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Date : 24 November 2022 
Our Ref. : PPC/PLG/10116/L004 
 
Town Planning Board Secretariat, 
Town Planning Board, 
15/F, North Point Government Offices, 
333 Java Road, North Point, 
Hong Kong 
 
Attention: The Secretary of the Town Planning Board By Hand and Email 
 
Dear Sir/Madam, 
 

Section 16 Application for Proposed Temporary Residential Institution (Transitional Housing) with 
Ancillary Facilities for a Period of 7 Years and Excavation of Land at Government Land in D.D. 116, 

Former Wing On School, Shung Ching San Tsuen, Yuen Long, New Territories 
Planning Application No. A/YL-TT/576 under Section 16 of the Town Planning Ordinance 

 
Submission of Further Information 1 

 
We refer to the departmental comments received via Tuen Mun and Yuen Long West District Planning Office, 
Planning Department in respect of the captioned application and hereby enclose 70 hardcopies of Further 
Information (“FI”) for the Town Planning Board’s (“the Board”) consideration. The attached FI includes the 
following documents:   
 

• Responses-to-Comments Table 
• Annex 1 – Replacement Pages of Drainage Proposal 
• Annex 2 – Replacement Pages of Sewerage Impact Assessment 
• Annex 3 – Results of Preliminary Public Engagement Conducted in August 2022 

 
In respond to comments from Drainage Services Department and Environmental Protection Department, 
replacement pages of Drainage Proposal and Sewerage Impact Assessment are provided in Annex 1 and 2 
to demonstrate the Proposed Development will not cause adverse drainage and sewerage impact to the 
vicinity. Since additional assessments are required in responding comments from Transport Department, 
revised Traffic Review Report will be provided in the subsequent FI submission.  
 
Furthermore, the Applicant has conducted multiple rounds of public engagement in August 2022 to collect 
comments and support from local residents from Yuen Long District. A total of 2,500 signatures were 
collected showing support to the proposed transitional housing development. Details of the public 
engagement activities and the signatures are enclosed in Annex 3.  
 
The above submissions do not result in a material change of the nature of the captioned application. Thus, 
this Further Information should be accepted by the Secretary of the Town Planning Board for inclusion and 
be processed as part of the application, in accordance with the relevant provisions of the Town Planning 
Ordinance.  
 
Should you have any queries, please do not hesitate to contact our Miss Amy Wong or Miss Natalie Wong 
at 2329 8092. 
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Date : 2 December 2022 
Our Ref. : PPC/PLG/10116/L006 
 
Town Planning Board Secretariat, 
Town Planning Board, 
15/F, North Point Government Offices, 
333 Java Road, North Point, 
Hong Kong 
 
Attention: The Secretary of the Town Planning Board By Hand and Email 
 
Dear Sir/Madam, 
 

Section 16 Application for Proposed Temporary Residential Institution (Transitional Housing) with 
Ancillary Facilities for a Period of 7 Years and Excavation of Land at Government Land in D.D. 116, 

Former Wing On School, Shung Ching San Tsuen, Yuen Long, New Territories 
Planning Application No. A/YL-TT/576 under Section 16 of the Town Planning Ordinance 

 
Submission of Further Information 3 

 
We refer to the departmental comments received via Tuen Mun and Yuen Long West District Planning Office, 
Planning Department in respect of the captioned application and hereby enclose 70 hardcopies of Further 
Information (“FI”) for the Town Planning Board’s (“the Board”) consideration. The attached FI includes the 
following documents:   
 

• Responses-to-Comments Table 
• Annex 1 – Revised Traffic Review Report 
• Annex 2 – Replacement Pages of Drainage Proposal 
• Annex 3 – Replacement Pages of Sewerage Impact Assessment 

 
In respond to the comments from Transport Department, the junction capacity analysis was reviewed and 
provided in Annex 1. The assessments have demonstrated that the Proposed Transitional Housing 
Development will not result in adverse traffic impact to the surrounding road network. 
 
Furthermore, in view of the comments from Drainage Services Department (“DSD”), additional information 
about the adjacent areas is provided. Amendments on the drainage proposal regarding the provision and 
capacity of underground drainage pipes were made in accordance with the comments from DSD. 
Replacement Pages of Drainage Proposal are provided in Annex 2.  In addition, clarifications on the provision 
of underground sewers are provided in Annex 3. 
 
The above submissions do not result in a material change of the nature of the captioned application. Thus, 
this Further Information should be accepted by the Secretary of the Town Planning Board for inclusion and 
be processed as part of the application, in accordance with the relevant provisions of the Town Planning 
Ordinance.  
 
Should you have any queries, please do not hesitate to contact the undersigned or our Miss Natalie Wong 
at 2329 8092. 
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Previous Applications covering the Application Site  

 
Approved Applications 
 
  

Application No. 
 

