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Responses-to-Comments  

 

Proposed House with Minor Relaxation of Building Height Restriction and Associated Excavation 

of Land in "Residential (Group D)", "Village Type Development" and "Area Shown as 'Road', 

Lot 5288 in D.D. 116 and Adjoining Government Land, Tai Tong Road, Tai Tong, Yuen Long, N.T. 

 

(Application No. A/YL-TT/580) 

 

(i) Revised layout plan, i.e. the number of parking and loading/unloading spaces have been 

revised to meet the requirements of HKPSG (Plan 1). 

 

(ii) A RtoC Table: 

 

Departmental 

Comments 

Applicant’s Responses 

1. Comments of the Commissioner for Transport 

(Contact Person: Miss Grace FOK; Tel: 2399 2565) 

(i) Demonstrate 

with calculations 

how the 

proposed 

provision of 

L/UL space, 

vehicle parking 

spaces, disabled 

parking spaces, 

bicycle parking 

and motorcycle 

parking spaces 

could fulfil 

HKPSG; 

Please find below Table RC-01 showing the proposed internal transport 

provision of the proposed development based on the latest HKPSG for 

your consideration. 

 

Table RC-01 Internal Transport Provision under the HKPSG 

Requirements 

Proposed 

Development 

HKPSG Requirements 

 

Private Car  

Parking Space 

(5m x 2.5m) 

Loading / 

Unloading 

Bay   

LGV: 

(3.5m x 

7m)  

 

HGV: 

(3.5m x 

11m) 

Motor 

Cycle 

Parking 

 

(1m x 

2.4m) 

   

Domestic 

(Residential) 

 

No. of Flats: 

>160m2 : 1  

GPS x R1 x R2 x R3,  

GPS = 1 space per 4 – 7 units 

1 bay for  

housing 

block  

1 

parking 

space 

per  

100-150 

flats 

FS > 

160m2, 

R1 

=7.0; 

No. of 

Flats=1 

Outside 

500m 

radius 

of 

MTR, 

R2 = 1 

0.00< 

PR ≤ 

1.00, 

R3 = 

1.3 

2 to 

3 

Total Required 
2 to 3 

(incl. 1 accessible parking space) 
1 0 

Proposed 

Provision  

3  

(inc. 1 accessible parking space) 

1 

(LGV) 
0 
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Taking into consideration that no proper cycle track with direct 

connection to rail stations is provided at Tai Tong Road outside the 

proposed development, no bicycle parking spaces will be proposed under 

the proposed development. 

 

Please find attached drawing Figure RC-1 in Annex A showing the above-

mentioned proposed internal transport provision for your information. 

 

(ii) Provide swept 

path for 

emergency 

vehicle; 

Please find attached Figure SP-1 in Annex A showing the swept path 

analysis of emergency vehicle (i.e. ambulance) for your information. 

 

As advised by the AP, no EVA will be provided for the proposed 

development and the following approach which is accepted by BD will be 

adopted: 

 

1. Exemption according to APP-136 

As stipulated in B(P)R 41D(3), the Building Authority may exempt a 

building from complying with any or all of the EVA standards specified in 

the MOA Code if the Building Authority is satisfied that compliance with 

the requirements is: - 

 

1A. Impracticable having regard to the topographical features of the area 

on which the building is situated; or unwarranted on the ground that the 

purpose for which the building is to be used constitutes a low fire risk. 

When the circumstances arise that an EVA will not be provided or when 

the EVA provided cannot meet the standards as stipulated in the MOA 

Code, an application for exemption from B(P)R 41D(1) or (2) should be 

made on Form BA16 with full justification and, where appropriate, 

substantiated by a fire-safety report as required by paragraph 27.2 of the 

MOA Code.  The Building Authority in consultation with the Director of 

Fire Services will consider such an application on the merits and the 

special circumstances of the case. 

  

2. Modification of MOA Code 

For Domestic building(s) of 3-storey or below, including single family 

building(s) to which MOE Code paragraph 5 applies where the width of 

EVA can be relaxed to 4.5m depending on the topographical constraints; 

the horizontal distance between the EVA and the building Facade exceed 

30m can be acceptable with the provision of FSI enhancement (e.g. 

sprinkler system and/or other enhancements to be decided at later 

stage). 
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(iii) Provide layout 

plan with 

dimension 

showing the 

arrangement of 

the proposed 

run-in/out. 

 

Please find attached drawing Figure RC-1 in Annex A showing the layout 

plan and arrangement of a proposed 6m wide run-in/out for your kind 

information and consideration. 

 

Swept path analysis of LGV is illustrated diagrammatically in Figure SP-2 

in Annex A. Although the swept path analysis of LGV will encroach slightly 

onto the opposite traffic lane when egressing from the proposed 

development and making a left-turn, it is envisaged that the time required 

for encroachment will be very short. Also, the alignment of section of Tai 

Tong Road outside the proposed development is straight and clear 

sightline could be provided for the proposed run-in/out of the proposed 

development. Hence it is considered that the arrangement proposed run-

in/out is acceptable from traffic engineering point of view. 

 

2. Comments of the Chief Engineer/Mainland North, Drainage Services Department 

(Contact Person: Mr. Jeff TSE; Tel: 2300 1627) 

(i) Section 4.1.3 - 

Please be 

reminded that 

the STS shall be 

designed to the 

satisfaction of 

the EPD. The STS 

shall be properly 

designed to 

avoid 

overflowing of 

sewage, septic 

issues, etc. with 

reference to 

EPD's prevailing 

practice note 

and guidelines. 

 

Please be updated the EPD has no further comment on the SIA.  Noted 

that the design of the STS shall make reference to EPD’s prevailing 

practice note and guidelines. 

(ii) Section 4 - 

Please also 

mention the 

proposed 

arrangement 

(e.g. logistics and 

frequency) of 

regular 

desludging of 

the septic tank. 

Section 4.1.5 has been incorporated to elaborate on the proposed 

arrangement of regular inspection and desludging of the septic tank 

(Annex B). 
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Existing vehicular run-in/out opposite to the proposed development
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Important Notice 
This report is confidential and is provided solely for the purposes of supporting Section 16 Application for Proposed 
House, Minor Relaxation of Building Height Restriction and Excavation of Land at Lot 5288 in D.D. 116 and Adjoining 
Government Land, Tai Tong Road, Tai Tong, Yuen Long, NT. This report is provided pursuant to a Consultancy 
Agreement between SMEC Asia Limited (“SMEC”) and R-Riches Property Consultants Ltd., under which SMEC undertook 
to perform specific and limited tasks for R-Riches Property Consultants Ltd.. This report is strictly limited to the matters 
stated in it and subject to the various assumptions, qualifications and limitations in it and does not apply by implication 
to other matters. SMEC makes no representation that the scope, assumptions, qualifications and exclusions set out in 
this report will be suitable or sufficient for other purposes nor that the content of the report covers all matters which 
you may regard as material for your purposes.  

