (ADWF), m3/d 
(A) x (B) x (C) 

55.50 

Remarks: All unit flow factors are referred to Small Sewage Treatment Plant Design Guide published 

by HKEPD. Assume each elderly and staff would generate 0.37m3/ day of sewage. 

Design Effluent Standards 



The treated effluent shall comply with minimum requirements of Technical Memorandum Standards 

for effluents discharged into drainage and sewerage systems, inland and coastal waters under 

the Water Pollution Control Ordinance, Cap. 358 section 21. 

4. Existing Sewerage Facilities in the Area

According to the latest Drainage Record Plan from the Drainage Services Department (DSD), there are 

no existing sewerage facilities in the vicinity of the Application Site.  

5. Proposed On-Site Sewage Treatment Plant

Membrane Bio-Reactor (MBR) is proposed for the on-site Sewage Treatment Plant (STP). MBR system 

combines the strength of membrane separation, biological treatment and nano-aeration technologies 

to treat the wastewater and produce superior quality effluent which can be reused directly on site. 

Unlike the traditional activated sludge with sedimentation process, MBR system operates at mixed 

liquor suspended solids (MLSS) concentrations three to five times greater than conventional systems 

resulting in MBR plants are significantly more compact and much less footprint requirement than a 

conventional plant. Please refer to Attachment 1 for the Supplementary Information of Dunwell 

Membrane Bio-Reactor. 

In addition, MBR system can provide complete biomass retention and highly automated. The high 

level of automation allows complete control of Solid Retention Time to provide flexibility of treatment 

level. The small pore size of the membrane can retain all suspended solids along with some colloidal 

and macromolecular compounds to provide high degree of filtration to remove several organic 

nutrients. Therefore, MBR system can provide benefits for treatment plants producing reuse water or 

with stringent effluent discharge limits. 

The on-site STP will be designed in accordance with the Environmental Protection Department’s 

“Guidelines for the Design of Small Sewage Treatment Plant” (STP Guideline), which can cater 3 times 

average dry weather flow (3ADWF). The excess flow over 3ADWF being equalized in an equalization 

tank with sufficient storage capacity for at least 2 hours as recommended by the EPD’s design 

guideline. It can be designed with 3 ADWF in equalization tank and 3 ADWF in MBR tank in the whole 

treatment system for fulfilment of the EPD’s design requirements. As a result, the treatment system 

is designed to treat the daily quantity of wastewater approximately 166.5 m3/day (3 x 55.5 m3/day) 

generated in any time no more than 24 hours. 



Please note that backup power supply in the form of dual power supply or automatic operated 

emergency generator will be provide to minimize the chance of power failure. In a case of emergency, 

a monitoring system will also be provided in order to transmit signals to the on-site facilities for any 

irregularity and operational issues. In a case of biological failure such as foaming, the effluent will be 

redirected back to equalization tank.  

The sludge dewatering system will be provided and designed in accordance with the requirements in 

the aforementioned STP Guideline. The sludge generated will be dewatered and thickened before tank 

away to the landfills.  

In addition, activated carbon/ biotrickling filter will be proposed as deodorizer to mitigate the odour 

impact. Activated carbon will not generate any wastewater while the wastewater generated by the 

biotrickling filter will be minimal. 

The proposed STP will be located at northeast portion of the Application Site with a direct access for 

maintenance and operational purposes. Since there are no existing sewerage facilities in the vicinity 

of the Application Site, the treated effluent is proposed to be discharged to the existing 300mm width 

open u-channel system along Tai Mong Tsai Road. Please refer to the Attachment 2 for the location 

of the STP and the Section of the proposed development. The proposed discharge location is shown 

in Figure 1.  

Given that the daily quantity of wastewater is 166.5m, the MBR system (equipment and MBR 

bioreactor) with a dimension of 2.15m (L) x 4.3m (W) x 2.5m (H) will be built at the reserved room on 

the ground floor of the proposed development. Due to the site constraint, two underground tanks will 

be required and installed below the aforementioned MBR system. One is the sewage collection tank 

(i.e., Equalization tank) with a dimension of 2.1m (L) x 2.2m (W) x 3m (H) and an effective volume of 

about 13.88m3. The other is the sludge holding tank with a dimension of 2.1m (L) x 2.2m (W) x 3m (H) 

and an effective volume of about 18.5m3. 

With reference to the Supplementary Information of Dunwell Membrane Bio-Reactor in Attachment 

1, it is suggested that the proposed MBR system could treat the sewage at a standard which has a 

better quality than those specified in the TM standard in order to minimize the pollution load. The 

proposed STP will reach tertiary treatment level. The proposed effluent quality is listed in Table 3 

below.  

Table 4 

Parameters Unit Proposed Effluent Quality 

Design Flow Rate M3/day 3ADWF 

pH pH units 6.5-8.5 

Temperature °C 30 

Coliform bacteria n/100mL <1 (with UV or Chlorine) 

Total Suspended Solids mg/L <10 

BOD5 mg/L <5 

COD  mg/L <30 

Given the small daily sewage flow and the excellent quality of the treated effluent, the pollution load 

to the nearby drainage system is considered negligible.  

 



6. Typical Operation, Maintenance and Emergency  

A number of well-known companies in the market could provide both system, operation and 

maintenance services for sewage treatment plants including the said MBR system. They could offer 

the contingency plan to ensure efficient backup capacity in their MBR system and the provision of 

direct maintenance or support services for both regular on-site checking and emergency situations.  

Supplies of mechanical equipment and spare parts are very common in the market, any replacement 

can be installed in a short period of time. As suggested by the provider of the MBR system, the 

membrane modules have a life span of about 5-8 years with regular checking. Once the MBR system 

has reached its lifespan, a new membrane module will be installed to replace the existing one.  

 

7. Conclusion 

The Application Site is located to the northeast of the Sai Kung Town Centre and the north of the Tsam 

Chuk Wan. The Application Site is currently zoned as “Village Type Development” (“V”) under the OZP 

and the Applicant proposes to develop the vacant site into a 6-storey of RCHE. 

The estimated sewage to be generated from the proposed development is approximately 55.50 

m3/day (ADWF). There is no existing public sewerage system in the vicinity of the proposed 

development.  

MBR system is proposed for the on-site sewerage treatment plan in view of its excellent effluent 

quality. With reference to the Supplementary Information of Dunwell Membrane Bio-Reactor in 

Attachment 1, the advantages of membrane bioreactor system included: 

▪ On site reuse of treated effluent 

▪ Automated control by Programmable Logic Controller (PLC) 

▪ 24-hour remote monitoring system 

▪ Eliminates sewage piping  

▪ Small footprint 

▪ Complete solid removal 

▪ Membranes have excellent durability and chemical resistance 

▪ Electronic maintenance record 

▪ High oxygen utilization 

▪ Highly efficient energy utilization 

▪ High rate and high efficiency organic and nutrient removal 

In order to minimize the pollution load, it is proposed to treat the sewage at a standard which has a 

better quality than those specified in the TM standard as aforementioned in Table 3. In view of the 

small daily sewage flow and the excellent quality of the effluent processed by the proposed STP, the 

pollution load is considered minimal.  



 

 

 

 

 

 

 

 

 

Attachment 1 

Supplementary Information of Dunwell Membrane Bio-Reactor 

  



Dunwell Membrane Bio-Reactor 
正昌膜生物反應器

(DMBR)
Advanced Sewage / Wastewater / Greywater 

Recycling Treatment Plant
先進污水回用系统

-	 Eliminates public sewage pipes
	 毋需排污渠
-	 100% Water Reuse On Site
	 100%水回用
-	 Multiple Applications
	 可處理各類污水
-	 Remote Monitoring System 
	 在線監控



Introduction 介紹
Dunwell Membrane Bio Reactor (DMBR) is an advanced wastewater treatment process for maximum 
treatment capacity requirement from sixty to several thousand m3 per day. The system combines the 
strength of membrane separation, biological treatment and nano-aeration technologies to treat the 
wastewater. Its high quality effluent can be reused directly on site. 

Unlike the traditional activated sludge with sedimentation process, DMBR has greater treatment 
efficiency and takes up less space which is one of the reasons why it is taking a more important 
role in the environmental engineering industry. It is applicable for greywater, blackwater, 
municipal wastewater, commercial wastewater or industrial wastewater. 

正昌膜生物反應器 (DMBR)是一種先進的廢水處理系统，每天能處理六十至
數千立方米。 系统利用膜分離、生物處理和納米曝氣技術來處理廢水。 
處理後的廢水可以直接在現場回用。

與傳统的沉澱工藝活性污泥法不同，DMBR具有更高的處理效率，
佔用空間更少，這也是其在環境工程行業中發揮更重要作用的原
因之一。 適用於灰水、黑水、城市污水、商業廢水或工業廢水。

24-hour Remote monitoring system
24小時在線監控

Real-time camera monitoring system
實時攝像監控系统

Electronic maintenance record
電子維修記錄



Advantages 優點

◆ On site reuse of treated effluent
處理後出水現場回用

◆ Automated control by Programmable Logic Controller (PLC)
全自動編程邏輯控制

◆ 24-hour remote monitoring system
24小時遠程監控系统

◆ Completely removes suspended solids from effluent
完全去除出水的懸浮固體

◆ Membranes have excellent durability and chemical resistance
膜組具高耐久性和耐化學性

◆ Can easily add UV disinfection or Reverse Osmosis to further
enhance effluent quality
可以加裝紫外光燈消毒或反滲透，以進一步提高出水水質

◆ Save 30% or more on space used by traditional sewage treatment process
對比傳统污水處理技術，能减少30%或以上的地面空間

◆ Dunwell’s VMAT technology helps further space saving by thickening sludge
before filter press
正昌VMAT震動薄膜能在壓濾前提高污泥稠度，有助進一步節省空間

◆ Electronic maintenance record
電子維修記錄

Raw Wastewater
原廢水

Dunwell Membrane 
Bio-Reactor (DMBR)
正昌膜生物反應器

Treated Water
處理後清水

Sludge
污泥Water/Air Flow

水/空氣

Membrane
薄膜

Aeration/Oxic
曝氣池/好氧

Anoxic
 缺氧池

Effluent
處理後清水

Clear Permeate (discharge/non-potable use)
清澈出水 (排放/非飲用)

Clear Permeate (stringent reuse)
清澈出水 (適合回用)

Traditional Activated 
Sludge Process

傳统的活性污泥處理

DMBR
正昌膜生物反應器

Effluent
處理後清水

Reuse 重用

Effluent
出水

Vibratory Membrane Advanced Treatment  (VMAT)
震動膜優化處理 (VMAT)

Dry Sludge
乾污泥

Public Sewage 
Treatment 

Works
公共污水 

處理廠

Landfill
填埋場

Sludge 
Holding Tank
剩餘污泥缸

A-JET
Air Injector

A-JET 曝氣機

Deodorization 
System

除臭系统

Air
空氣

Odour
氣味

Odour
氣味

Screen/ 
Grit Removal

隔篩/除泥

Filter Press
壓渣機

Truck
運泥車

Wastewater
廢水

Wastewater
廢水

Deodorizer
除臭器

Rubbish
垃圾

Sludge
污泥

Equalization 
Tank

均質池

UV 
Disinfection
紫外光消毒

Reverse 
Osmosis
反滲透

Aeration
曝氣池

Exhasut fan
抽風扇

Clean Air
乾淨空氣

Process flow of DMBR
正昌膜生物反應器處理流程

Raw 
Wastewater
原污水

Wastewater
廢水

Sedimentation Tank / 
Secondary Clarification
沉澱池/二次淨化

(Addition of Primary Sedimentation 
Tank depens on influent quality)
基於污水水質添加沉澱池

Screen
隔篩

Equalization Tank
均衡池

Primary Sedimentation Tank
第一次沉澱池

Activated Sludge
活性污泥

Screen
隔篩

Equalization 
Tank
均衡池 Membrane 

Module
膜組件

MBR
膜生物反應器

RO 反滲透

◆ Eliminates sewage piping
毋需排污管道

◆ Easy to install in existing aeration tank, increasing plant capacity in same footprint
易於安裝於現有曝氣池，在相同的面積上提升污水處理量

