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Similar s.16 Applications within the “U” Zone
on the Approved Nam Sang Wai Outline Zoning Plan No. S/YL-NSW/8

A. Approved Applications

Application No. Proposed Use(s)/
Development(s)

Date of
Consideration

Approval
Conditions

1. A/YL-NSW/264 * Proposed Temporary Social Welfare
Facilities (Integrated Community
Service Centre) for a period of 5
years

2.3.2018

(revoked on
2.3.2022)

1 to 8

2. A/YL-NSW/292 Proposed Conservation of Historic
Building (Pun Uk), Place of
Recreation, Sports or Culture (Arts
/ Antique Gallery and Heritage
Education) and Social Welfare
Facility (Residential Care Homes
for the Elderly) with Ancillary
Eating Place

12.8.2022 9 to 18

*denotes permission revoked

Approval Conditions

1. No operation between 5:30pm and 9:30am on Mondays to Fridays
2. No operation between 1:30pm and 9:30am on Saturdays

3. No operation on Sundays and public holidays
4. The maintenance of drainage facilities on site in good condition at all time

5. No vehicle is allowed to queue back to or reverse onto/from public road at any time
6. The submission of records of the existing drainage facilities on site

7. The submission of fire service installations proposal
8. The implementation of the fire service installations proposal

9. Submission of a Conservation Management Plan (CMP) for the conservation of Pun Uk
and its pond prior to the commencement of any works and implementation of the works
and arrangements in accordance with the CMP

10. Submission of a full set of high quality photographic, cartographic, and/or 3D scanning
records of Pun Uk, its pond and environs prior to the commencement of any works

11. Submission and implementation of a landscape proposal

12. Submission and implementation of a drainage proposal
13. Submission of a quantitative risk assessment and the implementation of the mitigation

measures identified
14. Submission of a noise impact assessment and the implementation of the mitigation

measures identified therein
15. Design and provision of vehicle parking and loading/unloading facilities



16. Design and implementation of vehicular access and road improvement works, as proposed
in the Traffic Impact Assessment

17. Design and provision of a residential care homes for the elderly
18. Provision of water supplies for fire fighting and fire service installations

B. Rejected Application

Application No. Proposed Use(s)/
Development(s)

Date of
Consideration

Main Reason(s)
for Rejection

1. A/YL-NSW/293 Proposed Comprehensive Residential
Development with Commercial Uses
and Social Welfare Facilities

3.2.2023 1

Rejection Reasons

1. The “U” zone is one of the potential sites for public housing development in the short to
medium term which are subject to the findings of the on-going Study by CEDD.   The
encroachment of the proposed development onto the public housing site will jeopardise
the government intention and development potential for public housing development at
Tung Shing Lei.  Subject to the finding of Study, the “U” zone will be comprehensively
reviewed and the approval of the application will undermine the comprehensive planning
of the “U” zone.
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Recommended Advisory Clauses

(a) To note the comments of the District Lands Officer/Yuen Long, LandsD (DLO/YL,
LandsD) as follows:

(i) the application site (the Site) involves various private lots in D.D. 115, which are all
old schedule agricultural lots, and adjoining Government land (GL).  The ownership
details will be checked upon receipt of formal land application.  Upon checking of
land search records, the private lots are not under single ownership and the applicant is
not the current land owner.  The applicant should demonstrate how to implement the
planning scheme as a whole if the application is approved;

(ii) as quoted by the applicant, the Site has an area of about 3,943.3m2 (including
1,724.5m2 GL), which should be subject to further verification and survey.  In case of
any discrepancy in site area found, the proposed development parameters will have to
be revised accordingly;

(iii) part of the Site is subject to Shek Kong Airfield Height Restriction of 159mPD;

(iv) should the Board decide to approve the application, the applicant has to apply for land
exchange to implement the planning scheme.  However, there is no guarantee at this
stage that the land exchange application (including granting of additional GL) would
be approved.  Such application will be dealt with by LandsD acting in the capacity of
the landlord at his discretion, and if it is approved under such discretion, the approval
would be subject to such terms and conditions including amongst others, the payment
of premium and administrative fee as may be imposed by LandsD;

(v) the registered owners have to apply for a land exchange to implement the planning
scheme. However, there is no guarantee at this stage that the land exchange
application (including granting of additional GL) would be approved.  Such
application will be dealt with by LandsD acting in the capacity of the landlord at his
discretion, and if it is approved under such discretion, the approval would be subject to
such terms and conditions including amongst others, the payment of premium and
administrative fee as may be imposed by LandsD; and

(vi) the proposed tree felling/transplanting/tree compensatory as stated in para. 5.4.1 and
Appendix E of the Planning Statement should be subject to separate application to be
submitted for formal approval upon implementation of the development proposal.

(b) To note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) as follows:

(i) if the proposed access on Shiu Sheung Road is approved by Transport Department
(TD), the applicant should ensure a run-in/out is constructed in accordance with the
latest version of HyD Standard Drawings no. H1113 and H1114, or H5133, H5134 and
H5135, whichever set if appropriate to match with the existing adjacent pavement;

(ii) should there be any road/junction improvement works be agreed by TD, they should be
designed and constructed to the satisfaction of TD and HyD at the project proponent’s
own cost; and
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(iii) adequate drainage measures should be provided to prevent surface water running from
the Site to the nearby public roads and drains.