This report must be read as a whole. Any subsequent report must be read in conjunction with this report. 

The report supersedes all previous draft or interim reports, whether written or presented orally, before the date of this 
report. This report has not and will not be updated for events or transactions occurring after the date of the report or 
any other matters t might have a material effect on its contents or which come to light after the date of the report. 
SMEC is not obliged to inform you of any such event, transaction or matter nor to update the report for anything that 
occurs, or of which SMEC becomes aware, after the date of this report. 

Unless expressly agreed otherwise in writing, SMEC does not accept a duty of care or any other legal responsibility 
whatsoever in relation to this report, or any related enquiries, advice or other work, nor does SMEC make any 
representation in connection with this report, to any person other than R-Riches Property Consultants Ltd.. Any other 
person who receives a draft or a copy of this report (or any part of it) or discusses it (or any part of it) or any related 
matter with SMEC, does so on the basis that he or she acknowledges and accepts that he or she may not rely on this 
report nor on any related information or advice given by SMEC for any purpose whatsoever.
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1 INTRODUCTION 

1.1 Background 

 A residential development comprising four 3-storey houses with a domestic plot ratio of 0.4 and 
minor relaxation of building height at Lot 5288 in D.D. 116, Tai Tong Road, Tai Tong, Yuen Long 
(“the Site”) was proposed in 2010. The Site was zoned Village Type Development (“V”) and 
Residential (Group D) (“R(D)”) under the Approved Tai Tong Outline Zoning Plan (“OZP”) No. 
S/YL-TT/18. A planning application (Application No. A/YL-TT/273) under Section 16 of the Town 
Planning Ordinance (“TPO”) was submitted in 2010 and the application was approved with 
conditions by the Town Planning Board (“TPB”) on 17 June 2011. An Extension of Time (“EOT”) 
with Application No. A/YL-TT/273-1 was submitted and approved with the same conditions on 8 
June 2015, valid until 17 June 2019. 

 Since then, a Temporary Eating Place (Restaurant with Ancillary Outside Seating 
Accommodation) for a Period of Five Years was proposed and Application No. A/YL-TT/457 was 
approved with conditions on 22 March 2019. Seven applications for EOT were subsequently 
submitted and approved. 

 It is now proposed to develop the Site into a residential development consisting of a 3-storey 
house (“the Proposed Development”). In this regard, a new approval shall be obtained from the 
TPB through the submission of planning application under Section 16 of the TPO. 

 SMEC Asia Limited ("SMEC") has been appointed to prepare this Sewerage Impact Assessment 
(“SIA”) Report in order to support the Section 16 planning application for the Proposed 
Development. 

1.2 Site Description 

 The Site is situated on Tai Tong Road in Tai Tong, in which Tai Tong Road is located to the east of 
the Site. It is currently vacant with the remaining building structures and an existing swimming 
pool. There is an existing vehicular access to the Site from Tai Tong Road, at the east boundary. 
The Site location and its environs are shown on Figure 1.1.  

 The Site is bounded by Avenue Garden at the north and northwest; open storage area at the 
south; vacant land at the west; Tai Tong Road at the east and Jade Kindergarten at the 
northeast. Residential structures (i.e. village houses), stores and vacant land are also found at 
the opposite side of Tai Tong Road. The land uses in the vicinity of the Proposed Development 
are mainly low-density residential buildings and vacant land. 

1.3 Project Description 

 The Proposed Development will involve construction of a 3-storey house (including basement) at 
the Site of approximately 1,894m2 in size. The layout plans of the Proposed Development are 
appendix in Planning Statement, in which the following facilities or areas will be included in the 
Proposed Development: 

• Swimming Pool 

• Greenery Area (Planter) 

• Caretaker’s Office 

• Private Car Parking Space 
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1.4 Objectives of the Report 

 The objectives of this SIA Report are to: 

• Assess the potential sewerage impacts arising from the Site. 

• Recommend the necessary mitigation measures to alleviate the sewerage impacts, if any. 

1.5 Reference Materials 

 In evaluating the sewerage impacts arising from the Proposed Development, the following 
sources have been specifically referred to: 

• Drainage Services Department (“DSD”) publication Sewerage Manual (with Eurocodes 
incorporated) (Part 1) Key Planning Issues and Gravity Collection System, 3rd Edition, May 2013 

• Environmental Protection Department (“EPD”) publication Guidelines for Estimating Sewage 
Flows for Sewage Infrastructure Planning Version 1.0, March 2005 (“GESF”) 

• Sewerage data of GeoInfo Map checked on 8 December 2021 
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Figure 1.1: Site Location and its Environs  
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2 EVALUATION OF SEWERAGE IMPACT 

2.1 Site Location 

 The Site is located at Lot 5288 in DD 116, Tai Tong Road, Tai Tong, Yuen Long. The Site occupies 
an area of 1,894m2. Section 1.2 and Figure 1.1 describe the environs of the Site. 

2.2 Existing Baseline Conditions 

 According to the sewerage data of GeoInfo Map checked on 8 December 2021, there is a 
municipal sewerage system to the west of the Site and is over 65m from the western site 
boundary. There are no other existing public sewerage connections available in the vicinity of 
the Site. The map extracted from the GeoInfo Map showing the municipal sewerage system near 
the Site is shown on Figure 2.1. 

2.3 Construction Phase 

 During construction, potential wastewater will include muddy water from surface runoff, wash 
water from wheel-washing facility or equipment, silt from any on-site stockpile of soil and 
wastewater from concrete washing. Workers will also generate sewage. 

 It is recommended that portable toilets should be provided for the construction workers, and 
these portable toilets should be supplied, maintained and emptied at an off-site sewage 
treatment facility by a specialist contractor. Wastewater from canteen will be stored in a 
wastewater tank. All the collected sewage and wastewater will be tankered away regularly. 

 Under the Water Pollution Control Ordinance (“WPCO”), construction contractors should apply 
for a Water Discharge License during the construction works. In addition, good site practice and 
mitigation measures as specified in ProPECC PN 1/94 should be strictly implemented by the 
contractors. All wastewater other than sewage and wastewater from the canteen should be 
diverted to sedimentation tank and all discharges from Site should be in accordance with the 
terms and conditions of the Discharge License. 

 With the implementation of the above measures, no adverse sewage or water quality impacts 
are anticipated during the construction phase. 

2.4 Operation Phase 

 During the operation of the Proposed Development, the major source of wastewater will be 
sewage from toilets, grey water from bathrooms and kitchens of the house. Occasionally, 
wastewater will be generated from backwashing of the swimming pool that will be treated prior 
to being discharged.  