◆ High concentration of Mixed Liquor Suspended Solid (MLSS) (10,000-20,000mg/L)
greatly improves efficiency
混合液懸浮固體  (MLSS) 提濃  (10,000-20,000毫克/升 ) 提升污水處理效率



Case Studies for various applications
各種應用案例研究

	 Wastewater Source	 Parameters (mg/L)	 Influent	 Max. Flow rate (m3/day)	 Effluent	 Removal rate(%)
	 污水來源	 參數 (毫克/升)	 入水	 最大流量 (立方米/天)	 出水	 去除率(%)

	
Food processing

	 BOD5 5天生化需氧量	 1,590	  	 <5	 99.9
	 食品加工	 CODCr 化學需氧量	 2,600	 250 	 <20	 99.0
		  SS 懸浮固體	 380	  	 <1	 100

	 Greywater	 BOD5 5天生化需氧量	 <=200	
58 

	 <5	
95.0

	 灰水	 SS 懸浮固體	 <=200		  100

	 Blackwater
 
	 BOD5 5天生化需氧量	 210	

4,170 
	 <5	 97.6

	 生活污水	 SS 懸浮固體	 240	  	 <1	 99.6

	 Landfill leachate	 CODCr  化學需氧量	 ~10,000	
300 

	 99.4
	 填埋場滲漏液	 SS 懸浮固體	 <500		  <1	

100

DMBR effluent comparison against alternative standards DMBR
膜生物反應器  (DMBR)出水與其他標准比較

Coliform bacteria (n/100mL)
大腸杆菌  (個/100毫升 )

Total Suspended Solids (mg/L)
懸浮固體總數量  (毫克/升 )

BOD5 (mg/L) 
5天生化需氧量  (毫克/升 )

COD (mg/L) 
化學需氧量 (毫克/升 )

pH 酸鹼值

Chlorine (mg/L) 
氯 (毫克/升 )

HK Standard 
for discharge 
to Grade A+ 

inland water
香港環保署

A級標准+

< 1

10

10

50

6.5 - 8.5

N/A
不適用

HK Standard 
for discharge 
to Grade B++ 
inland water
香港環保署
B級標准++

100

30

20

80

6.5 - 8.5

N/A
不適用

HK Standard 
for discharge 
to Grade C+++ 

inland water
香港環保署
C級標准+++

1,000

20

20

80

6.5 - 8.5

N/A
不適用

HK Standard 
for Water 

Reuse
香港水務署
回用水標准

< 1

N/A
不適用

10

N/A
不適用

N/A
不適用

>1

Discharge from 
DMBR

DMBR 出水排放

<1  (with UV or 
Chlorine 經過

紫外光/氯 )

<10

<5

<30

6.5 – 8.5

Depends on 
application

是否加氯取决
於用途

+ Abstraction for potable water supply 集水區              ++ Irrigation 灌溉              +++ Pond fish culture 魚塘用途

Control Parameters
控制參數



Job references 過往項目 

Food Processing Wastewater 食品廠廢水
Lei Garden 利苑
Peak flow 高峰流量
– 250	 m3/day

		  立方米/天

Greywater 灰水 
Altira Macau  澳門新濠鋒酒店
Peak flow 高峰流量
– 250	 m3/day

		  立方米/天



Sewage 污水
Sai Kung Residential Development 
西貢高尚住宅區 
Peak flow 高峰流量
– 4,170	 m3/day

		  立方米/天

Greywater 灰水 
WSD Tin Shui Wai Government Building 水務署天水圍政府大樓
Peak flow 高峰流量
– 58	m3/day

		  立方米/天

DECL_DMBR_202011

Dunwell Engineering Co., Ltd 
Member of Dunwell Group 

正昌科技有限公司
正昌(集團)有限公司成員

8 Wang Lee Street, Yuen Long Industrial Estate, Yuen Long, N.T., Hong Kong
香港新界元朗工業邨宏利街8號
Tel 電話	 : (852) 2443 8188	 Fax 傳真	 : (852) 2789 3346
Email 電郵	: decl@dunwellgroup.com



 

 

 

 

 

 

 

 

 

Attachment 2 

Location of the STP and the Section of the proposed development  
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Appendix 11 

Open Space Provision on G/F  
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Appendix 12 

Summary Table of Various Departmental Comments 



P 1 | of 25 

 

Proposed Social Welfare Facility (Residential Care Home for the Elderly) in “Village Type Development” Zone on Approved Tai Mong Tsai and Tsam Chuk 

Wan Outline Zoning Plan No. S/SK-TMT/4 at the Remaining Portion of Section B of Lot No. 385, Sub-section 1 of Section B of Lot No. 385, Sub-section 2 of 

Section B of Lot No. 385, the Remaining Portion of Section C of Lot No. 385, Sub-section 1 of Section C of Lot No. 385, Section D of Lot No. 385, Section E of 

Lot No. 385, Section F of Lot No. 385, the Remaining Portion of Lot No. 385 and Adjoining Government land in D.D. 257, Tsam Chuk Wan, Sai Kung, New 

Territories (Application No. A/SK-TMT/74)  

Departmental Comments Response 

Email dated 13 July 2021 refers: 

TD: 

 

It is noted that the current access road is substandard and proposed to be 

improved by the applicant.  The applicant is required to submit a design of 

the proposed access road leading to the site and run-in/out with dimensions 

for our further review. 

Please refer to the updated G/F Layout Plan in Appendix 2 of this 

consolidated report. 

The swept paths of both light bus and private car exceeded the proposed run-

in/out between X and Z though Y.  Moreover, the swept path of PC clashes 

with the proposed clean utility room.  The applicant is advised to further 

review. 

An updated Swept path analysis has been carried out and shown in 

Appendix 5 of this consolidated report. 

 

Departmental Comments Response 

Email dated 23 July 2021 refers: 

UD&L of PlanD: 

 

The application site (the Site) falls within an area zoned “Village Type 

Development” (“V”) on the approved Tai Mong Tsai and Tsam Chuk Wan 

Outline Zoning Plan (OZP) No. S/SK-TMT/4.  The applicant seeks 

planning permission for a development of a 6-storey standalone RCHE 

building with a building height of not more than 23.6m (31.6mPD) and a 

plot ratio of about 4.01.  

 

Noted with thanks. 
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The Site of about 748.2m2 is currently vacant with a number of existing 

trees.  It is bounded by Tai Mong Tsai Road to the south and some village 

houses of 2-3 storeys to the east, south and north of the Site.  To the south 

across Tai Mong Tsai Road is an area mostly zoned “Coastal Protection Area 

(1)” (“CPA(1)”) and two small pieces of land zoned “V” with 2-3 storeys 

village houses.  The surrounding area is predominated by a rural residential 

countryside landscape character. 

 

Noted with thanks.  

Since the proposed development involves an increase in development scale 

and intensity with a GFA of about 3,000m2 and a building height of about 

23.6m which has far exceeded the development restrictions under the “V” 

zone, the Applicant should assess the potential visual impact with reference 

to the TPB Guidelines No. 41 on ‘Submission of Visual Impact Assessment 

for Planning Application to the TPB (TPB PG-No.41)’.  The Applicant 

should also propose if any mitigation measures would be implemented to 

mitigate the potential visual impact from the proposed development, and 

enhance its compatibility with the surrounding environment.  Without 

providing any visual materials such as photomontages, elevation drawings 

and a visual impact assessment, the potential visual impact of the proposal 

has yet to be ascertained at this juncture. 

Please refer to the Visual Impact Assessment in Appendix 7 of this 

consolidated report. 

 

Departmental Comments Response 

Email dated 28 July 2021 refers: 

DSD: 

 

Upon a review of the Planning Statement, it is noted that the report has 

addressed on traffic, visual environmental, sewerage...impacts arising from 

the development but the topic on 'No Adverse Drainage Impact' seems 

omitted.  Consultant should supplement.  The consultant should also 

Please refer to the Attachment 9 – Sewerage and Drainage Impact 

Assessment of this consolidated report. 
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carry out hydraulic assessment to assess the drainage impact from the 

development site to the existing drainage system at and downstream of the 

site and proposed drainage upgrading work if necessary. 

 

Departmental Comments Response 

Email dated 28 July 2021 refers: 

DSD: 

 

Sewerage Impact Assessment  

1. The SIA for the subject planning application needs to meet the full 

satisfaction of Environmental Protection Department (EPD), the 

planning authority of sewerage infrastructure.  DSD's comments on 

the captioned SIA submitted by the developer are subject to views 

and agreement of EPD. 

Noted with thanks.  

2. Section 5.7.3 - Please clarify the construction and maintenance 

responsibility of the proposed on-site septic tank system. The 

applicant is reminded that the proposed use and design of proposed 

septic tank system should be subject to the views and agreement of 

EPD and any relevant statutory requirements. 

Noted with thanks. A sewage treatment plant will be installed at the Site for 

disposal of wastewater arising from the proposed development. The 

Applicant will take up the responsibility of construction and maintenance 

of the proposed sewage treatment plan.  

 

 

Departmental Comments Response 

Email dated 28 July 2021 refers: 

LandsD: 

 

1. The Application Site comprises both private lots and government 

land and is situated within the village environ of Tsam Chuk Wan.  

Land within village environs of recognized village is primarily 

preserved for applicants with indigenous villager status to apply for 

small houses application.  The private lots under application are the 

Old Schedule agricultural lots held under Block Government Lease.  

Noted with thanks. The 499.2 sqm. of private land is based on the detailed 

land survey records as attached in the Planning Statement. The 249 sqm. of 

government land will be verified by the detailed land survey at later stage.  
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According to the planning statement, the total site area of the 

Application Site is about 748.2m2 which includes an area of about 

249m2 government land.  This office cannot verify the site area of 

both the private lots and the government land involved at the 

moment.  The applicant should make sure that the site data quoted 

in the submission is correct. 

2. The supplementary planning statement states that the Application 

Site is proposed to expand towards Tai Mong Tsai Road to occupy 

some government land serving as the EVA for the proposed 

development.  However, the schematic plans reveal that the 6/s 

building structures and car parking spaces are provided within the 

concerned government land.  The applicant is requested to clarify 

the proposal and justify the need for government land. 

The private lots of the Application Site are separated from Tai Mong Tsai 

Road by some government land. The irregular shaped concerned 

government land is currently occupied by a 2.1m platform. The Application 

Site is proposed to expand towards Tai Mong Tsai Road to occupy the 

subject government land for the following purposes in order to enhance the 

efficiency of the site. The key issues are as follow: 

 

▪ In order to acquire sufficient emergency vehicular access (EVA) 

according to the Cap. 123F Building (Planning) Regulations 

(B(P)R), the extension of the site to the subject government land 

could increase the site boundary adjacent to up to a standard EVA 

(i.e., Tai Mong Tsai Road).  

 

▪ According to Regulation 30 of the said B(P)R, the proposed RCHE 

is within the definition of habitable space in the regulation. By 

extending the site to the subject government land, the Tai Mong 

Tsai Road could serve as a specified street adjacent to the site and 

could serve as an area for prescribed window, which greatly 

increases the space efficiency of the site. The land is more 

efficiently utilized to provide more space for the premises within 

24m height limit. 
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▪ Due to the site constraint of the government land, the site will be 

difficult to achieve a reasonable separation alienation or 

development and has no foreseeable public use. Hence, the 

proposed development makes good use of the subject government 

land and the existing 2.1m platform with provision of additional 

planter and open space. 

