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Tel  電話︰   

Fax 傳真︰  

Email 電郵︰  

Web 網址︰  

Aikon Development Consultancy Ltd.  

毅 勤 發 展 顧 問 有 限 公 司

Date :  16th August, 2023 
Your Ref.  :   TPB/A/YL-TT/595 
Our Ref. : ADCL/PLG-10247/L004  
The Secretary 
Town Planning Board 
15/F., North Point Government Offices 
333 Java Road, North Point, Hong Kong By Email and Hand 
 
Dear Sir/Madam, 
 
Re: Section 16 Planning Application for Proposed Minor Relaxation of Plot Ratio Restriction for 

Proposed Flat at Lot Nos. 4988 and 4996 in D.D.116, Tai Tong Road, Tai Tong, Yuen Long, New 
Territories  

 
We refer to the comments from Urban Design & Landscape Section of Planning Department (PlanD) (dated 
6.8.2023), Transport Department (dated 12.6.2023) and Environmental Protection Department (dated 
16.6.2023), conveyed by PlanD regarding the subject application.  
 
We submit herewith the Further Information (FI) for the consideration by relevant Government departments or 
Town Planning Board. Please find the attached the following items for your onward processing:- 
 

i. Response-to-Comments table;  
ii. Replacement pages of revised Planning Statement and Illustrations; 
iii. Revised Architectural Drawings and Plans; 
iv. Revised Traffic Impact Assessment and Swept Path Analysis; 
v. Environmental Assessment. 

 
In order to further substantiate the current application and hence to facilitate the consideration by Town 
Planning Board (TPB), we would like to clarify on the following points: 
 

• While lots 4988 and 4996 are owned by the Applicant, it is important to emphasize that the existing 
access within private lots will not be blocked, ensuring the continuation of the existing easement for 
villagers. Additionally, as outlined in the planning statement, the Applicant has voluntarily proposed 
further setbacks to enhance walkability for local villagers (please refer to the revised Illustration 3). The 
width of the current northern local access within the application site will be increased from 
approximately 3 meters to about 3.5 meters. Similarly, the width of the existing southern local access 
will be expanded from around 3 meters to approximately 4.5 meters. These proposed setbacks are aimed 
at providing benefits to the local villagers. Furthermore, under the current scheme, suitable trees will be 
planted along the periphery of the application site so as to create an improved walking environment with 
additional natural shading for pedestrians. 
 

• As presented in Appendix 1, the applicant has modified the layout to incorporate a Heavy Goods Vehicle 
(HGV) Loading and Unloading Bay in accordance with recommendations from the Transport Department. 
Given the constraints of the relatively compact site configuration, the adjustment of the developable 
area becomes an imperative measure to ensure a spacious area for manoeuvring within the application 
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Aikon Development Consultancy Ltd.  

毅 勤 發 展 顧 問 有 限 公 司

site, such that there will be no queuing and/or waiting of vehicles from the application site onto public 
road.  In addition, the layout of the basement carpark has been optimised to facilitate seamless vehicle 
movement and minimize the extent of excavation required. By maintaining the current alignment of the 
local road at the eastern part of the application site, with only minor adjustments to align with lot 
boundaries, the current scheme guarantees a suitable buffer distance between the proposed 
development from the local road, so as to prevent any foreseeable adverse air quality concern. 
Additionally, the planting of appropriate trees along the edges of the application site will serve as a buffer, 
effectively mitigating any potential air quality impacts resulting from traffic. 

 
• To demonstrate the environmental acceptability of the proposed development, an environmental 

assessment has been conducted to comprehensively assess any potential air quality, noise, water quality 
and waste management implications associated with the proposed development. Due to the small-scale 
and limited extent of construction, together with the implementation of the recommended mitigation 
measures, no advise impact on air quality, noise, water quality and waste is anticipated. 

 
 
Thank you for your kind attention and should you have any queries, please do not hesitate to contact our Miss 
Isa YUEN or Mr. Thomas LUK at .  
 
 
Yours faithfully, 
Aikon Development Consultancy Limited 
 
 
 
 
__________________________________ 
 
Encl. 

    

c.c. Client 
       DPO/TM&YLW (Attn: Ms. Ophelia WONG) – By Email 
 



Address  地址︰ 

 

Page 1 of 1 
  

Tel  電話︰   

Fax 傳真︰  

Email 電郵︰  

Web 網址︰

Aikon Development Consultancy Ltd.  

毅 勤 發 展 顧 問 有 限 公 司

Date :  6th October, 2023 
Your Ref.  :   TPB/A/YL-TT/595 
Our Ref. : ADCL/PLG-10247/L005 
 
The Secretary 
Town Planning Board 
15/F., North Point Government Offices 
333 Java Road, North Point, Hong Kong By Email 
 
Dear Sir/Madam, 
 
Re: Section 16 Planning Application for Proposed Minor Relaxation of Plot Ratio Restriction for 

Proposed Flat at Lot Nos. 4988 and 4996 in D.D.116, Tai Tong Road, Tai Tong, Yuen Long, New 
Territories  

 
We refer to the comments from Environmental Protection Department (dated 4.10.2023) and Planning 
Department regarding the subject application.  
 
We submit herewith the Further Information “(FI)2” for the consideration by relevant Government departments 
or Town Planning Board. Please find the attached the following items for your onward processing:- 
 

i. Response-to-Comments table;  
ii. Replacement pages of revised Planning Statement and Illustration; 
iii. Landscape Master Plan. 