 Although there is an existing public sewerage at the west of the Site, connection to the 
municipal sewerage system will either require sewers to be installed underneath adjacent land 
of the western boundary that land ownership and future maintenance could be an issue or 
sewerage pipe of over 200m to be installed along Tai Tong Road at the east of the Site and then 
along Sham Chung Road at the north of the Site and is not considered cost-effective. Thus, 
connection to the municipal sewerage system may not be practicable and it is recommended 
that the Proposed Development should provide an on-site Septic Tank and Soakaway Pit System 
(“STS”) to treat its own sewage. 

 The estimated total daily sewage generation from the Proposed Development and 
recommendations regarding the STS system are discussed in the subsequent sections. 
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Figure 2.1: Drainage Pipe and Manhole Facilities in the Vicinity of the Site 

 

Legend 

Public Sewer 

Public Drain 
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Source: Geoinfo Map (downloaded on 8 December 2021) 
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3 SEWERAGE ANALYSIS 

3.1 Assumptions and Methodology 

 In order to assess the acceptability of the sewage impact arising from the Proposed 
Development, the anticipated sewage generation has been estimated based on Environmental 
Protection Department (“EPD”)’s Guidelines for Estimating Sewage Flows for Sewage 
Infrastructure Planning (“GESF”) shown in Table 3.1. 

Table 3.1: Parameters for Estimating Wastewater Generation from the Proposed Development  

PARAMETER VALUE REMARK 

Generation from Residents 

No. of Residents 16 As advised by the Applicant. 

Unit Flow Factor of 
Residents 

0.370 m3/day/person The unit flow factor for “R3/R4 domestic housing 
type” given in Table T-1 of GESF. 

Generation from Non-residential staff 

No. of Staff 2 As advised by the Applicant. 

Unit Flow Factor of 
Staff 

0.280 m3/day/staff The unit flow factor for employees of “J11 
Community, Social & Personal Services” given in 
Table T-2 of GESF. 

Generation from Swimming Pool 

Total Area of Swimming 
Pool 

128.7 m2  According to the layout plan provided by the 
Applicant. 

3.2 Results and Discussion 

 The calculation of the estimated sewage generation is provided in Appendix B. As can be seen, 
the total daily sewage generated from the Proposed Development is calculated to be 
14.7m3/day during operation. 

 On-site STS System will be proposed as the sewage treatment method. The design and 
construction of the STS system should fulfil all the requirements under the Building (Standards of 
Sanitary Fitments, Plumbing, Drainage Works and Latrines) Regulations (Cap.123I) (hereafter 
called “the Regulation”) and EPD’s Practice Note for Professional Persons Drainage Plan subject 
to Comment by the Environmental Protection Department (ProPECC PN5/93), including the 
requirements of percolation test, clearance distances, and the septic tank and soakaway system 
should be duly certified by an Authorized Person. 

 In accordance with the Regulation, the capacity of the septic tank shall be of such capacity to be 
capable of storing quantity of soil and waste discharged thereto during any one day provided 
that no septic tank shall have a capacity of less than 2.3m3 or more than 41m3. As mentioned in 
paragraph 3.2.1, the total daily sewage generated from the Proposed Development will be 
14.7m3/day. Hence, the capacity of the septic tank is proposed to be approximately 25m3 subject 
to the detailed design in future.  

 Sufficient separation distance should be provided between the proposed STS system and the 
nearby watercourse and structures. The minimum clearance requirements as stipulated in the 
Appendix D of the ProPECC PN5/93 as summarised in Table 3.2 and the indicative location of the 
STS system is shown on Figure 3.1.  

 



Sewerage Analysis 

3-2 

 

 

D03/01 SEWERAGE IMPACT ASSESSMENT 
Section 16 Application for Proposed House, Minor Relaxation of Building Height Restriction and Excavation 
of Land at Lot 5288 in D.D. 116 and Adjoining Government Land, Tai Tong Road, Tai Tong, Yuen Long, NT  
Prepared for R-Riches Property Consultants Ltd. 

SMEC Internal Ref. 7076855 
22 December 2022 
 

 Table 3.2: Minimum Clearance Requirements for Soakaway Systems 

Watercourse / Structures Distance from Soakaway System (m) 

Building 3 

Retaining Wall 6 

Well 50 

Stream where the bed is lower than 
Invert of Soakaway System [Note 1] 

30 

Pools [Note 1] 30 

Cuts of Embankments 30 

Paths 1.5 

Beaches 100 

Ground Water Table 0.6 (below invert) 

Note: 

The minimum clearance requirements for stream or pool to be used or likely to be used for drinking or domestic 
purposes are adopted as a conservative approach. 

 With the provision of the STS system, no adverse sewerage impact from the Proposed 
Development is anticipated. This is subject to proper design and maintenance of the STS system. 
Therefore, the applicant should follow the ProPECC PN5/93 to design and maintain the STS 
system), including the requirements of percolation test, clearance distances, and the septic tank 
and soakaway system should be duly certified by an Authorised Person. 
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Figure 3.1: Indicative Location of the On-site STS System 
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4 CONCLUSIONS AND RECOMMENDATIONS 
 It is proposed to develop the site at Lot 5288 in D.D. 116 and Adjoining Government Land, Tai 

Tong Road, Tai Tong, Yuen Long into a residential development consisting of a 3-storey house. 
The Site is zoned Village Type Development (“V”) and Residential (Group D) (“R(D)”) under the 
Approved Tai Tong Outline Zoning Plan (“OZP”) No. S/YL-TT/18. This Sewage Impact Assessment 
("SIA") is carried out in order to support the Section 16 planning application for the Proposed 
Development. 

 During construction, no adverse sewage or water quality impacts are anticipated provided that 
good site practice and mitigation measures as specified in ProPECC PN 1/94 are strictly 
implemented. 

 During operation, the total daily sewage generated from the Proposed Development is 
estimated to be 14.7m3/day. An on-site Septic Tank and Soakaway Pit (STS) system is proposed 
to handle the sewage arising from the Site. The design and construction of the STS system 
should fulfil all the requirements under the Building (Standards of Sanitary Fitments, Plumbing, 
Drainage Works and Latrines) Regulations (Cap.123I) (hereafter called “the Regulation”) and 
EPD’s Practice Note for Professional Persons Drainage Plan subject to Comment by the 
Environmental Protection Department (ProPECC PN5/93), including the requirements of 
percolation test, clearance distances, and the septic tank and soakaway system should be duly 
certified by an Authorised Person. 