3. If the subject application is approved by the Town Planning Board, 

the lot owner shall apply to this Office for a land exchange to effect 

the proposal.  However, there is no guarantee that such application 

will be approved by the Government.  Such application, if 

eventually approved, will be subject to such terms and conditions 

including payment of premium and an administrative fee as the 

Government considers appropriate at its discretion. 

Noted with thanks. 

 

Departmental Comments Response 

Email dated 27 July 2021 refers: 

SWD: 

 

2.  In view of the ageing population and the need to meet the ongoing 

demand for residential care need for the elderly, we have no 

objection in principle for the development of the proposed private 

residential care home for the elderly ("RCHE") from the service 

perspective, subject to the town planning perspectives and 

comments from other relevant government departments. 

Noted with thanks. 

3.  We also noted that the applicant has intention to apply for the 

Scheme to Encourage Provision of Residential Care Home for the 

Elderly Premises in New Private Developments ("the Incentive 

Scheme").  The applicant should note that support from Social 

Welfare Department ("SWD") for exemption of land premium 

Noted with thanks. The Social Welfare Department is kindly invited to 

consider issuing an In-principle Support to the subject Application.  
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under the Incentive Scheme in the captioned development project 

would be considered subject to the conditions that: 

(i) the design of the proposed RCHE should be subject to the 

satisfaction of SWD.  In this regard, the applicant may download 

relevant guidance note and best practice guidelines from SWD 

website as follows – 

https://www.swd.gov.hk/en/index/site_pubsvc/page_elderly/sub_r

esidentia/id_schemetoen/ 

Noted with thanks. 

(ii) the applicant shall bear the construction cost of RCHE while the 

proposed RCHE shall carry no financial implications, both capital 

and recurrent, to the Government.  The applicant should also 

provide, at its own cost, the required fire services installation, 

external wall openings/ louvers, as well as electricity, utility, 

drainage and water supply connections suitable for use of the 

RCHE; 

Noted with thanks. 

(iii) the applicant shall be required to comply with all statutory and 

licensing requirements including but not limited to those stipulated 

in the Residential Care Home (Elderly Persons) Ordinance, Cap. 

459 and its subsidiary legislation, as well as the latest version of the 

Code of Practice for Residential Care Homes (Elderly Persons); 

Noted with thanks. 

(iv) all requirements of the Incentive Scheme as set out in the Lands 

Department (LandsD)'s Practice Note No. 4/2003 (copy attached), 

together with any other requirements imposed by LandsD in the 

lease exchange/modification, if applicable, shall be complied with; 

and 

Noted with thanks. 

(v) the applicant shall accept that the above requirements, together with 

the minimum number of residential care places to be delivered, the 

gross floor area supported for premium exemption and any 

Noted with thanks. 
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necessary parameters to be advised by LandsD, may be stipulated 

as conditions in the land lease. 

4. Having examined the indicative layout plans, clarifications on the 

following matters by the applicant are necessary before we offer 

comments on the proposal for joining the Incentive Scheme and 

proceed with further action: 

 

(1) The "level of care" of the proposed RCHE; The proposed RCHE is a "care and attention home". 

(2) According to para. 4.9.2 of the Code of Practice for Residential Care 

Homes (Elderly Persons) January 2020 (Revised Edition), every 

room used for habitation or for the purposes of an office or kitchen 

in RCHEs shall be provided with adequate natural lighting and 

ventilation for compliance with sections 29, 30, 31, 32 and 33 of the 

Building (Planning) Regulations, (Cap 123 sub leg F.).  Please 

advise and confirm whether all the habitation areas could comply 

with the related statutory requirement.  Furthermore, please also 

clarify whether kitchen and laundry are provided with natural 

lighting and ventilation; 

With reference to the Revised Proposed Development Scheme in Appendix 

2, it is confirmed that all the habitation areas, kitchen and laundry could 

provide with adequate natural lighting and ventilation, in complying with 

the related statutory requirements.   

(3) Please note that the finished ceiling (i.e. the finished ceiling 

structure or suspended false ceiling) of every room must be situated 

at a height no less than 2.5m measuring vertically from the finished 

floor or not less than 2.3m measuring vertically from the finished 

floor to the underside of any finished beam; 

Noted with thanks. All finished ceiling of every room is above 2.5m from 

the finished floor. 

(4) It is indicated in the layout plan that two lifts would be provided.  

Please state the size of the lifts and clarify whether the lift(s) are 

sufficient for accommodating a stretcher bed measuring 2,050 mm 

x 560mm minimum; 

The internal size of lifts is 2100mm X 1750mm which is sufficient to 

accommodating the stretcher bed with size of 2050mm X 560mm. Please 

refer to the Revised Proposed Development Scheme in Appendix 2. 
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(5) It is observed in the layout plan that some dormitories on 2nd to 5/F 

floors are with balconies.  Please advise the safety/ security 

measures could be adopted to ensure the residents' safety; 

Extra high balustrade/ shield with 1600mm (H) would be provided to 

ensure resident’s safety. 

(6) It is noted that the Dining/Multi-purpose area is located on 1/F and 

no such function area are provided on each floor from 2/F to 5/F.  

While no dumb waiter will be provided, please append more 

information on the meal transportation and dining arrangement for 

our consideration.  Apart from having meals, the provision of 

Dining/Multi-purpose area on each floor will also facilitate the 

residents to perform daily or group activities; 

Noted with thanks. A dumb waiter will be provided on 2/F to 5/F for the 

purpose of meal transportation. Please refer to the Revised Proposed 

Development Scheme in Appendix 2 of this consolidated report.   

 

 

(7) Please provide a Schedule of Accommodation table and mark the 

Net Operational Floor Area of each functional room / area for our 

examination; 

Please refer to the Revised Schedule of Accommodation table with Net 

Operational Floor Area (NOFA) in Appendix 3 of this consolidated report.   

(8) Please provide a bed arrangement in the End-of-Life (EOL) care 

room and it is desirable to have a bathroom cum toilet attached to 

the EOL care room; 

Bed Arrangement of End-of -life (EOL) care room is provided as shown on 

the Revised Proposed Development in Appendix 2. 

(9) The Small Group Activity Room on the 1/F is in a long triangular 

shape.  Please review whether the proposed area is sufficient and 

suitable to carry out small group activity; and 

Noted with thanks. The layout of the Small Group Activity Room on the 

1/F is relocated and amended in ensuring that the proposed area is sufficient 

and suitable to carry out small group activity. Please refer to the Revised 

Proposed Development Scheme in Appendix 2.  

(10) It is noted that two private car parking space [3.5 m x 5 m x 2.4 

(headroom)] and one loading / unloading (L/UL) space [ 3m x 8m x 

3.3 (headroom) ] would be provided.  Please ensure that the size of 

L/UL space is sufficient for ambulance use. 

Ambulance of size 7.5 X 2.5m could use the loading/ unloading bay of the 

site [3m x 9m x 3.3 (headroom)] as it is usually not occupied in operation. 
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Departmental Comments Response 

Email dated 12 August 2021 refers: 

SWD: 

 

We would like to draw the applicant's attention on the following from 

licensing perspective: 

 

▪ Deadend travel distance exceeding 12m was noted in the 

Superintendent's Office and Staff Dormitory on 2/F. 

A door of required staircase is relocated in ensuring that the deadend travel 

distance does not exceed 12m in Superintendent's Office and Staff 

Dormitory on 2/F. Please refer to the 2/F layout of the Revised Proposed 

Development Scheme in Appendix 2 of this consolidated report.   

▪ An accessible toilet in compliance with Design Manual: Barrier Free 

Access 2008 should be provided on each floor on 1/F to 5/F. 

An accessible toilet is provided on each floor on 1/F to 5/F as shown in the 

Revised Proposed Development Scheme in Appendix 2. 

▪ A manoeuvring space of 1.5m x 1.5m should be provided in each 

dormitory within 3.5m measured from the end of the dormitories. 

A manoeuvring space of 1.5m x 1.5m is provided in each dormitory within 

3.5m measured from the end of the dormitories. 

▪ The proposed RCHE should comply with the height restriction on 

RCHE as stipulated in section 20 of the Residential Care Home 

(Elderly Persons) Regulation, i.e. no part of the RCHE shall be 

situated at a height more than 24m above the ground floor, measuring 

vertically from the ground of the building to the floor of the premises 

in which the RCHE is to be situated. 

Noted with thanks. No part of the RCHE is situated at a height more than 

24m above the ground floor, measuring vertically from the ground of the 

building to the floor of the premises in which the RCHE is to be situated. 

 

Departmental Comments Response 

Email dated 5 August 2021 refers: 

EPD: 

 

1. According to the provided information, it is understood that the 

application involves the development of a maximum 6-storey 

standalone residential care home for elderly (RCHE) building with 

provision of about 110 beds.  No existing public sewerage is 

available in the vicinity of the application site.  The applicant 

Noted with thanks. 
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proposes to install on-site septic tank for disposal of wastewater 

arising from the proposed development. 

2. However, with reference to Section 5.2.4(b) in Chapter 9 of the Hong 

Kong Planning Standards and Guidelines (HKPSG), sewage 

treatment plants should be installed at locations where public 

sewerage is not available and population is more than 50 people.  In 

this connection, as the proposed septic tank arrangement for disposal 

of wastewater is inappropriate, we do not support the application. 

Noted with thanks. A sewage treatment plant will be installed at the Site for 

disposal of wastewater arising from the proposed development. Please refer 

to the Appendix 10 for the Proposed Sewage Treatment Plant. 

  

 

Departmental Comments Response 

Email dated 10 September 2021 refers: 

UD&L of PlanD: 

 

2.  It is noted 4 viewpoints (VPs) have been identified from the VIA. 

According to the photomontages, it is doubtful whether the visual 

sensitivity as suggested in Table 2 of the VIA is accurate as the 

mountain back drop and visual openness of VPs 1 and 2 will be 

substantially blocked and there will be a loss of sky view and spatial 

openness from VPs 3 and 4. The Applicant is advised to review the 

impact of the VPs, for example VPs 1 and 2 should be moderate 

adverse and VP 3 should be slightly adverse.  

Noted with thank. Please refer to the revised Table 2 of the Visual Impact 

Assessment in Appendix 7 of this consolidated report.   

3. With reference to the photomontages and site context, the 

surrounding area is predominated by a rural residential countryside 

landscape character with developments around 1-3 storeys. There is 

a concern over the scale and bulk of the proposed development which 

are relatively disproportionate to the existing setting. Even the 

Applicant has claimed that there would be a buffer distance of 5 

meters between the building façade and the road kerb of Tai Mong 

Tsai Road (about 3 meters from the site boundary), edge treatment 

Noted with thanks. In order to minimize the bulk of the proposed 

development, it is proposed to use large strip of glass on façade with clear 

color differences of the cubic mass. It could help dividing into small pieces 

instead of a massive single building block. In order to further blend in with 

the surrounding environment, the selected material with color tone that 

could match surrounding environment such as wood fins color/ greenery/ 

textured concrete wall with low saturation. Please refer to the Revised 

Photomontages of the VIA in Appendix 7.  
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with landscaping and greening at multi levels to mitigate the visual 

impact. The effectiveness of these measures in blending in the 

development with the surrounding environment is doubtful as shown 

in the photomontages. The Applicant should further explore other 

design options to minimize the bulk of the proposed development, 

further blend in with the surrounding environment and avoid blank 

façade walls on the periphery of the development.  