 
Proposed Use(s)/Development(s) 

 

 
Date of Consideration 

(RNTPC) 
 

1 A/YL-TT/125 Proposed Extension of School Building 1.3.2002 
 

2 A/YL-TT/218 Proposed Temporary Place of Recreation, 
Sports or Culture (Fitness Centre, Gymnasium, 
Indoor Recreation Centre and Sports Training 
Grounds) for a Period of 5 Years  
 

30.11.2007  
(Revoked on 30.5.2008) 

3 A/YL-TT/237 Proposed Temporary Place of Recreation, 
Sports or Culture (Gymnasium, Indoor 
Recreation Centre and Sports Training 
Grounds) for a Period of 5 Years  
 

21.11.2008 
(Revoked on 
21.11.2010) 

4 A/YL-TT/469 Proposed Temporary Place of Recreation, 
Sports or Culture (Engor Training Centre with 
Ancillary Office) for a Period of 3 Years  
 

1.11.2019  
(Revoked on 1.5.2021) 

5 A/YL-TT/485 Proposed Temporary School (Kindergarten and 
Primary School) for a Period of 5 Years  
 

1.11.2019  
(Revoked on 1.11.2020) 
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Government Departments’ General Comments   

1. Land Administration  

Comments of the District Lands Officer/Yuen Long, Lands Department (DLO/YL, 
LandsD):  

 the application site (the Site) falls within government land with existing structures (i.e. 
Former Wing On School) in D.D. 116.  The site area of about 3,356m2 quoted by the 
applicant is subject to further verification and survey upon receipt of formal short term 
tenancy application; and 

 there is no lease modification, land exchange or Small House applications under 
processing/approved within the Site. 

2. Traffic  

(a) Comments of the Commissioner for Transport (C for T):  

 no adverse comment on the application. 

(b) Comments of the Chief Highway Engineer/New Territories West, Highways 
Department (CHE/NTW, HyD): 

 no adverse comment on the application. 

3. Environment  

Comments of the Director of Environmental Protection (DEP):   

 no objection in principle to the proposed development subject to the imposition of an 
approval condition requiring the submission of an updated Noise Impact Assessment 
and the implementation of mitigation measures identified therein to his or the Town 
Planning Board’s satisfaction. 

4. Landscape and Urban Design 

Comments of the Chief Town Planner/Urban Design and Landscape, Planning Department 
(CTP/UD&L, PlanD):  

 
Urban Design and Visual 

 
 the Site is located in a rural area predominantly comprising low-rise residential 

developments/village settlements.  There are a few temporary structures/open storage to 
its north and south as well as to its east across Tai Shu Ha Road West/Tai Shu Ha Road 
East and a nullah; and 
 

 in view of the temporary nature of the proposal and maximum building height of 
22.46mPD (4 storeys), together with the proposed landscape buffer along the periphery, 
the proposed development is considered not incompatible with the surrounding context 
(which is mainly rural in character with low-rise residential developments, village 
houses and temporary structures).  No significant adverse visual impact is anticipated 
according to the submitted visual appraisal. 
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Landscape 
 
 based on the aerial photo and site photos taken in 2021 and 2022 respectively, the Site 

is situated in an area of rural fringe landscape predominated by temporary structures, 
car parks, village houses, farmlands and scattered tree groups.  The Site was previously 
used as Former Wing On School, and partly hard paved and occupied by existing 
structures. Some existing trees with common species and self-seeded vegetation are 
observed within the Site; and 

 
 with reference to the applicant’s submission, 59 existing trees were identified within the 

Site.  The applicant proposed to remove 54 trees, retain four trees and transplant one 
tree within the Site.  46 new trees and lawn on ground level, not less than 522m2 of 
private open space and not less than 25% of greenery coverage would be provided within 
the Site.  Significant adverse landscape impact arising from the proposed development 
is not envisaged. 

5. Drainage  

Comments of the Chief Engineer/Mainland North, Drainage Services Department (CE/MN, 
DSD):  

  no objection in principle to the proposed development from the public drainage point 
of view and no adverse comment on the submitted drainage proposal. 

6. Fire Safety  

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

 no objection in principle to the proposed transitional housing development subject to 
fire service installations and water supplies for firefighting being provided to his 
satisfaction.   

7. Building Matters  

Comments of the Chief Building Surveyor/New Territories West, Buildings Department 
(CBS/NTW, BD):  

 no adverse comment on the application; and 

 as there is no record of approval granted by the Building Authority for the existing 
structures at the Site, he is not in a position to offer comments on their suitability for 
the use proposed in the application.  

8. District Officer’s Comments 

Comments of the District Officer (Yuen Long), Home Affairs Department (DO(YL), 
HAD):  

 his office has not received any comment from the village representatives in the vicinity.   