 In accordance with the Regulation, the capacity of the septic tank shall be of such capacity to be 
capable of storing quantity of soil and waste discharged thereto during any one day provided 
that no septic tank shall have a capacity of less than 2.3m3 or more than 41m3. As the total daily 
sewage generated from the Proposed Development will be 14.7/day, the capacity of the septic 
tank is proposed to be approximately 25m3 subject to the detailed design in the future 

 With reference to the Guidance Notes on Discharges from Village Houses published by EPD, it is 
recommended that experienced personnel shall be engaged to regularly inspect the septic tank. 
Inspection of the septic tank and measurement of the depth of sludge shall be conducted at 
least once every six months. More frequent inspection and desludging may be necessary subject 
to loading in the future. Desludging of septic tank will be carried out by a specialist contractor 
through a tanker lorry equipped with a pump. Sludge removed should be transported by 
specialist contractor to sewage treatment works for disposal. Details of arrangement for the 
inspection and desludging of the septic tank shall be further reviewed during detailed design 
stage. 

 Overall, the sewerage analysis indicates that there will be no unacceptable impact is anticipated 
with the provision of on-site STS system. 
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Reference: 

1. Guidelines for Estimating Sewage Flows for Sewage Infrastructure Planning Version 1.0, Environmental Protection Department of HK 
Government, March 2005. 

2. CAP 132CA Swimming Pools Regulation. 

3. Plumbing Engineering Services Design Guide - Domestic Swimming Pool. 

4. Wastewater Engineering - Treatment, Disposal, Reuse, 4th ed., Metcalf and Eddy. 

5. General Specification for Swimming Pool Water Treatment Installation in Government Buildings of HKSAR, 2012 ed., Architectural Services 
Department. 

 

Remarks / Justification

a. Sewage Generated by Residents
No. of Residents = 16 persons

Unit Flow Factor (UFF) per resident = 0.370 m3/day/person Unit flow factor for "R3/R4 domestic housing type" in Table T-1 of Ref. 1.

Estimated Flow Rate = 5.92 m3/day

b. Sewage Generated by Non-residential Staff
No. of staff = 2 staff

Unit Flow Factor (UFF) per staff = 0.280 m3/day/staff Unit flow factor for "J11 Community, Social & Personal Services" in Table T-2 of Ref. 

1.Estimated Flow Rate = 0.56 m3/day

c. Sewage Generated by Swimming Pool
Total Area of Swimming Pool = 128.7 m2 Calculated based on layout plan provided by the Applicant.

Water Depth of Swimming Pool = 1.1 m Based on layout plan provided by the Applicant.

Approximate Size of Swimming Pool = 141.6 m3

Time for Completely Changing of Water = 6 hours The minimum turnover time in Ref. 2.

Turnover Rate = 23.60 m3/hour
Filtration Rate = 40 m3/m2-hour The average fi ltration rate for domestic pool in Ref. 3.

Filter Area = 0.59 m2

Backwash Rate = 2 m3/m2-min The maximum typical backwash rate for sand fi lter in Table 11-11 of Ref. 4.

Estimated Flow Rate = 8.26 m3/day 7 minutes for cleaning the fi lter by backwashing water excluding the air scourcing 

time is recommended in B8.5.5 of Ref. 5.

Total Average Daily Sewage Generated = 14.7 m3/day

Calculation of Sewage Generation from the Proposed Development



 

 

 

 

 

SMEC is recognised for providing technical excellence 
and consultancy expertise in urban, infrastructure and 
management advisory. From concept to completion, our 
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We align global expertise with local knowledge and 
state-of-the-art processes and systems to deliver 
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Appendix II of RNTPC  
Paper No. A/YL-TT/580 

Previous Applications covering the Application Site 

 

Approved Applications 

 
Application 

No. 
Proposed Development 

Date of 
Consideration 

(RNTPC) 

Approval 
Condition(s) 

1 A/YL-TT/273 Proposed House and Minor Relaxation 
of Building Height Restriction 

17.6.2011(1) 

(expired on 18.6.2019) 
(1), (2), (3), 
(4) 

2 A/YL-TT/399 Proposed Temporary Eating Place 
(Restaurant) for a Period of 3 Years 

17.3.2017 
(Revoked on 
17.9.2017) 

(1), (4), (6) 
 

3 A/YL-TT/457 Proposed Temporary Eating Place 
(Restaurant with Ancillary Outside 
Seating Accommodation) for a Period 
of 5 Years 

22.3.2019 
(Revoked on 
22.9.2021) 

(2), (4), (5), 
(6), (7), (8), 
(9) 

(1) Application for extension of time for commencement of the development up to 17.6.2019 was approved by the Director of 
Planning (D of Plan) under delegated authority of the Town Planning Board on 8.6.2015. 

 

Approval Conditions: 

(1) Submission and implementation of vehicular access arrangement proposal. 
(2) Submission and implementation of drainage proposal. 
(3) Submission and implementation of landscape and tree preservation proposal. 
(4) Submission and implementation of water supply for firefighting and fire service installations. 
(5) No night operation.  
(6) Revocation clause. 
(7) No vehicle is allowed to queue back to or reverse onto/from public road.  
(8) Maintenance of existing trees. 
(9) Maintenance of implemented drainage facilities.  
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Similar Applications within the Subject “R(D)” Zone on the Tai Tong OZP 
 
 

Approved Applications 
 

  
Application No. 

 

 
Proposed Use/Development 

 
Date of Consideration 

(RNTPC) 
 

 
Approval 

Conditions 
 

1 A/YL-TT/284 Proposed Houses 21.9.2012  (1), (2), (3), 
(4) 

2 A/YL-TT/548 Proposed Houses and Associated 
Excavation of Land^ 

9.12.2022 (2), (4), (5) 

^ Excavation of land requires planning permission from the Town Planning Board at the time of 
consideration.  
 
Approval Condition(s): 
(1) Submission and implementation of landscape and tree preservation proposal.  
(2) Submission and implementation of drainage proposal.  
(3) Design and provision of environmental mitigation measures.  
(4) Design and provision of water supply for firefighting and fire service installations. 
(5) Submission  of  an  updated  Noise  Impact  Assessment  and implementation  of  mitigation  

measures. 
 