 

 

Departmental Comments Response 

Email dated 03 November 2021 refers: 

SWD: 

 

Please refer to the following comments on the Responses-to-Comments, 

Schedule of Accommodation (SoA) table and revised drawings from welfare 

service perspective for your further processing - 

 

(a) As shown in the heading of the SoA table, the SoA of the proposed 

RCHE is for 114 beds.  However, we note that the layout plan has 

indicated that there are 110 beds instead of 114 beds. Please clarify the 

capacity of the proposed RCHE. 

It is confirmed that the capacity of the proposed RCHE is 110 beds. The 

SoA has been revised accordingly.  

 

(b) In the SoA table, the no. of occupant for sick / isolation /quiet room is 

two but four sick / isolation /quiet rooms were shown on the layout 

plan.  Please clarify the number of sick / isolation / quiet rooms to be 

provided and the number of beds. 

There are four dormitory floors in the Proposed Development Scheme. 

According to the special requirements in SoA, one room at 8 m2 should be 

provided for every 50 residents on each floor with provision of dormitory 

rooms. Therefore, there are four sick/ isolation/ quiet rooms in the proposed 

development.  

(c) We observe that some areas on pro-rated for 110 residents against the 

standard SoA for 100 residents marked in the SoA table are not correct, 

e.g. Dining / Multi-purpose room for 110 residents should be 242m2 

instead of 220m2;  Nursing station cum medical consultation room 

should be 30.8m2  instead of 40m2 ; Sick / Isolation / Quiet Room for 

Required area for the subject rooms in SoA are revised for 110 residents on 

pro-rated basis.  
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110 residents should be 17.6m2 instead of 32m2;  Soiled Utility Room 

should be 8.8m2 instead of 16m2; Female / Male Staff Changing room 

and Rest Room cum Pantry should be 44.1m2 instead of 40m2.  

Please rectify. 

(d) The area provided for superintendent's office, assistant superintendent's 

office and general office were marked clearly on the SoA table but there 

is no demarcation of these function rooms on the layout plan of the 2/F.  

Please review and indicate the respective locations of these rooms.  

Please refer to the Revised Proposed Development Scheme in Appendix 2 

of this consolidated report.    

(e) It is mentioned earlier that "the Dining/Multi-purpose area is located 

on 1/F and no such function area are provided on each floor from 2/F 

to 5/F.  While no dumb waiter will be provided, please append more 

information on the meal transportation and dining arrangement for our 

consideration.  Apart from having meals, the provision of 

Dining/Multi-purpose area on each floor will also facilitate the 

residents to perform daily or group activities".  Despite the dumb 

waiter is added in this layout plan, there is no Dining / Multi-purpose 

area provided on 2/F to 5/F whereas we noted there are area provision 

of "common area" on 2/F-5/F.  Please clarify the usage of "common 

area" and whether there is provision for the purpose as Dining/Multi-

purpose area on 2/F-5/F. 

As shown in the Revised Proposed Development Scheme in Appendix 2, 

Common Area on 2/F to 5/F are designated as "the Dining/Multi-purpose 

area". Dump waiter is provided on 1/F to 5/F for vertical delivery of meal. 

(f) The response of the Applicant about the provision of balconies in some 

dormitories of the proposed RCHE is noted.  Please make sure that 

there are sufficient measures and facilities to ensure residents' safety in 

such provision.    

Noted with thanks. Barrier with sufficient height would be provided along 

the balcony. 

(g) According to Chapter 8 of the Hong Kong Planning Standards and 

Guidelines, the parking space for ambulance is 9m x 3m.  Please 

ensure that the size of loading / unloading bay is sufficient for 

Please refer to the Revised Proposed Development Scheme in Appendix 2 

of this consolidated report.   
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ambulance use.   

Apart from the above, the applicant should ensure that the design of the 

proposed RCHE shall comply with all relevant licensing and statutory 

requirements. 

 

Please refer to the following comment from licensing perspective for your 

further processing: 

 

"As per the submitted response-to-comments and drawings, most of our 

previous comments on building safety have been addressed except that 

provision of natural lighting and ventilation to the nurse stations cum 

medical consultation rooms on 2/F to 5/F.  Compensatory provision of 

artificial lighting and mechanical ventilation (fresh air) may be accepted 

subject to the demonstration of adequate air change." 

Noted with thanks. 

 

Departmental Comments Response 

Email dated 15 Nov 2021 refers: 

EPD: 

 

Please find our comments on the FI as below:  

(a) S.3 of Appendix 3 (Design Effluent Standards) – The applicant should 

obtain a WPCO licence for the operation of on-site Sewage Treatment 

Plant (STP). Also, the effluent standards may vary based on the actual 

discharge point of the STP. Therefore, at the current stage, please delete 

Table 3 and the sentence "A brief summary of the major parameters of 

Standards for Effluents Discharged into Group B inland waters was 

listed in Table 3 below.".  

Noted with thanks. Upon the approval, the applicant would obtain a WPCO 

licence for the operation of on-site Sewage Treatment Plant (STP). As 

shown in the Revised Sewerage and Drainage Impact Assessment in 

Appendix 9, the sewage from the Proposed Development is proposed to be 

treated in the proposed STP and then discharged to the nearest proposed 

drainage terminal manhole SMH01 of the site via a proposed 225mm sewer 

in the Site. In spite of this, the applicant understands that the effluent 

standards will be subject to the actual discharge point of the STP at the 

formal licence application stage. 
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(b) The applicant is also reminded to update the Supporting Planning 

Statement accordingly to tally with the revised sewerage proposal. 

Noted with thanks. Please refer to the Revised Proposed Development 

Scheme in Appendix 2 of this consolidated report.   

(c) It is noted that the treated sewage effluent is proposed to be discharged 

to the existing 300mm width open U-channel system along Tai Mong 

Tsai Road. The consultant is reminded to include such load in the 

Drainage Impact Assessment (DIA) and seek DSD's agreement. 

Noted with thanks. Please refer to the Revised Sewerage and Drainage 

Impact Assessment in Appendix 9 of this consolidated report.   

Regarding the public comment concerning on the potential noise impact 

from Tai Mong Tsai Road, in view of the insufficient information provided 

in supplementary planning statement for supporting no adverse road traffic 

noise impact on the proposed RCHE development, the applicant shall 

conduct quantitative road traffic noise assessment to ensure that the 

proposed RCHE development is acceptable in noise planning point of view. 

The endorsement letter of the traffic forecast from TD shall also be included 

in the quantitative road traffic noise assessment. 

Noted with thanks. Please refer to the Noise Impact Assessment in 

Appendix 8 of this consolidated report.   

 

Departmental Comments Response 

Email dated 15 Nov 2021 refers: 

TD: 

 

(d) The applicant is advised to liaise with relevant management 

departments and adjacent private lots to identify the management and 

maintenance responsibility of the proposed access road beyond the 

public footpath portion. 

Noted with thanks. 

(e) In view of the public comment, TD considers that it is necessary for the 

applicant to provide clearer justifications on the traffic 

generation/attraction and associated impact to nearby roads. In this 

regard, please ask the applicant to submit a traffic review including the 

following aspects for further review: 

- Based design assumptions including study area and design year; 

Please refer to the Traffic Impact Assessment in Attachment 6 of this 

consolidated report.   
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- Anticipated traffic generation and attraction; 

- Road link and junction capacity assessment of nearby 

road/junctions; and 

- Potential impact to nearby traffic and proposal of mitigation 

measures. 

 

Departmental Comments Response 

Email dated 15 Nov 2021 refers: 

CTP/UD&L, PlanD: 

 

(a) according to site photos taken on 6.7.2021, there are existing trees 

including Archontophoenix alexandrae (假檳榔), Terminalia catappa 

(欖仁樹) and Juniperus chinensis L. ‘Kaizuca’ (龍栢) of medium sized 

in good to fair conditions observed within the Site.  With reference to 

the proposed layout plan, it is noted that the existing trees are in direct 

conflict with the proposed development while 6 trees and other amenity 

planting are proposed on G/F, 1/F and 2/F of the development.  In view 

that affected trees are of common species, she has no objection to the 

application from landscape planning perspective; 

Noted with thanks.  

(b) the applicant is advised to utilize the roof floor for open space provision 

with sitting area and recreational facilities for the enjoyment of the 

elderly and staff; and 

Noted with thanks. Utilization of the roof floor for open space provision 

will be explored in the detailed design stage 

(c) the applicant should note that approval of the section 16 application by 

the TPB does not imply approval of the trees works such as pruning, 

transplanting and/or felling under lease.  The applicant is reminded to 

approach relevant authority/ government department(s) direct to obtain 

necessary approval on tree works. 

Noted with thanks. 

 

 



P 16 | of 25 

 

Departmental Comments Response 

Email dated 15 Nov 2021 refers: 

WSD: 

 

(a) existing water mains are in close proximity to the Site and is likely to 

be affected.  The grantee/applicant is required to either divert or 

protect the water mains found on site; 

Noted with thanks. 

(b) if diversion is required, existing water mains inside the Site are needed 

to be diverted outside the site boundary of the proposed development to 

lie in government land.  A strip of land of minimum 1.5 metres in 

width should be provided for diversion of existing water mains.  The 

cost of diversion of existing water mains upon request will have to be 

borne by the applicant; and the applicant shall submit all relevant 

proposal to WSD for consideration and agreement before the works 

commence; 

Noted with thanks. 

(i) if diversion is not required, the following conditions shall apply: 

• existing water mains are affected as indicated on the site plan and no 

development which requires resitting of water mains will be allowed; 

• details of site formation work shall be submitted to the Director of 

Water Supplies (D of WS) for approval prior to commencement of 

works; 

• no structures shall be built or materials stored within 1.5 metres from 

the centre line(s) of water main(s) shown on the plan.  Free access 

shall be made available at all times for staff of the D of WS or their 

contractor to carry out construction, inspection, operation, 

maintenance and repair works; 

• no trees or shrubs with penetrating roots may be planted within the 

Waterworks Reserve or in the vicinity of the water main(s).  No 

change of existing site condition may be undertaken within the 

Noted with thanks. 
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aforesaid area without the prior agreement of the D of WS.  Rigid 

root barriers may be required if the clear distance between the 

proposed tree and the pipe is 2.5 metres or less, and the barrier must 

extend below the invert level of the pipe; 

• no planting or obstruction of any kind except turfing shall be 

permitted within the space of 1.5 metres around the cover of any 

valve or within a distance of 1 metre from any hydrant outlet; 

• tree planting may be prohibited in the event that the D of WS 

considers that there is any likelihood of damage being caused to 

water mains; 

(ii) the grantee/applicant is required to submit Water Supply Impact 

Assessment (WSIA) Report for WSD’s comment and approval prior to 

commencement of works.  The applicant shall ensure the above 

requirements are fully complied with and incorporate the ‘response-to-

comment’ into the later submission for further consideration. 

Noted with thanks. 

 

Departmental Comments Response 

Email dated 15 Nov 2021 refers: 

HyD: 

 

(a) the applicant shall be responsible for construction of a proper vehicular 

run-in/out arising from the proposed development.  The design and 

details of the vehicular run-in/out shall follow HyD’s prevailing 

departmental standards and requirements; and 

Noted with thanks. 

(b) the applicant shall be responsible for construction and maintenance of 

the proposed driveway connected between the proposed development 

and Tai Mong Tsai Road. 

Noted with thanks. 
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Departmental Comments Response 

Email dated 03 November 2021 refers: 

BD: 

 

(a) a RCHE which is for habitation is a domestic use under the Buildings 

Ordinance (BO).  However, RCHE may be treated as non-domestic 

building for the purposes of Building (Planning) Regulations (B(P)R) 

20, 21, and 25 subject to application for modification accepted by the 

Building Authority; 

Noted with thanks. 