9. Other Departments 

 Chief Engineer/Construction, Water Supplies Department (CE/C, WSD), Director of 
Agriculture, Fisheries and Conservation (DAFC), Project Manager (West), Civil 
Engineering and Development Department (PM(W), CEDD) and Commissioner of 
Police (C of P) have no comment on the application.  
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Recommended Advisory Clauses 

(a) you should liaise with the locals on the details of the proposed development; 

(b) to note the comments of the District Lands Officer/Yuen Long, Lands Department (DLO/YL, 
LandsD) that: 

(i) a short term tenancy (STT) should be applied for to implement the approved scheme.  
However, there is no guarantee at this stage that the STT application would be approved.  
Such application will be dealt with by his department 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 rent and 
administrative fee as may be imposed by his department;  

(ii) the application site (the Site) abuts Tai Shu Ha Road West which is a public road under 
the maintenance of Highways Department (HyD); and 

(iii) the proposed tree preservation and removal proposal should be subject to separate 
application to be submitted for formal approval upon implementation of the development 
proposal; 

(c) to note the comments of the Chief Highway Engineer/New Territories West, HyD (CHE/NTW, 
HyD) that: 

(i) a run-in/out should be constructed in accordance with the latest version of his 
department’s Standard Drawings No. H1113 and H1114, or H5133, H5134 and H5135, 
whichever set is appropriate to match with the existing adjacent pavement; and 

(ii) adequate drainage measures should be provided to prevent surface water running from the 
Site to the nearby public roads and drains;  

(d) to note the comments of the Director of Environmental Protection (DEP) that:   

the requirements under the relevant environmental pollution control ordinances and the 
Recommended Pollution Control Clauses for Construction Contracts shall be complied with to 
minimise any environmental impacts during the construction stage.  The requirements in the 
latest “Code of Practice on Handling the Environmental Aspects of Temporary Uses and Open 
Storage Sites” should also be observed; 

(e) to note the general comments of the Chief Engineer/Mainland North, Drainage Services 
Department (CE/MN, DSD) that: 

(i) the drainage facilities on site should be implemented in accordance with the agreed 
drainage proposal; 

(ii) you are required to rectify the drainage system if they are found to be inadequate or 
ineffective during operation.  You shall also be liable for and shall indemnify claims and 
demands arising out of damage or nuisance caused by a failure of the drainage system; 

(iii) the proposed development would neither obstruct overland flow nor adversely affect any 
existing natural streams, village drains, ditches and the adjacent areas; and 

(iv) DLO/YL should be consulted and consent from relevant lot owners should be sought for 
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any works to be carried out outside your lot boundary before commencement of the 
drainage works; 

(f) to note the comments of the Director of Fire Services (D of FS) that: 
 

(i) the requirements of emergency vehicular access (EVA) as stipulated in Section 6, Part D 
of the Code of Practice for Fire Safety in Building 2011, which is administered by 
Buildings Department (BD), should be observed.  If the aforementioned requirements 
cannot be complied with, enhanced fire safety provisions shall be required;  

(ii) his department’s Circular Letter No. 3/2019 on “Guidance Notes on Submission, 
Approval and Acceptance Inspection of Fire Service Installations and Equipment in 
Modular Integrated Construction (MiC) Building Projects” should be observed; and 
 

(iii) detailed fire service requirements will be formulated upon receipt of formal submission 
of general building plans; 

(g) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning 
Department (CTP/UD&L, PlanD) that: 

(i) planning approval by the Town Planning Board (the Board) does not imply approval of 
the tree works such as pruning, transplanting and/or felling under the lease.  Relevant 
authority/ government department(s) should be approached direct to obtain the necessary 
approval on tree works; and 

(ii) planning approval by the Board does not imply approval of site coverage (SC) of greenery 
requirements under the Practice Notes for Authorized Persons, Registered Structural 
Engineers and Registered Geotechnical Engineers (PNAP) APP-152 and/or under the 
lease.  The SC of greening calculation should be submitted separately to BD for approval; 

(h) to note the comments of the Chief Building Surveyor/New Territories West, BD (CBS/NTW, 
BD) that: 

(i) 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; 

(ii) the Site abuts on a specified street (Tai Shu Ha Road West) of not less than 4.5m wide.  
Its permitted development intensity shall be determined under the First Schedule of B(P)R 
at the building plan submission stage; 

(iii) all existing building works if any erected on unleased government land (i.e. before the 
grant of STT) do not come under the control of the Buildings Ordinance (BO), and are 
not unauthorised building works (UBW) for the purpose of the BO; 

(iv) before any new building works are carried out on land held under STT, prior approval and 
consent of the Building Authority (BA) should be obtained, otherwise they are UBW.  An 
Authorised Person must be appointed to coordinate all new building works in accordance 
with the BO; 

(v) for UBW erected on land under STT, enforcement action may be taken by the BA to effect 
the removal of the UBW in accordance with the policy for control of UBW in the future.  
All UBW have to be removed prior to renewal of a STT;   
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(vi) the granting of the STT should not be construed as an acceptance of any existing building 
works or UBW on site under the BO; 

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

(viii) if MiC is adopted for construction of the Site, the PNAP ADV-36 on MiC should be 
observed; and 

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