Appendix IV-1 of RNTPC
Paper No. A/YL-TT/580



Appendix IV-2 of RNTPC
Paper No. A/YL-TT/580





Appendix V of RNTPC 
Paper No. A/YL-TT/580 

TT 580 

 
Advisory Clauses 
 
(a) to note the comments of the District Lands Officer/Yuen Long, Lands Department 

(DLO/YL, LandsD) that: 
 

(i) the application site (the Site) falls within the private lot No. 5288 in D.D. 116, (the Lot) 
which is held under New Grant No. 2309 dated 9.12.1975 and the adjoining government 
land (GL) abutting the proposed vehicular access at the southeast corner of the Site.  
Under the New Grant, the Lot is restricted for private residential purposes, the 
building(s) erected or to be erected shall not exceed two storeys and 25 feet (i.e. about 
7.62m) above the mean formation level of the land and maximum built-over area is 
1,600 square feet (i.e. about 148.6m2).  The Lot is also subject to a non-building area 
clause along the eastern boundary of the Lot for future road widening purposes and no 
New Territories Exempted House is allowed.  The proposed development contravenes 
the development restrictions under lease;  
 

(ii) there is discrepancy between the site area as stated in the New Grant i.e. about 21,400 
square feet (about 1,988.1m2) and the site area as stated in the submitted planning 
statement (i.e. about 1,894m2) (including about 21m2 of GL); 

 
(iii) land exchange would be required to implement the proposal.  Every application 

submitted to her department will be considered on its own merits by her department at 
its absolute discretion acting in its capacity as a landlord and there is no guarantee that 
the land exchange application will eventually be approved.  The land exchange, if 
approved, will be subject to such terms and conditions as may be imposed by her 
department at its absolute discretion, including payment of premium and administrative 
fee; and 

 
(iv) part of the Site falls within “V” zone on the approved Tai Tong OZP, which “V” zone 

portion is encircling the recognised village of Sham Chung Tsuen.  Under prevailing 
Small House policy, land in either village environs or “V” zones for recognised New 
Territories villages is normally preserved for Small House development by indigenous 
villagers; 

 
(b) to note the comments of the Chief Highway Engineer/New Territories West, Highways 

Department (CHE/NTW, HyD) that: 
 
(i) a run-in/out should be constructed in accordance with the latest version of HyD 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;  

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

his department’s Professional Persons Environmental Consultative Committee (ProPECC) 
Practice Notes (PN) No. 1/94 “Construction Site Drainage” should be strictly implemented 
during the construction phase and the design and construction of any septic tank and 
soakaway system shall follow the requirements of ProPECC PN No. 5/93 “Drainage Plans 
Subject to Comment by the Environmental Protection Department” such as clearance 
distance and percolation test and be duly certified by an Authorised Person (AP); 
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(d) to note the comments of the Director of Fire Services that: 

 
detailed fire safety requirements will be formulated upon receipt of formal submission of 
general building plans.  The requirements of emergency vehicular access (EVA) as stipulated 
in Section 6, Part D of the Code of Practice for Fire Safety in Buildings 2011, which is 
administered by the Buildings Department (BD), should be observed;  
 

(e) to note the comments of the Chief Building Surveyor/New Territories West, BD that: 
 
(i) if the Site does not abut on a specified street of not less than 4.5m wide, its permitted 

development intensity shall be determined under Regulation 19(3) of the Building 
(Planning) Regulations (B(P)R) at building plan submission stage; 
 

(ii) the Site shall be provided with means of obtaining access thereto from a street under 
the regulation 5 of the B(P)R and EVA shall be provided for all the buildings to be 
erected on the Site in accordance with the requirements under the regulation 41D of 
the B(P)R; 

 
(iii) it is noted from the proposal that the proposed vehicular access for the development is 

via a piece of GL between the Site and Tai Tong Road.  LandsD shall be consulted 
whether a right of way will be granted to the owner for the proposed vehicular access; 

 
(iv) the proposed excavation of land would be considered as a kind of building works and 

subject to the control of the Buildings Ordinance (BO); 
 

(v) before any new building works (including containers/open sheds as temporary 
buildings, demolition and land filling, etc.) are to be carried out on the Site, prior 
approval and consent of the BA should be obtained, otherwise they are unauthorised 
building works (UBW) under the BO.  An AP should be appointed as the co-ordinator 
for the proposed building works in accordance with the BO; 

 
(vi) for UBW erected on leased land, enforcement action may be taken by BD 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; 

 
(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) the proposed high headroom of 1/F (4.5m) should be justified and considered during 

building plan submission stage;   
 

(ix) the proposed caretaker’s office should be included in non-domestic site coverage and 
plot ratio calculation.  If the proposed plot ratio of the development is based on the 
assumption that gross floor area (GFA) concession will be granted, the pre-requisite 
for GFA concession in Practice Note for Authorized Persons, Registered Structural 
Engineers and Registered Geotechnical Engineers (PNAP) APP-151 and the 

Sustainable Building Design Guidelines stipulated in PNAP APP-152 should be 
complied with; and 

 
(x) detailed checking under the BO will be carried out at building plan submission stage. 
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RNTPC Paper No. A/YL-TT/580 
For Consideration by  
the Rural and New Town 
Planning Committee 
on 13.1.2023  

 
 

APPLICATION FOR PERMISSION 
UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE 

 
APPLICATION NO. A/YL-TT/580 

 
 

Applicant : Ms. Wong Sei Hang represented by R-riches Property Consultants Limited 
 

Site : Lot 5288 in D.D. 116 and Adjoining Government Land (GL), Tai Tong Road, 
Tai Tong, Yuen Long, New Territories  
 

Site Area : 1,894 m2 (including GL of about 21m2 or 1.1%) 
 

Lease : New Grant Lot No. 2309 for private residential purpose executed in 1975 
 

Plan : Draft Tai Tong (TT) Outline Zoning Plan (OZP) No. S/YL-TT/19 (currently 
in force) 
 
Approved TT OZP No. S/YL-TT/18 (at the time of submission) 
  

Zonings : “Residential (Group D)” (“R(D)”) (about 65%); and 
[restricted to a maximum plot ratio (PR) of 0.4 and maximum building height 
(BH) of 3 storeys (9m)] 
 
“Village Type Development” (“V”) (about 35%)1  
[restricted to a maximum BH of 3 storeys (8.23m)] 
[No change to the zoning and development restrictions of the subject 
“R(D)” and “V” zones but deletion of excavation of land clause on the 
current OZP2] 
 

Application : Proposed House with Minor Relaxation of Building Height Restriction 
(BHR) 

 
 
1. The Proposal 

1.1 The applicant seeks planning permission to develop a house at the application site2 
(the Site) (Plan A-1) with minor relaxation of BHR from 8.23m to 9m (+0.77m 

                                                           
1    Including a small portion of the Site (i.e. 0.4%) falling within the area shown as ‘Road’ which forms part of 

the proposed vehicular access along Tai Tong Road and can be regarded as subject to minor boundary 
adjustment (Plan A-2). 

2  The applicant also applied for excavation of land for the proposed development at the time of submission as 
excavation of land in the “R(D)” and “V” zones require planning permission on the approved TT OZP No. 
S/YL-TT/18.  On 6.1.2023, the draft TT OZP No. S/YL-TT/1719, incorporating deletion of the excavation of 
land clause in the “R(D)” and “V” zones, was exhibited for public inspection under section 5 of the Town 
Planning Ordinance.   