(b) a RCHE which is for habitation is a domestic use under the Buildings 

Ordinance (BO).  However, RCHE may be treated as non-domestic 

building for the purposes of Building (Planning) Regulations (B(P)R) 

20, 21, and 25 subject to application for modification accepted by the 

Building Authority; 

Noted with thanks. 

(c) emergency vehicular access, where applicable, should be provided to 

the proposed building in compliance with the B(P)R 41D; 

Noted with thanks. The emergency vehicular access is provided along Tai 

Mong Chai Road. 

(d) every room used for habitation or for the purpose of an office or as a 

kitchen shall be provided with natural lighting and ventilation in 

accordance with B(P)R 30 and 31.  The applicant is required to 

demonstrate compliance with B(P)R 30 and 31, particularly for rooms 

not facing the streets; 

Noted with thanks. It is confirmed that every room used for habitation or 

for the purpose of an office or as a kitchen shall be provided with natural 

lighting and ventilation.  

(e) service lane, which was omitted in the proposed scheme, should be 

provided in accordance with B(P)R 28; 

Please refer to the Revised Proposed Development Scheme in Appendix 2 

of this consolidated report.   

(f) the building shall be designed to the satisfaction of the BA in such a 

manner as will facilitate the access to and use of that building and its 

facilities by persons with a disability in accordance with (B(P)R) 72; 

Noted with thanks. 

(g) PNAP APP-2 and PNAP APP-111 will be referred to when determining Noted with thanks. 
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exemption of GFA calculation for aboveground or underground car 

parking spaces; 

(h) the applicant’s attention is also drawn to the policy on GFA concessions 

under PNAP App-151 in particular the 10% overall cap on GFA 

concessions and, where appropriate, the SBD requirements under PNAP 

APP-152; 

Noted with thanks. 

(i) the granting of the planning approval should not be construed as an 

acceptance of the unauthorized structures on site under the BO.  

Enforcement action may be taken to effect the removal of all 

unauthorized works in the future; and 

Noted with thanks. 

(j) detailed comments will be given during general building plans 

submission stage. 

Noted with thanks. 

 

Departmental Comments Response 

Email dated 15 Nov 2021 refers: 

DSD: 

 

Drainage Impact Assessment  

(i) Section 3.2.l – As mentioned in this section and in Table 3.1, the 

existing condition of the development site is 100% paved. 

Consultant is requested to provide photos to show the existing 

condition (100% paved) of the entire development site in 

Appendix A of the Report. 

Noted with thanks. The photo of the existing condition is provided in 

Appendix E (Fig E1) of the Appendix 9 of this consolidated report. 

(ii) (ii) Figure 2 (on page 10) - The title of this figure should read as 

“Location of Discharge". Besides, it is noted that two different 

channels are given the same name (i.e. UC1). Consultant should 

check and amend accordingly. Please also indicate the 

connection pipe/channel downstream of SMHl. 

Noted. It is revised that UC 1 indicates the existing drainage system only 

which is shown in Appendix F while the newly proposed drainage system 

(SMH01-06) is indicated in Appendices B and G of the Appendix 9 of this 

consolidated report.   
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(iii) Section 3.4- Capacity check result for U-channel 4 (UC4) is 

presented in Table 3.5 but the UC4 is not shown in any plan. 

Consultant please indicate UC4 in Appendix B and Appendix C. 

Furthermore, the downstream pipe/channel from SMH should 

also be indicated. 

Since the existing drainage system will not be used for the proposed 

development, the capacity check for newly proposed drainage system 

(SMH01-06) is provided in Table 3.5. The downstream channel from 

SMH01 is indicated in Appendices B and G of the Appendix 9.  

(iv) Appendix E - UC5 (indicated in Appendix B & Appendix C) is 

omitted in the capacity check, Consultant should supplement the 

check in Appendix E, 

UC 5 from the existing drainage system will not be used for the proposed 

development. The capacity check on the proposed drainage system is 

provided in Appendix I of the Appendix 9. 

(v) The applicant/ consultant should use a plan to indicate the 

discharge point for the treated effluent and also indicate the 

downstream public drainage system. 

The treated effluent will be conveyed to the proposed drainage system via 

the proposed terminal manhole from the Sewage Treatment Plant (SMH01-

06). The detail is provided in Appendix B of the Appendix 9. 

(vi) If the treated effluent is finally discharged into the drainage 

system; the hydraulic calculation should include a check to 

ensure that the downstream public drainage has the capacity to 

take the flow and if any upgrading is required to be carried out 

by the applicant/ developer. 

The treated effluent will be discharged to an existing natural stream via the 

proposed drainage system, which is shown in Appendix G of the Appendix 

9. The calculation of drainage capacity is provided in Appendix I of the 

Appendix 9.  

Sewerage Impact Assessment  

(vii) The proposed on-site sewage treatment plant in this SIA is 

subject to EPD's approval. 

Noted with thanks. 

 

Departmental Comments Response 

Email dated 18 Nov 2021 refers: 

LandsD: 

 

As mentioned in para. 2 of our memo of 26.7.2021, the concerned private 

agricultural lots and the adjoining government land (G.L.) fall within the 

Village Environs of Tsam Chuk Wan which is a recognized village and an 

indigenous villager is entitled to apply for permission to erect a small house 

Noted with thanks. 
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once in his lifetime within this area.  DLO/SK has concerns / reservations 

for the proposed Social Welfare Facility. 

 

Departmental Comments Response 

Email dated 17 Dec 2021 refers: 

Urban Design Unit, UD&L: 

 

It is noted that the applicant has revised the rating and photomontages of 

VIA and incorporated further design measures to minimize the bulk of 

proposed development.  We have no further comment on the subject 

application from urban design and visual perspectives. 

Noted with thanks. 

 

Departmental Comments Response 

Email dated 27 Feb 2022 refers: 

TD: 

 

No comments on the Traffic Impact Assessment submitted in the FI.  As 

the traffic induced by the proposed RCHE is not significant, we consider the 

application tolerable from traffic ground. 

Noted with thanks. 

regarding the proposed run-in/out and access connecting to the X, Y, and Z 

on the site, we would like to append the following approval condition: 

 

"The design and provision of proposed run-in/out and vehicular access, as 

well as any necessary modifications of existing public footpath and 

carriageway to tie-in with the proposed development, at the applicant's own 

cost, as proposed by the applicant, to the satisfaction of the C for T or of the 

TPB." 

Noted with thanks. 
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Departmental Comments Response 

Email dated 02 Mar 2022 refers: 

SWD: 

 

Given the applicant has confirmed the following items in the R-to-C table 

on P.2-4, we have no further comment on these items from the service point 

of view. 

 

(a) The capacity of the proposed RCHE is 110 beds; 

(b) 4 sick / isolation / quiet rooms would be provided in the proposed 

development; 

(c) Superintendent's office, Assistant superintendent's office and General 

office were marked in the layout plan on 2/F; 

(d) Dumb waiter would be provided on 1/F to 5/F and the common area on 

2/F to 5/F are designated as "Dining / Multi-purpose area"; 

(e)  Barrier with sufficient height would be provided along the balcony; and 

(r) The loading / unloading is re-sized and sufficient for ambulance use. 

Noted with thanks. 

However, we note that there is no revised Schedule of Accommodation in 

the latest submission. The applicant should provide the revised Schedule of 

Accommodation for our comment. 

Please refer to the Revised Schedule of Accommodation table with Net 

Operational Floor Area (NOFA) in Appendix 3 of this consolidated report.   

Furthermore, the applicant shall ensure that the design and construction of 

the RCHE shall comply with all the statutory and licensing requirements and 

draw special attention that (1) all habitation areas or rooms of the proposed 

development shall comply with the requirements of natural lighting and 

ventilation and (2) the ceiling height requirement of every room as stated in 

the Code of Practice for Residential Care Homes (Elderly Person) issued by 

the Social Welfare Department.   

Noted with thanks. 

Attention should also be drawn to our earlier comment in November 2021 

about the provision of natural lighting and ventilation to the nurse stations 

Noted with thanks. 



P 23 | of 25 

 

cum medical consultation rooms on 2/F to 5/F.  Compensatory provision 

of artificial lighting and mechanical ventilation (fresh air) may be accepted 

subject to the demonstration of adequate air change. 

 

Departmental Comments Response 

Email dated 02 Mar 2022 refers: 

Urban Design Unit, UD&L: 

 

It is noted that the applicant has minor revised the building footprint and 

added a service lane. The applicant should clarify that the revised 

photomontages of the Visual Impact Assessment submitted on 12.10.2021 

is still applicable. 

Please note that the revised photomontages of the Visual Impact 

Assessment in Appendix 7 of this consolidated report is still applicable.  

 

Departmental Comments Response 

Email dated 08 Mar 2022 refers: 

DSD: 

 

Having examined the revised Sewerage and Drainage Impact Assessment, 

please find our further comment below for your consideration. 

 

(i) Section 2.2 – 1st para., line 1: Section 3.2 – 2nd para., line 1: Section 3.3 

– 1st para., line 3 

 

I understand that there is no public drainage and sewerage records available 

in the vicinity of the subject site. As such, the wordings “insufficient 

drainage record provided from DSD” and “insufficient drainage record” 

should be fine-tuned in the respective paragraphs.  

Noted with thanks. Please refer to the Sewerage and Drainage Impact 

Assessment in Appendix 9 and see the revised content in the respective 

paragraph. 
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Departmental Comments Response 

Email dated 16 Mar 2022 refers: 

EPD: 

 

It is noted that there is no public sewer in the vicinity of the site.  According 

to FI, the applicant proposes to install on-site Sewage Treatment Plant (STP) 

with the adoption of Membrane Bioreactor (instead of septic tank in previous 

supplementary planning statement) for treatment of wastewater arising from 

the proposed development.  Precautionary measures are also proposed in 

the FI for dealing with emergency situations such as the provision of buffer 

storage tanks, arrangement for tanker away and contingency plans during 

the breakdown of STP. 

Noted with thanks. Please refer to the Sewerage and Drainage Impact 

Assessment in Appendix 9 and see the revised content in the respective 

paragraph. 

 

On the other hand, we have some technical comments on the noise impact 

assessment and the noise model as follows: - 

 

Technical comments on Noise Impact Assessment: 

1. The endorsement from TD shall be required on the methodology of 

traffic forecast adopted for quantitative road traffic noise assessment. 

2. S.2.2.1 & S.2.4.1 - There are sick/ isolation/ quiet room in the RCHE 

and the use would be similar to wards.  According to HKPSG, the 

traffic noise standard for wards in RCHE which rely on open window 

for ventilation is 55dB(A).  Please consider further noise mitigation 

measures (e.g. rearrange of layout) to avoid any potential noise 

exceedance. 

Noted with thanks.  

Technical comments on noise model: 

1. The cut-off distance for all 8 models shall be 300m instead of 1000m. 

2. Please review if the road surface of the concerned Tai Mong Tsai 

Road should be bitumen instead of concrete in the model. 

Noted with thanks. 
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In conclusion, we have no in principle objection for the application subject 

to imposing a planning approval condition requiring submission of Noise 

Impact Assessment (NIA) to demonstrate the proposed Residential Care 

Home for Elderly (RCHE) development will comply with the relevant noise 

standards of HKPSG and implementation of the recommended mitigation 

measures. 

Noted with thanks.  