(c) To note the comments of the Chief Engineer/Railway Development 2-2, Railway
Development Office, HyD (CE/RD 2-2, RDO, HyD) that location of the proposed
development falls within the Railway Protection Zone of existing Tuen Ma Line. The
railway protection team of MTR Corporation Limited should be consulted with respect to
operation, maintenance and safety of the existing rail network.

(d) To note the comments of the Chief Engineer/Mainland North, Drainage Services
Department (CE/MN, DSD) as follows:

Detailed comments on the submitted revised Drainage Impact Assessment

(i) Manhole D4 should have three incoming pipes. Please review.

(ii) Hydraulic capacity checking for D4 to D5 is missing. The size/ capacity of outgoing
pipe is smaller/ less than the incoming pipes which is not acceptable. Please resubmit
for comment.

(e) To note the comments of the Chief Building Surveyor/New Territories West, Buildings
Department (CBS/NTW, BD) as follows:

(i) there is no record of approval granted by the Building Authority (BA) for the existing
structures at the site;

(ii) the Site shall be provided with means of obtaining access thereto from a street and
EVA in accordance with Regulations 5 and 41D of the Building (Planning)
Regulations (B(P)R) respectively;

(iii) the Site abuts on a specified street (Siu Sheung Road) of not less than 4.5m wide. Its
permitted development intensity shall be determined under the Frist Schedule of the
B(P)R at the building plan submission stage;

(iv) for features applied to be excluded from the calculation of the total gross floor area, it
shall be subject to compliance with the requirements laid down in the relevant Joint
Practice Notes and Practice Notes for Authorized Persons, Registered Structural
Engineers and Registered Geotechnical Engineers (PNAP), such as the requirements of
building set back, building separation and site coverage of greenery as stipulated in
PNAP APP-152 if applicable;

(v) if the existing structure (not being a New Territories Exempted House) are erected on
leased land without the approval of the BA, they are unauthorized building works
(UBW) under the Buildings Ordinance (BO) and should not be designated for any
proposed use under the captioned application;

(vi) for UBW erected on leased land, enforcement action may be taken by the Buildings
Department to effect their removal in accordance with the prevailing enforcement
policy against UBW as and when necessary.  The granting of any planning approval
should not be construed as an acceptance of any existing building works or UBW on
the Site under the BO;
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(vii) before any new building works (including containers/open sheds as temporary
buildings, demolition and land fullings etc.) are to be carried out on the Site, prior
approval and consent of the BA should be obtained, otherwise they are UBW. An
Authorized Person should be appointed as the co-ordinator for the proposed building
works in accordance with the BO;

(viii)any temporary shelters or converted containers for office, storage, washroom or other
uses are considered as temporary buildings are subject to the control of Part VII of the
B(P)R;

(ix) if the proposed use under application is subject to issue of a license, the applicant
should be reminded that any existing structures on the Site intended to be used for such
purposes are required to comply with the building safety and other relevant
requirements as may be imposed by the licensing authority; and

(x) detailed checking under the BO will be carried out at building plan submission stage.

(f) To note the comments of the Director of Fire Services (D of FS) as follows:

(i) licensing requirements will be formulated upon receipt of formal application via the
Licensing Authority and the height restriction as stipulated in S.20 of Residential Care
Homes (Elderly Persons) Regulation shall be strictly observed; and

(ii) detailed fire services requirements will be formulated upon receipt of formal
submission of general building plans. Nevertheless, the applicant is advised to observe
the requirements of EVA as stipulated in Section 6, Part D of the Code of Practice for
Fire Safety in Building 2011, which is administered by the Buildings Department; and

(g) To note the comments of the Director of Electrical and Mechanical Services (DEMS) that in
the interests of public safety and ensuring the continuity of electricity supply, the parties
concerned with planning, designing, organizing, supervising and conducting any activity
near the underground cable or overhead line under the mentioned application should
approach the electricity supplier (i.e. CLP Power) for the requisition of cable plans (and
overhead line alignment drawings, where applicable) to find out whether there is any
underground cable and/or overhead line within and/or in the vicinity of the concerned site.
They should also be reminded to observe the Electricity Supply Lines (Protection)
Regulation and the “Code of Practice on Working near Electricity Supply Lines”
established under the Regulation when carrying out works in the vicinity of the electricity
supply lines.

(h) To note the comments of the Head of Geotechnical Engineering Office, CEDD (H(GEO),
CEDD) that the applicant shall submit the proposed building works plans to the Buildings
Department for approval as required under the provisions of the BO.

(i) To note the comments of the Director of Food and Environmental Hygiene (DFEH):

(i) no Food and Environmental Hygiene Department’s (FEHD) facilities will be affected
and all related work or operation shall not cause any environmental nuisance, pest
infestation and obstruction to the surroundings;
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(ii) for any waste generated from such operation or activity, the applicant should arrange
disposal properly at his own expenses; and

(iii) proper licence/permit issued by FEHD is required if there is any catering
service/activities regulated by the DFEH under the Public Health and Municipal
Services Ordinance (Cap. 132) and other relevant legislation for the public.

(j) To note the comments of the Executive Secretary (Antiquities & Monuments) of
Development Bureau (ES(A&M), DEVB) that given Pun Uk is located in the vicinity of the
Site, the applicant is advised to assess the possible impacts arising from the proposed
development and to formulate appropriate mitigations, protective and/or monitoring
measures to ensure that no adverse impacts, both visually and physically, will be made to
Pun Uk.

(k) To note the local concerns as stated in paragraph 10 of the Rural and New Town Planning
Committee paper and to liaise with the locals to address their concerns as far as possible.
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