Agenda Item 73  
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For Consideration by the RNTPC on 13.1.2023 
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or +9.4%) of the “V” zone portion.  The Site is partly zoned “R(D)” (about 64.8%) 
and partly zoned “V” (about 34.8%).  According to the Notes of the OZP for the 
“R(D)” and “V” zones, ‘House (not elsewhere specified)’ is a Column 2 use which 
requires planning permission from the Town Planning Board (the Board).  While 
development within the “V” zone is subject to a BHR of 3 storeys (8.23m), based 
on the individual merits of a development or redevelopment proposal, minor 
relaxation of the BHR within the “V” zone may be considered by the Board.  The 
Site is currently occupied by a vacant house and partly overgrown with vegetation 
(Plans A-2, A-4a and A-4b). 

 
1.2 According to the applicant, the proposed development comprises a two-storey 

house, a one-storey caretaker office and a separated one-storey non-habitable 
basement for a swimming pool and associated essential utilities (including 
filtration plant room, swimming pool pump room, water tanks and fire service tank 
pump), while the uncovered area of the Site will be used for private open 
space/landscaping, swimming pool, ancillary parking and vehicular access.  There 
are 21 existing trees within the Site.  Of which, 17 trees are proposed to be felled 
and four to be transplanted.  Plans showing the vehicular access, proposed floor 
plans/section and landscape master plan submitted by the applicant are at 
Drawings A-1 to A-6 respectively. 
 

1.3 The Site involves a relevant previous application (No. A/YL-TT/273) for the same 
use and minor relaxation of BHR as the current application, which was approved 
with conditions by the Rural and New Town Planning Committee (the Committee) 
on 17.6.2011.  Subsequently, application No. A/YL-TT/273-1 (for extension of 
time for commencement of the development up to 17.6.2019) was approved on 
8.6.2015.  However, the proposed development did not commence and the 
planning permission expired on 18.6.2019.  Compared with application No. A/YL-
TT/273, the current application is submitted by a different applicant for the same 
use and minor relaxation of BHR at a slightly larger site (i.e. inclusion of GL for 
vehicular run-in/out purpose) with different layout and development parameters, 
which are summarised as follows: 

 
 

Major 
Development 
Parameters 

Previously Approved 
Application 

No. A/YL-TT/273 
(a) 

Current Application 
No. A/YL-TT/580 

(b) 

 
Difference 

(b) – (a) 

Proposed Use 
Proposed House and Minor Relaxation of BHR 

 
--- 

Site Area 
1,873 m2 1,894 m2 +21 m2 

(+1.12%) 
Gross Floor 
Area (GFA) 

749.2 m2 

(187.3 m2 for each 
house) 

749 m2 # -0.2 m2 

(-0.03%) 

PR Not more than 0.4 Not more than 0.4# --- 
Site Coverage 
(SC)  

13% 20%# +7 
(+53.8%) 

No. of Blocks 4 
for houses 

3 
for house, caretaker’s 
office and essential 

utilities^ 

-1 
(+14.3%) 
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BH / No. of 
Storey(s) 

9m (3 storeys) 
for residential use 

House: 9m/2 storeys 
Caretaker’s Office: 

3m/1 storey 
Non-habitable  

utilities: 3.5m below 
ground 

Same BH 
but a 

reduction of 
one storey 

No. of Parking 
Spaces 

8 
for private cars  

(5m x 2.5m each) 

3 
for private car  

(5m x 2.5m each) 

-5 
(-62.5%) 

No. of Loading/ 
Unloading 
Space 

Nil 1 
for light goods vehicle 

(3.5m x 7m) 

+1 

Estimated 
Population 

16  16 
--- 

          # PR, SC and GFA calculation is based on private land portion 
^ Essential utilities are non-habitable  
 

1.4 In support of the application, the applicant has submitted the following documents: 
 
(a) Application Form received on 18.11.2022 (Appendix I) 

(b) Supplementary Planning Statement  (Appendix Ia) 

(c) Further Information (FI) received on received on 4.1.2023 
[exempted from publication and recounting requirements] 

(Appendix Ib) 

 
 
2. Justifications from the Applicant 

The justifications put forth by the applicant in support of the application are detailed in 
the Supplementary Planning Statement (Appendix I).  They can be summarised as 
follows: 

   
(a) the proposal is in line with the planning intentions of the “R(D)” and “V” zones.  

The current proposal could make optimal use of the Site for residential purpose;    
 

(b) the BHR of the “R(D)” and “V” zones are 9m and 8.23m respectively.  The 
proposed minor relaxation of BHR for the “V” zone portion from 8.23m to 9m is 
insignificant in visual term and is not incompatible with surrounding area which 
is primarily residential use with some supporting shop and services.  

 
(c) the Site is the subject of a previous planning approval for the same use and same 

extent of minor relaxation of BHR (i.e. from 8.23m to 9m).  Approval of the 
current application would not set undesirable precedent; and   

 
(d) the submitted sewerage impact assessment, noise impact assessment (NIA) and 

tree preservation and landscape proposal (TPLP) have demonstrated that the 
proposal will not generate adverse environmental and landscape impacts on the 
surrounding area. 
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3. Compliance with the “Owner’s Consent/Notification” Requirements 

The applicant is the sole “current land owner”.  Detailed information would be deposited 
at the meeting for Members’ inspection.  For GL, the requirements as set out in Town 
Planning Board Guidelines on Satisfying the “Owner’s Consent/ Notification” 
Requirements under Sections 12A and 16 of the Town Planning Ordinance (TPB PG-No. 
31A) are not applicable.   
 
 

4. Background 

The Site is currently not subject to planning enforcement action. 
 
 

5. Previous Applications 

The Site is the subject of three planning applications, including two approved applications 
(No. A/YL-TT/399 and 457) for temporary eating place which are not relevant to this 
application; and application No. A/YL-TT/273 for the same use and minor relaxation of 
BHR approved with conditions by the Committee on 17.6.2011 mainly on the 
considerations that the proposed development was in line with the planning intention of 
the “R(D)” zone; the extent of minor relaxation was not excessive; the proposal was not 
incompatible with the surrounding areas; and adverse impacts on the surrounding areas 
were not anticipated.  Subsequently, application No. A/YL-TT/273-1 (for extension of 
time for commencement of the development up to 17.6.2019) was approved on 8.6.2015.  
However, the proposed development did not commence and the planning permission 
expired on 18.6.2019.  Details of the previous applications are summarised in Appendix 
II and its location is shown on Plan A-1. 
 
 

6. Similar Applications 

There were two similar planning applications (No. A/YL-TT/284 and 5483) for proposed 
houses covering the same application site within the subject “R(D)” zone which were 
approved with conditions by the Committee in 2012 and 2022 mainly on the grounds that 
the  proposal  was  in  line  with  the  planning  intention  of  the  “R(D)”  zone;  not 
incompatible  with  the  surrounding  rural  environment;  and  there were no adverse 
departmental comments.  Details of the applications are summarised in Appendix III and 
the location of the site is shown on Plan A-1. 