 



ml ** * (rnr.'nrrbnrrr Lrmr.d

Date: 24th March2022 Page(s): 1 + Attachment

BY EMAIL (tpbpd@pland.qov.hk)
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Proposed Social Welfare Facility (Residential Care Home for the Elderly) in “Village Type Development” Zone on Approved Tai Mong Tsai and Tsam Chuk 

Wan Outline Zoning Plan No. S/SK-TMT/4 at the Remaining Portion of Section B of Lot No. 385, Sub-section 1 of Section B of Lot No. 385, Sub-section 2 of 

Section B of Lot No. 385, the Remaining Portion of Section C of Lot No. 385, Sub-section 1 of Section C of Lot No. 385, Section D of Lot No. 385, Section E of 

Lot No. 385, Section F of Lot No. 385, the Remaining Portion of Lot No. 385 and Adjoining Government land in D.D. 257, Tsam Chuk Wan, Sai Kung, New 

Territories (Application No. A/SK-TMT/74)  

 

Departmental Comments Response 

Email dated 23 March 2022 refers: 

UD&L of PlanD: 

 

Kindly note that the visual impact rating on Revised Table 2 was agreed on 

27.10.2021. It is noted that the visual impact ratings for VP1, VP2 and VP3 

in paragraphs 6.2.3, 6.3.2 and 6.4.3 at Appendix 7 are not updated. The 

applicant should submit replacement pages to revise summaries of each VP. 

Noted with thank. Please refer to the replacement pages in Appendix 1.  

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment 1 

Replacement Pages of the Visual Impact Assessment 
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Chapter 6 – Visual Assessment 
 

 
 
6.1 Proposed Scheme 
 
6.1.1 With the purpose to evaluate the visual influence to be brought by the proposed RCHE 

building, this visual assessment illustrates the level of influence with reference to the 
four appraisal aspects (e.g., Visual Composition, Visual Obstruction etc.) and overall 
visual impact evaluation instructions as indicated in TPG PG-NO.41.  

 
6.1.2 It is assumed that the mean street level for the Application Site is about +9.5mPD. The 

proposed scheme comprises of one block of a 6-storey tall RCHE development with 
about 110 beds. The BH of the proposed development is not more than 31mPD at main 
roof (or not exceeding 23.6m for the absolute building height), which is then to be 
adopted as the Proposed Scheme in this Visual Assessment.  

 
6.2 View looking north-westward from the low-rise residential developments along 

Tai Mong Tsai Road (Figure 4) 
 
6.2.1 The likely SR at this Viewing Point would be the users of the Tai Mong Tsai Road 

(pedestrians, bikers and drivers). This is a kinetic viewpoint looking westward from the 
low-rise residential developments along Tai Mong Tsai Road. This is a close-range view 
as the viewpoint is approximately 70m to the east from the Site. The view falls into the 
visual envelope as shown in Figure 2.  

 
6.2.2 Given that the existing mature tree groups along the other side of Tai Mong Tsai Road 

and the existing low-rise residential developments nearby, the 6-storey tall storey will 
only induce moderate visual obstruction at VP1, as the building gaps between the 
proposed development and the adjacent tree groups could still allow a medium level of 
visual penetration with an open sky view.  A buffer distance of 5m between the building 
façade and the road kerb of Tai Mong Tsai Road as recommended in Table 3.1 in 
Chapter 9 of HKPSG is proposed to avoid a significant reduction in visual openness. In 
order to further mitigate the visual impact, the external wall facing towards the Tai Mong 
Tsai Road will also be partially screened by vertical greening.  

 
6.2.3 To this end, the visual impact caused by the proposed development is considered to be 

moderately adverse as an additional obstruction is created. The proposed setback of 
5m from Tai Mong Tsai Road and the proposed edge treatment as shown in 
photomontage could minimize the building bulk visually. In order to further blend in with 
the surrounding environment, the selected material with color tone that could match 
surrounding environment such as wood fins color/ greenery/ textured concrete wall with 
low saturation. Other improvement could be adopted in later detailed design stage in a 
hope that the proposed development will minimize the visual bulk and lead a harmonious 
integration into the current site context.  

 
6.3 VP2: View looking north-eastward from the bus stop along Tai Mong Tsai Road 

(Figure 5)  
 
6.3.1 The likely SR at this Viewing Point would be the pedestrians, bikers and drivers on Tai 

Mong Tsai Road. This is a kinetic viewpoint looking north-eastward from the bus stop 
along Tai Mong Tsai Road. This is a close-range view as the viewpoint is approximately 
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30m to the southwest from the Site. The view falls within the Visual Envelope as shown 
in Figure 2.  

 
6.3.2 At this close-range public viewing point, most of the proposed development, particularly 

from 2/F to the rooftop, will be viewed as shown in Figure 5. The proposed landscaping 
treatments at various levels not only offer significant visual mitigation measures, but also 
contribute positive effort to soften the hard edge of the building and blend in well with its 
surrounding mature tree groups. Hence, the overall visual impact to be generated by 
the proposed development at this close-up VP2 is within the level of moderately adverse.  

 
6.3.3 In addition, the sensitivity of this VP2 receiver is also relatively low because of the short 

duration of viewing. Given a combination of the scale of the proposed development and 
the mature tree groups to its west and opposite of the Site, it still allows a medium level 
of visual penetration with an open sky view. 

 
6.4 VP3: View looking south-eastward from the low-rise residential developments on 

the northern side of the Site (Figure 6) 
 
6.4.1 This Viewing Point assumes the residents of the low-rise residential development on the 

north-western side of the Site to be the likely SR. This is a static viewpoint looking south-
eastward from the low-rise residential developments on the north-western side of the 
Site. Falling out of the visual envelope, VP3 is a medium-range view which is 
approximately 110m northwest of the site, as shown in Figure 2.  

 
6.4.2 As shown in Figure 6, given the major elements including (1) the mature tree groups; 

(2) temporary structures; and (3) open sky view, a big portion of the proposed 
development is fully screened by the existing surroundings. The proposed development 
has a building height of not exceeding 23.6m, of which parts of the fifth floor and rooftop 
floor are visible at eyelevel behind the mature tree groups looking from VP3. Hence, the 
proposed development could appropriately blend into the existing panorama without a 
major alteration of the sky view. 

 
6.4.3 The visual impact of the proposed development from VP3 is anticipated to be slightly 

adverse. Taking into account the changes in views to the limited number of existing and 
future public viewers (i.e., the residents), the proposed development with the selected 
material with color tone is considered to have minimal adverse visual impact and is 
effectively compatible with the existing environment at VP3. There is minimal adverse 
impact on visual penetration to any surrounding development including the said low-rise 
residential developments in VP3. The visual impact of the proposed development is 
therefore significantly low.  

 
6.5 VP4: View looking north-eastward from the low-rise residential developments 

along Tai Mong Tsai Road (Figure 7) 
 
6.5.1 This is a kinetic viewpoint looking north-eastward from the low-rise residential 

developments along Tai Mong Tsai Road. This is a long-range view at approximately 
190m to the southwest from the Site. Road users of the Tai Mong Tsai Road 
(pedestrians, bikers and car drivers) and residents of the low-rise residential 
developments along the Tai Mong Tsai Road (i.e., the north-eastern side of the Site) 
are the major receivers of VP4.  
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6.5.2   As shown in Figure 7, the lower portion of the proposed development (i.e., G/F to 2/F) 
will be obstructed by the mature tree group in between the VP4 and the Site. The 
proposed development with a building height of about 23.6m at roof level is anticipated 
to induce additional level. The building bulk of the proposed RCHE could blend into the 
existing local setting along Tai Mong Tsai Road with mature tree groups and heavy 
landscaping. A moderate level of visual penetration with an open sky view is still allowed 
at VP4. 

 
6.5.3   To this end, the visual impact caused by the proposed development is considered to be 

slightly adverse as additional visual obstruction is created. In fact, the edge treatment 
of the proposed development at multiple levels could soften the hard edges and 
enhance the visual environment. Visual penetration and light penetration are still 
allowed along Tai Mong Tsai Road. 

 

Chapter 7 - Conclusion
 

 
7.1 The VIA is prepared in support of the Section 16 Planning Application for proposed 

Social Welfare Facility (Residential Care Home for the Elderly) with 6 storeys. 
 
7.2 The following visual assessment conclusions can be made: 
 

✓ The proposed development incurs comparable visual impacts.  
✓ There is no significant adverse visual impact on (1) visual penetration of an open 

sky view, (2) light penetration into the surrounding environment, and (3) visual 
openness.  

✓ Four VPs are carefully selected for visual assessments and discussed. VP1 and 
VP2 are considered to have the level of slightly to moderately adverse visual 
impact, while the visual impact to VP4 is slightly adverse. The VP3 has a negligible 
impact.  

✓ In wider context of visual outlook, the proposed development (6 storeys) has 
compatible building height and is able to blend in with the overall visual context. 
Visual unity and harmony would not be influenced.  

✓ The buffer distance from Tai Mong Tsai Road could sufficiently reduce the visual 
impact in terms of the massing to the pedestrian viewers.  

✓ The edge treatment with landscaping and greening of the proposed development 
at multiple levels could soften the hard edges and enhance the visual environment. 

 
7.3 Based on the existing visual context and the key develop parameters, visual impact of 

the assessment area will be enhanced. The proposed development shall improve the 
overall visual quality with the incorporation of following mitigation measures to be further 
explored at the later stage of detailed design. 

 
✓ Innovative façade design on form and colour; 
✓ Landscaping opportunities and edge treatment on the external walls facing east 

and west 
✓ Ground-level landscape treatments on the boundary of the proposed development  
✓ Careful disposition of the proposed development.  

 
 



 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment 2 

A Summary of All Responses to Public Comments  
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Proposed Social Welfare Facility (Residential Care Home for the Elderly) in “Village Type Development” Zone on Approved Tai Mong Tsai and Tsam Chuk 

Wan Outline Zoning Plan No. S/SK-TMT/4 at the Remaining Portion of Section B of Lot No. 385, Sub-section 1 of Section B of Lot No. 385, Sub-section 2 of 

Section B of Lot No. 385, the Remaining Portion of Section C of Lot No. 385, Sub-section 1 of Section C of Lot No. 385, Section D of Lot No. 385, Section E of 

Lot No. 385, Section F of Lot No. 385, the Remaining Portion of Lot No. 385 and Adjoining Government land in D.D. 257, Tsam Chuk Wan, Sai  

 

Public Comments on the Planning Statement Response 

5-30 dated 16 July 2021 

The sewage from the houses behind the development are dealt with by a 

septic tank that is located within the 385RP Lot and this has been the 

situation since the houses were built, some 40+ years ago. The developer’s 

statement of zero adverse impact on drainage and sewage is incorrect, as 

well as the statement that the development does not involve the alteration of 

any existing buildings. The existing septic tank would have to be maintained 

during and after construction or, alternatively, moved elsewhere.  

 

A commercial venture involving the housing of 110 persons is sure to 

generate significant traffic and, with the difficulty of access and limited 

parking within the Lot, this will surely cause daily disturbances to nearby 

residents. Please note that the only access to house number 33 and 34 will 

be from the road alongside the proposed development, which is almost 

certain to become blocked on a regular basis. The developer’s statement of 

zero adverse traffic impact is incorrect.  

 

On the subject of traffic, I note that, under the application, the original size 

of Lot 385RP has been greatly expanded by the appropriation of 250 sqm. 

of Government land, to the edge of Tai Mong Tsai Road. Under the original 

Lot size, traffic access to House Nos. 30, 31 and 32 would still have been 

available but, under the revised arrangement, no such access is possible, 

 

The Applicant generously attempted to reach an agreement with the 

affected parties in resolving the issue of the septic tank that is located within 

Lot 385 RP. In order to smoothen the operation for both parties, the 

Applicant also gives assistance on finding quotations on the relocation 

works of the septic tank. Please note that the relocation works of the septic 

tank will be implemented no matter what the status of this Town Planning 

application.  

 

Please note that the Traffic Impact Assessment (TIA) study demonstrated 

that the related traffic trips related to the proposed development can be 

absorbed by the nearby road network and no significant traffic impact will 

be induced. In addition, the proposed development would only share the 

same run-in/out with houses Nos. 33 and 34. Having its own XYZ, the 

proposed development does not influence the accesses of the said houses.  

 

 

Please note that the pedestrian access to House Nos. 30, 31 and 32 remain 

available. Residents of these buildings could enter and leave their buildings 

without accessing the Applicant’s private lots of 385 S.D, 385 S.E and 385 

S.B RP.   
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even for emergency services. In fact, even pedestrian access to these 

buildings is unclear as they are blocked-in by the proposed development and 

access from Tai Mong Tsai Road appears difficult, if not impossible. 

5-46 dated 10 July 2021 

Poor Urban Design 

Except Sai Kung Town and HKUST, developments in Sai Kung are 

generally low-rise and low-density developments of not more than 3-storey 

high. Yet, the proposed development (about 3m wide, 25m deep and 24m 

high) is a gigantic building, completely out of place in Tsam Chuk Wan and 

Sai Kung as a whole. The 24m high building, even discounting the 

unspecified height of big lift room and water tower, is equivalent to an-

8storey domestic building or about 2.9 times of the permitted building height 

of 8.23m for 3-storey Small Houses. Such a poorly designed bulky panel 

like development will be a visual eyesore just right along Tai Mong Tsai 

Road, destroying the scenic and rural characters in Tsam Chuk Wan and Sai 

Kung as a whole. The reputation of Sai Kung as back garden of Hong Kong 

will be totally defamed.  

 

Adverse Sewerage Impact 

There is no proper sewer in the area. The 110 beds, a large laundry, a central 

kitchen and medication rooms for 110 old aged people and 40 staff will 

generate substantial waste, often related to medical and health care purposes. 

Septic tank for general domestic use is not suitable to treat sewage related to 

medical and health care uses. Yet, no Sewerage Impact Assessment (SIA) 

has been conducted in the application. Thus, the applicant fails to 

demonstrate that the proposed development will not cause any adverse 

sewerage impact on the environmentally and ecologically sensitive areas in 

 

 

As advised by the Urban Design Section of the Planning Department, the 

visual impact of each viewpoint has been reviewed. Please refer to the 

revised Table 4.2 of the Visual Impact Assessment in our Further 

Information (4) dated 12 October 2021.  

 

In order to minimize the bulk of the proposed development, it is proposed 

to use large strip of glass on façade with clear color differences of the cubic 

mass. It could help dividing into small pieces instead of a massive single 

building block. In order to further blend in with the surrounding 

environment, the selected material with color tone that could match 

surrounding environment such as wood fins color/ greenery/ textured 

concrete wall with low saturation. 

 

 

As advised by the Environmental Protection Department, sewage treatment 

plants should be installed at locations where public sewerage is not 

available and population is more than 50 people. Hence, it is committed to 

installing a sewage treatment plant at the Site for disposal of wastewater 

arising from the proposed development.  
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the vicinity, in particular the Coastal Protection Areas across Tai Mong Tsai 

Road.  

 

Adverse Traffic Impact 

Tai Mong Tsai Road, a two-lane single carriageway and the only road 

linking Sai Kung Tong to the eastern part of the OZP area, is not planned for 

heavy vehicular traffic. The proposed excessive development will generate 

excessive traffic from old aged users, staff, visitors and emergency vehicles, 

overtaxing the already heavy vehicular traffic flow along Tai Mong Tsai 

Road. As no Traffic Impact Assessment (TIA) has been conducted, the 

applicant fails to demonstrate that the proposed development would not 

cause any adverse traffic impacts on the surrounding areas.  

 

Currently, as Tsam Chuk Wan is very close to the country park, the traffic 

on Tai Mong Tsai Road is already extremely busy every day, not to say on 

the weekends. Going to work or going in and out of the area is already a big 

hassle for us the local residents. The road and transport system just cannot 

accommodate more visitors coming to visit the 110 elderlies.  

 

With the gigantic building just on the side of road, getting off transport and 

crossing road is going to create more traffic jams and risks of accidents.  

 

Adverse Noise Impact 

Tai Mong Tsai Road is subject to noise impact and technical assessments to 

address the development constraints in these areas should be submitted to 

the satisfaction of relevant government departments for any application for 

grant of land for Small House developments, as stated in the Explanatory 

Statement attached to the OZP. As no Environmental Impact Assessment 

 

 

 

There are no parking standards for RCHE as stipulated in HKPSG. The 

proposed internal ancillary transport facilities will be sufficient in satisfying 

the operational needs of the RCHE development. The Traffic Impact 

Assessment (TIA) study demonstrated that the related traffic trips related 

to the proposed development can be absorbed by the nearby road network 

and no significant traffic impact will be induced. 

 

 

 

Please refer to the response above.  

 

 

 

 

 

Please refer to the response above. 

 

 

 

Noted with thanks. Given the Application Site is located in a relatively quiet 

location and Tai Mong Tsai Road is classified as a rural road without much 

traffic flow, the development will not be subject to any unacceptable traffic 

and industrial noise impacts from its surrounding areas. In addition, the 

traffic noise impact assessment results indicated that all NSRs (habitable 
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(EIA) has been conducted, the applicant fails to demonstrate that the 

proposed development would not be adversely affected by the traffic noise 

from Tai Mong Tsai Road.  

 

In addition to the additional traffic noise, there will be sirens of ambulances 

and operational noises not just during daytime but also night time, 

destroying the tranquility of the area.  

 

Setting a Dangerous Precedent 

Approval of the such a bulky panel-like development with excessive 

development intensity will set a dangerous precedent for other similar 

applications within the “V” zones in Sai Kung and the New Territories. The 

cumulative impacts of approving such applications would result in 

encroachment of the “V” zone by bulky and excessive developments and 

create adverse impact on natural landscape in the area and the New 

Territories. 

 

Lack of Local Open Space 

Last but not least, according to the standard of 1 m2 per person in Chapter 4 

– Recreation, Open Space and Greening of the Hong Kong Planning 

Standards and Guidelines, there should be a Local Open Space of 8300 m2 

for a planned population of 8,300 persons in the OZP area. Yet, there is not 

a single piece of Local Open Space planned in the whole OZP area. Instead 

of developing the application site into a residential care home for the elderly, 

the application site should be rezoned to “Open Space” and developed into 

a Local Open Space to serve the local community.  

 

rooms) would comply with the HKPSG noise criterion of 70dB(A) L10(1-hr) 

and 100% compliance rate would be achieved.  

 

 

Noted with thanks. The small-scale proposed development shall not 

generate an unacceptable level of noise impact on nearby residents during 

the operational stage.  

 

 

Noted with thanks. Although the proposed development is not entirely in 

line with the planning intention of “V” zone, the proposed RCHE could 

nevertheless help address the shortfall for elderly facilities and meet the 

demand of ageing population in the community.  

 

 

 

 

 

Noted with thanks. The Applicant has a good intention to take an integrated 

landscape design framework in the proposed development by providing 

sufficient greening in open spaces on G/F, 1/F and 2/F and through vertical 

greening. It is believed that the edge treatment and greening at multiple 

levels could soften the hard edges and enhance both the visual environment 

and environmental quality of the idle site. The greening ratio is 

approximately 11.78% with a total common planting area of approximately 

88.14 square metres. Future users and employees of the proposed RCHE 

development will be served by the additional open space with an area of 

97.3 square metres. 
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All in all, this project is posing serious problems of noises, traffic, parking, 

waste management (sewage and medical waste), and will destroy the 

tranquility of the existing village life.  

Please refer to the response above. 

5-76 dated 23 July 2021 

In this proposal there has been no Traffic Impact Assessment presented and 

the applicant fails to demonstrate that the proposed development would not 

cause any adverse traffic impacts on the surrounding areas. The proposed 

development will generate excessive traffic from elderly users, staff, visitors 

and emergency vehicles, overtaxing the already heavy vehicular traffic flow 

along Tai Mong Tsai Road.  

 

 

Additionally, if only 10% of the proposed 110 residents had visitors who 

arrived by private vehicle, the two proposed parking spaces for the complex 

would be completely overwhelmed. This is aside from the staff who may 

choose to drive to work. The closest carpark at Pak Tam Chung is 1.3km 

distance from the proposed building site and this carpark is completely full 

by 8am on weekends and regularly full on weekdays. It is suspected that 

visiting vehicles without available parking spaces at the proposed aged care 

facility would simply choose to park illegally on nearby footpaths or occupy 

the spaces allocated to the local residents in immediately adjacent village 

houses.  

 

Of serious concern for this development would be the lack of sewerage in 

the area. Currently our houses here are connected to septic tanks which we 

have manually cleared regularly. The accommodation of 110 beds, a large 

laundry, a central kitchen and medication rooms for 110 elderly people and 

40 staff will generate substantial waste, often related to medical and health 

 

As aforementioned, the Traffic Impact Assessment (TIA) study 

demonstrated that the related traffic trips related to the proposed 

development can be absorbed by the nearby road network and no significant 

traffic impact will be induced. 

 

 

 

 

There are no parking standards for RCHE as stipulated in HKPSG. The 

proposed internal ancillary transport facilities will be sufficient in satisfying 

the operational needs of the RCHE development. The induced traffic 

arising from the 110 RCHE places is minimal and not excessive. No vehicle 

shall be reversing outside the Application Site and no queuing along the Tai 

Mong Tsai Road will be induced affecting the local traffic conditions. 

 

 

 

 

 

As aforementioned, the Applicant will install a sewage treatment plant at 

the Site for disposal of wastewater arising from the proposed development. 

With the installation of the sewage treatment plan, the proposed 

development will not have no adverse sewerage impact on the development 

in the vicinity.   
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care purposes. Septic tanks for general domestic use are not suitable to treat 

sewage related to medical and health care uses. Again it appears that no 

Sewerage Impact Assessment has been presented in the application. Thus, 

the applicant fails to demonstrate that the proposed development will not 

cause any adverse sewerage impact on the environmentally and ecologically 

sensitive areas in the vicinity, in particular the Coastal Protection Areas 

across Tai Mong Tsai Road. The thought that any of this waste may leak into 

the bay at Tsam Chuk Wan is horrifying, as it would create serious health 

concerns. Our families engage in swimming, snorkeling and a variety of 

water activities in this bay, as do visitors to the bay.  

 

Tai Mong Tsai Road is subject to noise impact. Technical assessments to 

address the development constraints in these areas should be submitted to 

the satisfaction of relevant government departments for any application for 

grant of land for Small House developments, as stated in the Explanatory 

Statement attached to the OZP. As no Environmental Impact Assessment 

has been presented, the applicant fails to demonstrate that the proposed 

development would not be adversely affected by the traffic noise from Tai 

Mong Tsai Road. 

 

 

 

 

 

 

 

 

 

 

 

As aforementioned, the Application Site is located in a relatively quiet 

location and Tai Mong Tsai Road is classified as a rural road without much 

traffic flow. A road traffic impact assessment has been conducted for the 

proposed development. Road traffic would be the major source of noise 

nuisance during the Project operation. The predicted noise levels at all 

NSRs comply with HKPSG L10(1 hour) 70dB(A) noise criterion. 

 

5-93 dated 24 July 2021 

Visual Impact 

The developer states in their proposal that the development will have little 

or no visual impact to the area. In reality this will have a huge visual impact 

to the area. The houses immediately surrounding will have any view, light 

and airflow serious affected for them. How can it not have a visual impact 

when a six storey concrete building is placed in front of you? It will also 

have a massive visual impact for the rest of the village as well as from the 

road. Tsam Chuk Wan is a small country village with dwellings to a 

 

 

As advised by the Urban Design Section of the Planning Department, the 

visual impact of each viewpoint has been reviewed. Please refer to the 

revised Table 4.2 of the Visual Impact Assessment in our Further 

Information (4) dated 12 October 2021.  