 
 

7. The Site and Its Surrounding Areas (Plans A-1 to A-4b) 

7.1 The Site is: 
 
(a) abutting Tai Tong Road to its east (Plan A-2);  
 
(b) largely paved and fenced off; and  

 
(c) currently occupied by a vacant house and partly overgrown with 

vegetation. 

                                                           
3  With excavation of land 
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7.2 The surrounding areas have the following characteristics (Plans A-2 and A-3): 

 
(a) rural residential in nature comprising predominantly village houses in Sam 

Chung Tsuen, Tin Liu Tsuen and Shung Ching San Tsuen as well as 
residential dwellings intermixed with stores/shops, car parks, a 
kindergarten, a refuse collection point, an office, a warehouse, a storage 
yard, agricultural land and vacant land/structures; and 

 
(b) except for the storage yard and kindergarten as well as the four shops with 

valid planning permission (No. A/YL-TT/517, 523, 533 and 541), the 
stores/shops, car parks, warehouse and office in the vicinity are suspected 
unauthorized developments subject to enforcement action.   

 
8 Planning Intentions 

8.1 The planning intention of the “R(D)” zone is primarily for improvement and 
upgrading of existing temporary structures within the rural areas through 
redevelopment of existing temporary structures into permanent buildings.  It is also 
intended for low-rise, low density residential developments subject to planning 
permission from the Board. 
 

8.2 The planning intention of the “V” zone is to designate both existing recognised 
villages and areas of land considered suitable for village expansion.  Land within 
the zone is primarily intended for development of Small Houses by indigenous 
villagers.  It is also intended to concentrate village type development within the zone 
for a more orderly development pattern, efficient use of land and provision of 
infrastructures and services.  Selected commercial and community uses serving the 
needs of the villagers and in support of the village development are always 
permitted on the ground floor of a New Territories Exempted House (NTEH).  
Other commercial, community and recreational uses may be permitted on 
application to the Board. 

 
 

9 Comments from Relevant Government Departments 

9.1 The following government departments have been consulted and their views on 
the application are summarised as follows: 
 
Land Administration 
 
9.1.1 Comments of the District Lands Officer/Yuen Long, Lands Department 

(DLO/YL, LandsD): 
 
(a) the Site falls within the private lot No. 5288 in D.D. 116 (the Lot) 

which is held under New Grant No. 2309 dated 9.12.1975 and the 
adjoining GL abutting the proposed vehicular access at the 
southeast corner of the Site.  Under the New Grant, the Lot is 
restricted for private residential purposes, and the building(s) 
erected or to be erected shall not exceed two storeys and 25 feet 
(i.e. about 7.62m) above the mean formation level of the land and 
maximum built-over area is 1,600 square feet (i.e. about 
148.6m2).  The Lot is also subject to a non-building area clause 
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along the eastern boundary of the Lot for future road widening 
purposes and no NTEH is allowed.  The proposed development 
contravenes the development restrictions under lease;  
  

(b) there is discrepancy between the site area as stated in the New 
Grant of about 21,400 square feet (i.e. about 1,988.1m2) and the 
site area as stated in the submitted planning statement (i.e. about 
1,894m2)(including about 21m2 of GL);  

 
(c) in the event that planning permission is given by the Board for the 

proposal, the applicant being the sole ‘current land owner’ as 
claimed should be reminded of the detailed comments on land 
exchange at Appendix V;  

 
(d) part of the Site falls within “V” zone on the Tai Tong OZP, which 

“V” zone portion is encircling the recognised village of Sham 
Chung Tsuen.  Under the prevailing Small House policy, land in 
either ‘VE’ or “V” zones for recognised New Territories villages 
is normally preserved for Small House development by 
indigenous villagers; and 

 
(e) there is no Small House application received at the Site. 

  
Traffic 
 
9.1.2 Comments of the Commissioner for Transport (C for T): 

 
No adverse comment on the application.  

 
9.1.3 Comments of the Chief Highway Engineer/New Territories West, 

Highways Department (CHE/NTW, HyD):  
 
(a) no adverse comment on the application; and  

(b) the applicant should be reminded of the detailed comments at 
Appendix V. 

Environment 
 
9.1.4 Comments of the Director of Environmental Protection (DEP): 

 
(a) no objection in principle to the proposed development subject to 

the imposition of an approval condition requiring submission of 
an updated NIA and the implementation of mitigation measures 
identified therein to his or the Board’s satisfaction; and 

 
(b) the applicant should also be reminded of the detailed comments 

at Appendix V. 
 

Landscape and Urban Design 
 
9.1.5 Comments of the Chief Town Planner/Urban Design and Landscape, 

Planning Department (CTP/UD&L, PlanD):   
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Urban Design and Visual 
 
(a) the Site is located at a low-rise residential neighborhood and is 

surrounded by village houses of Sham Chung Tsuen and Shung 
Ching San Tsuen (ranging from one to four storeys and about 
10mPD to 20mPD in BHs) to its immediate north and east across 
Tai Tong Road respectively in the “V” zones as well as the rural 
settlements (ranging from one to three storeys and about 13mPD 
to 18mPD in BHs) to its immediate south in the “R(D)” zone;  
 

(b) the proposal is located at a low-rise residential neighborhood.  Its 
proposed BH of 2 storeys (9m above ground) is in keeping with 
those of the surrounding rural developments and no significant 
adverse visual impact is anticipated;  

 
Landscape 
 
(c) according to the aerial photo and site photos taken in 2022, the 

Site is situated in area of miscellaneous rural fringe predominated 
by open storage yard, temporary structures, village houses, vacant 
land and scattered tree groups.  The Site is mainly hard paved and 
occupied by existing buildings and some existing trees and 
vegetation are observed; 
 

(d) with reference to the TPLP in Appendix IV of the supplementary 
planning statement, 21 existing trees were identified within the 
Site boundary. The Applicant proposed to remove 17 trees and 
transplant 4 trees (T05, T06, T07 and T08) within the Site.  From 
the new planting proposal in Table 5.0, Landscape Master Plan 
and Sections, 17 new trees in heavy standard size, shrub and 
groundcover planting and lawn would be proposed on ground 
level within the Site; and  

 
(e) with reference to applicant’s submission, the area of communal 

open space is 323.1m2 for the target population of about 16 
persons and about 428.9m2 of common greenery area 
(approximately 22.65% of the total site area) would be provided 
within the Site.  As such, significant adverse landscape impact 
arising from the proposed development is not envisaged.   