 

In order to minimize the bulk of the proposed development, it is proposed 

to use large strip of glass on façade with clear color differences of the cubic 
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maximum of three storeys. A six storey building with water tanks and 

machinery room on the roof top floor, essentially making it seven storeys is 

totally out of character will the village type development and should not 

even be considered for a country village. According to the Board 

Development Parameters document, the developer has not submitted any 

elevation plans/drawings or photomontage plans to show how the 

development would fit into the surrounding area. This is probably because, 

contrary to their claim of it creating no visual impact, they do in fact know 

how much of a visual impact it will have and they are just trying to get the 

plans approved without having provided the Planning Department and the 

local community with all of the information to be able to make an informed 

decision.  

 

Sewage / Health 

In the board development Parameters Document submitted with this 

application, it indicated that there have been no assessments with regard to 

sewage and drainage. Tsam Chuk Wan is not on a main sewerage system 

and all houses in this area are on septic tank systems. The size tanks for such 

a development with 100-125 residents and 30-40 staff would be huge and 

there is a definite risk of overflowing and raw sewage and other biologically 

hazardous waste from seeping into ground which would end up in the bay, 

which is classified as a coastal protection zone. Many people bring their 

boats into the bay and anchor to enjoy water activities and swimming. 

Having the potential for hazardous waste entering the bay could potentially 

be a health hazard to others in the community.  

 

 

 

mass. It could help dividing into small pieces instead of a massive single 

building block. In order to further blend in with the surrounding 

environment, the selected material with color tone that could match 

surrounding environment such as wood fins color/ greenery/ textured 

concrete wall with low saturation. 

 

 

 

 

 

 

 

 

 

A drainage impact assessment regarding the hydraulic assessment and a 

sewerage impact assessment regarding the installation of the Sewerage 

Treatment Plant have been carried out. Please refer to the Further 

Information (4) and Attachment 2 of this Further Information.  

 

No adverse sewerage and drainage impacts will arise from the operation of 

the proposed RCHE development. 
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Parking / Accessibility 

The planning application mentions two car parking spaces and one further 

space for delivery vehicles. They would be woefully inadequate. There are 

no other areas available for parking in the near vicinity. The closest it Park 

Tam Chung car park at the country park entrance about 1.2km away. This is 

usually completely full from early in the morning on weekends and public 

holidays which would be the times when guests would want to visit their 

elderly relatives. Should a delivery vehicle be using the delivery space and 

the two carparks taken, then where will an ambulance park if there is an 

emergency. The only place would be in the road, creating a traffic hazard, 

which considering how busy the road has become on weekends could lead 

to traffic accident. Their lack of planning with regard to this is clearly 

indicative of the lack of understanding the developers have of the location.  

 

Noise Pollution 

The increase in noise levels for local residents will be significant. Not only 

for an extended period if construction were allowed to go ahead, but also 

during the general day to day running of such a large facility. Tsam Chuk 

Wan is a small quiet residential area.  There would be regular delivery 

vehicle entering the development and when they reserve their reversing siren 

would be making a lot of noise. Ambulances requiring to use their sirens 

would also create noise. For the immediate surrounding dwellings the noise 

from the air conditioners required to cool/heat such a huge facility would be 

significant. For the elderly residents of the home there would be noise for 

them as well. It is becoming more and more prevalent, especially on 

weekend and usually in the middle of the night for large groups of very noisy 

motorcyclists to ride along the road. They are doing nothing illegal, but the 

noise is significant. Also more alarmingly groups of modified cars race 

 

Noted with thanks. There are no parking standards for RCHE as stipulated 

in HKPSG. The proposed internal ancillary transport facilities with two 

private vehicle carparking spaces and one light bus loading and unloading 

space will be sufficient in satisfying the operational needs of the RCHE 

development. The induced traffic arising from the 110 RCHE places is 

minimal and not excessive. In the emergency context, ambulance of size 

7.5m x 2.5m could use the said light bus loading/ unloading bay as it is 

usually not occupied in operation.  

 

 

 

 

 

 

Noted with thanks. The small-scale proposed development with 110 nos. of 

beds shall not generate an unacceptable level of noise impact on nearby 

residents during both the construction and operational stages. As 

aforementioned, a road traffic impact assessment has been conducted for 

the proposed development. Road traffic would be the major source of noise 

nuisance during the Project operation. The predicted noise levels at all 

NSRs comply with HKPSG L10(1 hour) 70dB(A) noise criterion.   
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along the road often at high speed and again in the middle of the night. 

Hardly a suitable location for elderly resident trying to get a nights sleep. 

5-282 dated 07 September 2021 

Choice of viewpoints in the VIA 

As a layman and as a resident in Tsam Chuk Wan for over twenty years, I 

have spotted a few areas in the submitted VIA about which I would raise 

queries.  

 

A) Choice of viewpoints and manipulated photos and photomontages to 

disguise the true visual impact 

 

Two figures are presented to illustrate my comment, Figure 1, a 

photomontage presented as Figure 5 in the VIA and Figure 2, a photo I took 

using my iPhone. Both are taken from the Sai Kung bound bus stop opposite 

to the proposed development, a 6-storeyed building. Viewers of Figure 5 

cannot see the few village houses (i.e., houses numbered 30 to 34) behind. 

Part of the skyline was blocked if viewed from the bus stop.  

 

It has been assessed that four viewing points chosen are only kinetic views. 

Yet, it is obvious from Figure 1 that the 6-storeyed building is incompatible 

with the environment and more importantly, it would not be a kinetic view 

to residents of Tsam Chuk Wan who are waiting at the bus stop every day. 

It would be a gigantic, static eyesore to us, sensitive receivers. So, the visual 

sensitivity is not negligible nor slightly adverse as described in the VIA.  

 

Figure 3 believe, is taken from the photomontage (Figure 4 in the VIA). It 

again shows very well the incompatibility of the mammoth building with the 

environment. In addition, the photomontage shows how close the mammoth 

 

 

Noted with thanks. 

 

 

 

 

 

 

Noted with thanks. As advised by the Urban Design Section of the Planning 

Department, the visual impact of each viewpoint has been reviewed. Please 

refer to the revised Table 4.2 of the Visual Impact Assessment in our 

Further Information (4) dated 12 October 2021. It is agreed that the revised 

visual sensitivity of Viewpoint 2 is moderately adverse.  

 

 

Please refer to the response above.  

 

 

 

 

 

 

Please refer to the response above. The Applicant has a good intention to 

use large strip of glass on façade with clear color differences of the cubic 

mass to minimize the bulk of the proposed development. The selected 
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building is to the only truck road connecting Sai Kung town and the many 

scenic places in the country park including the Hong Kong UNESCO Global 

Geopark. When erected, the mammoth building would not be missed by 

anyone walking on the road or sitting on the buses or cars going to and from 

the country park. It would surely be a visual detractor and an eyesore. The 

narrow footpath to be left for pedestrians (circled) poses a hazard in view of 

the busy traffic in particular during holidays when herds of local and 

international visitors are bused to country park for hiking and sightseeing.  

 

material could match surrounding environment such as wood fins color/ 

greenery/ textured concrete wall with low saturation. 

 

 

5-307 dated 06 October 2021 

This is the third time that I submitted an objection against the approval for 

planning permission of the captioned application. I submitted my objection 

letters on 21 July 2021 and 6 September 2021. 

 

I would not re-iterate in detail the justifications provided in my previous 

objection submissions. In this submission, I would like to share my 

comments on the Drainage Impact Assessment Report submitted by the 

developer. 

 

1. Assessment of impact of sewage on drainage not included 

Being a layman who is ignorant about the technical aspects of drainage and 

sewage systems, my understanding is that a drainage system is to remove 

excess water which may be flood water, rainwater and different kinds of run 

off including wastewater from sewage effectively. The volume or rate of 

flow, physical condition, chemical and toxic constituents, and its 

bacteriologic status are usually assessment indicators adopted. It is 

disappointing that sewage, a major health hazard impacting on the receiving 

waters discharged to, is not included in the assessment.  

 

Noted with thanks. 

 

 

 

Noted with thanks. 

 

 

 

 

Please refer to the Revised Sewerage and Drainage Impact Assessment in 

Attachment 2. 
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2. Assessment of impact of typhoons and flooding not included 

Tsam Chuk Wan is not deprived of the adverse imapct of typhoon and 

flooding. As a resident in Tsam Chuk Wan for over 20 years, I have 

witnessed many times flooding along Tsai Mong Tsai Road during typhoons 

and water going into my house. Yet, incidents of this kind (which are not 

fictitious) have not been discussed in the drainage assessment.  

 

3. Assessment of impact on the drainage system generated by two-fold 

increase in population 

The report focuses on the current situation of the drainage system, which 

might be adequate for the current population residing in house Number 30 

to 37. Were the development (110 bed-sized) to be realized, the population 

which would generate wastewater would be more than double. There is little 

discussion on the capacity of the system to handle the direct and indirect 

discharges.  

 

Last but not the least, I would like to express my disappointment of this drip-

feed information approach adopted by the Town Planning Board which 

allows developers to submit assessment reports of various kinds in time they 

choose. 

 

As a responsible citizen, I could not allow myself to keep quiet on this 

application. I hope our voice would be heard and positively responded to.  

 

 

Please refer to the above response. 

 

 

 

 

 

 

Please refer to the above response. 

5-308 dated 07 October 2021 

We are instructed to oppose the above town planning application on the 

following grounds: 

 

The Applicant generously attempted to reach an agreement with the 

affected parties in resolving the issue of the septic tank that is located within 
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1. The late Yeung Kut Cheung, the registered owner and the village 

exempted small house built thereon which is adjoining the above Lot 385B 

R/P both in DD257. 

2. Since or about the purchase of the said premises and up to the present, the 

late Yeung Kut Cheung together with our client and other members of the 

Yeung family had been using and occupying Lot 3 85B R/P as his front 

garden to the exclusion of other owners or paper title owner of Lot 385B 

R/P. 

3. We are instructed that trees, plants and flowers of various types/species 

and flowerpots are grown and placed thereon for years since the purchase of 

the property. 

4. The entire if not whole piece of land lot, namely Lot 385B RIP was fenced 

off by the late Yeung Kut Cheung or his issues including our client with 

metal gate installed at the entrance to exclude others entering the said Lot 

385B R/P except with his consent or permission. 

5. In the circumstances, Lot 385B R/P has been dispossessed by the late 

Yeung Kut Cheung up to his date of death and continued to be dispossessed 

by his successors. 

6. We have instructions to apply to the court for a declaration that the title 

right and interests of the paper title owner of Lot 385B R/P has been 

extinguished and for a declaration that our client has obtained possessory 

title in respect thereof. 

7. Moreover, we are given to understand that, at the· material time of the 

granting the· building. Licence to construct or erect the small house, the 

District Lands Office Sai Kung also gave permission with consent of the 

then owner of Lot 385R/P to build septic tanks thereon for the use and 

benefit of the said small house and other small houses nearby. The related 

Lot 385 RP. In order to smoothen the operation for both parties, the 

Applicant also gives assistance on finding quotations on the relocation 

works of the septic tank. Please note that the relocation works of the septic 

tank will be implemented no matter what the status of this Town Planning 

application.  
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pipes and. channels connected with the septic tanks have been constructed 

for a long period of times with the approval of the relevant government 

departments. It will render immense hardship and difficulties to our client 

for removal of the septic tanks and realignment of the pipes and channels 

connected thereto. 

 

We should be grateful if our client's above strong objections and the above 

views can be reflected to the members of the board for their consideration 

upon their processing of the above application by the applicants. 
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