 
Drainage 
 
9.1.6 Comments of the Chief Engineer/Mainland North, Drainage Services 

Department (CE/MN, DSD):   
 
(a) no objection in principle to the proposed development from the 

public drainage point of view; and  
 
(b) should the Board consider the application acceptable from the 

planning point of view, approval conditions requiring the 
submission and implementation of a drainage proposal for the 
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development to the satisfaction of the Director of Drainage 
Services or of the Board should be stipulated.   

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

 
He has no objection in principle to the proposal subject to water supplies 
for firefighting and fire service installations being provided to his 
satisfaction.  The applicant should be reminded of the detailed comments 
at Appendix V. 

 
Building Matters 
 
9.1.8 Comments of the Chief Building Surveyor/New Territories West, 

Buildings Department (CBS/NTW, BD):  
 
An Occupation Permit for “a two-storey residence for domestic use” in 
respect of the existing building was issued on 7.11.1979.  The applicant 
should be reminded of the detailed comments at Appendix V. 

 
District Officer’s Comments 
 
9.1.9 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 regarding the application. 
 

9.2 The following government departments have no comment on the application: 
 
(a) Director of Agriculture, Fisheries and Conservation (DAFC); 
(b) Chief Engineer/Construction, Water Supplies Department (CE/C, 

WSD); and 
(c) Commissioner of Police (C of P). 
 

 
10. Public Comments Received During the Statutory Publication Periods 

On 25.11.2022, the application was published for public inspection.  During the statutory 
public inspection period, two public comments were received from individuals.  An 
individual objects to the application on the grounds that the proposal will generate adverse 
traffic, environmental, drainage and fire safety impacts on the surrounding area 
(Appendix IV-1).  Another individual queries whether they are sufficient land for Small 
House development within the subject “V” zone (Appendix IV-2).  

11. Planning Considerations and Assessments 

11.1 The application is for a proposed house at a Site partly zoned “R(D)” (about 
64.8%) and partly zoned “V” (about 34.8%) on the OZP with minor relaxation of 
BHR from 8.23m to 9m (+0.77m or +9.4%) of the “V” zone portion of the Site.  
The Site is a New Grant lot permitted for residential development not exceeding 
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a height of two storeys and 25 feet (about 7.62m) above the mean formation level, 
and maximum built-over area of 1,600 square feet (about 148.6m2).  The proposed 
two-storey house is in line with the planning intention of the “R(D)” zone, which 
is primarily for improvement and upgrading of the existing temporary structures 
within the rural areas through redevelopment of existing temporary structures into 
permanent buildings, and also for low-rise, low-density residential developments. 
The proposed development parameters are also in line with the development 
restrictions of the “R(D)” zone. 
 

11.2 The Site is located within a low-rise residential neighbourhood. It is abutted by 
village houses of Sham Chung Tsuen in its north but does not fall within the ‘VE’.  
The proposed building bulk and BH is not incompatible with the land use 
character of the surrounding areas.  Having considered the submitted TPLP, the 
CTP/UD&L, PlanD considered that no significant adverse visual and landscape 
impacts are anticipated.  The proposed development intensity (PR 0.4 and two 
storeys in height) and minor relaxation of BHR from 8.23m to 9m in the “V” zone 
portion of the Site is considered not excessive.  Besides, while the restriction of 
8.23m reflects the requirement of NTEH, the Site is a house lot and the proposed 
development does not involve NTEH.     

 
11.3 There is no adverse comment on the application from concerned government 

departments including C for T, DEP, CE/MN, DSD and D of FS.  Adverse traffic, 
environmental/sewerage, drainage and fire safety impacts on the surrounding area 
are not envisaged.  Relevant approval conditions are recommended in paragraph 
12.2 below to address the technical requirements of concerned government 
departments.  

 
11.4 Given that one previous approval for the same use and minor relaxation of BHR 

was granted for the Site mainly on the consideration that the proposed 
development is in line with the planning intention of the “R(D)” zone, the extent 
of minor relaxation was not excessive, the proposal was not incompatible with the 
surrounding and adverse impacts were not anticipated, and two similar 
applications for proposed houses within the subject “R(D)” zone have been 
approved by the Committee, approval of the current application is in line with the 
Committee’s previous decisions.   

 
11.5 There are two public comments received objecting to/querying on the application 

as summarised in paragraph 10 above.  The planning considerations and 
assessments in paragraphs 11.1 to 11.4 above are relevant. 

 
 

12. Planning Department’s Views 

12.1 Based on the assessments made in paragraph 11 and having taken into account the 
public comments mentioned in paragraph 10, the Planning Department has no 
objection to the application. 

 
12.2 Should the Committee decide to approve the application, the permission shall be 

valid until 13.1.2027, and after the said date, the permission shall cease to have 
effect unless before the said date, the development permitted is commenced or the 
permission is renewed.  The following conditions of approval and advisory clauses 
are also suggested for Members’ reference: 
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Approval conditions 

 
(a) the submission and implementation of run-in/out proposal to the 

satisfaction of the Director of Highways Department or of the Town 
Planning Board; 
 

(b) the submission of an updated Noise Impact Assessment and 
implementation of mitigation measures identified therein to the 
satisfaction of the Director of Environmental Protection or of the Town 
Planning Board; 
 

(c) the submission and implementation of a drainage proposal to the 
satisfaction of the Director of Drainage Services or of the Town Planning 
Board; and  
 

(d) the provision of water supplies for firefighting and fire service installations 
to the satisfaction of the Director of Fire Services or of the Town Planning 
Board.  
 

Advisory clauses 
 
The recommended advisory clauses are at Appendix V.  
 

12.3 There is no strong reason to recommend rejection of the application. 
 
 

13. Decision Sought 

13.1 The Committee is invited to consider the application and decide whether to grant 
or refuse to grant permission. 

 
13.2 Should the Committee decide to approve the application, Members are invited to 

consider the approval condition(s) and advisory clause(s), if any, to be attached to 
the permission, and the date when the validity of the permission should expire. 

 
13.3 Alternatively, should the Committee decide to reject the application, Members are 

invited to advise what reason(s) for rejection should be given to the applicant. 
 
 

14. Attachments 

Appendix I Application Form received on 18.11.2022 
Appendix Ia Supplementary Planning Statement  
Appendix Ib FI received on 4.1.2023 
Appendix II Previous Applications  
Appendix III Similar Applications  
Appendices IV-1 to IV-2 Public Comments 
Appendix V Recommended Advisory Clauses 
Drawing A-1 Vehicular Access Plan  
Drawings A-2 to A-5 Floor Plans/Section 
Drawing A-6 Landscape Master Plan 
Plan A-1 Location Plan 
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Plan A-2 Site Plan 
Plan A-3 Aerial Photo 
Plans A-4a to A-4b Site Photos 

 
 
PLANNING DEPARTMENT 
JANUARY 2023 
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