 
Thank you for your kind attention and should you have any queries, please do not hesitate to contact our Miss 
Isa YUEN or Mr. Thomas LUK at .  
 
 
Yours faithfully, 
Aikon Development Consultancy Limited 
 
 
 
 
__________________________________ 
 
Encl. 

    

c.c. Client 
       DPO/TM&YLW (Attn: Ms. Ophelia WONG) – By Email 
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Tel  電話︰   

Fax 傳真︰  

Email 電郵︰  

Web 網址︰  

Aikon Development Consultancy Ltd.  

毅 勤 發 展 顧 問 有 限 公 司

Date :  6th October, 2023 
Your Ref.  :   TPB/A/YL-TT/595 
Our Ref. : ADCL/PLG-10247/L005 
 
The Secretary 
Town Planning Board 
15/F., North Point Government Offices 
333 Java Road, North Point, Hong Kong By Email 
 
Dear Sir/Madam, 
 
Re: Section 16 Planning Application for Proposed Minor Relaxation of Plot Ratio Restriction for 

Proposed Flat at Lot Nos. 4988 and 4996 in D.D.116, Tai Tong Road, Tai Tong, Yuen Long, New 
Territories  

 
We refer to the comments from Environmental Protection Department (dated 4.10.2023) and Planning 
Department regarding the subject application.  
 
We submit herewith the Further Information “(FI)2” for the consideration by relevant Government departments 
or Town Planning Board. Please find the attached the following items for your onward processing:- 
 

i. Response-to-Comments table;  
ii. Replacement pages of revised Planning Statement and Illustration; 
iii. Landscape Master Plan. 

 
Thank you for your kind attention and should you have any queries, please do not hesitate to contact our Miss 
Isa YUEN or Mr. Thomas LUK at .  
 
 
Yours faithfully, 
Aikon Development Consultancy Limited 
 
 
 
 
__________________________________ 
 
Encl. 

    

c.c. Client 
       DPO/TM&YLW (Attn: Ms. Ophelia WONG) – By Email 
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Section 16 Planning Application No. A/YL-TT/595 

Proposed Minor Relaxation of Plot Ratio Restriction for Proposed Flat at Lot Nos. 4988 and 4996 in D.D.116, Tai Tong Road, Tai 

Tong, Yuen Long, New Territories 

Further Information (2) 

Responses-to-Comments Table                                      

 6 October 2023              

 

1 

Responses-to-Comments Table 

Date Department Comments Responses 

4.10.2023 Environmental 

Protection 

Department 

It is noted that septic tank would be provided at the site and 

hence sewerager impact is not anticipated.  For easy 

reference, please advise the applicant to include breakdown 

of estimation of sewage generation as stated in para. 4.6.2 

of the Planning Statement for easy reference if possible.    

Noted. The estimated sewage generation for the area east of the reference 

point development is calculated and summarized in the table below. 

 

Table 1: Breakdown of Estimated Sewage Generation  

The Residents 

No. of Flat = 16 flats 

Flat Occupancy = 3* person/flat 

No. of People = 48 persons 

Unit Flow Factor = 0.37^ m³/person/day 

Estimated Peak Daily Flow = 17.76 m³/day 

Site Staff 

No. of Employees = 5* persons 

Unit Flow Factor of Employees = 0.20# m³/person/day 

Estimated Peak Daily Flow of the Site Staff = 1.00 m³/day 

Total 

Estimated Average Dry Weather Flow (ADWF) = 18.76 m³/day 

Note: * The information provided by the Applicant 

     ^ The unit flow factor of R3/R4 in Table T-1 of Guidelines for Estimating Sewage Flows for 

Sewage Infrastructure Planning  

     # The unit flow factor of J11 in Table T-2 of Guidelines for Estimating 
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4. THE DEVELOPMENT PROPOSAL 
 

4.1 Proposed Site Layout, Major Development Parameters and Operation  
 

4.1.1 The proposed development is configured as a low-rise and low-density residential 
development, which involves a 2-storey residential block comprising 16 flats, a 
recreation facility, a guard house and a basement carpark. Communal open spaces 
and landscape area would be provided within the proposed development. The Master 
Layout Plan, floor plans and section drawings of the proposed development are 
shown in Appendix 1. The tentative completion year of the proposed development is 
proposed to be Year 2027. 
 

4.1.2 The proposed development has a plot ratio of approximately 0.48, a total GFA of 
about 789m2, a building height of 7.65m, and not more than 2 storeys. The major 
proposed development parameters are tabulated in Table 1 below. 
 

4.1.3 The proposed development is planned to be built on two private lots (Lot 4988 and 
4996) with a total site area of approximately 1,644m2. The developable area of the 
development is about 1,492m2, while about 9% of the site area (about 152m2) will 
be reserved for setbacks and widening of local access to provide public benefits. 
 

4.1.4 The current application serves to comply with the latest minimum unit size 
requirement of at least 26m2 promulgated by the Government as from 2022 and 
responds to the latest policy address to create high quality homes. The proposed 
development will comprise 16 flats, ranging in floor area from approximately 37m2 to 
72m2. The floor-to-floor height will range from 3.5m to 4m, in compliance with the 
requirements from Buildings Department Practice Note No. PNAP APP-5, to provide 
spacious living spaces and higher living quality for young families in response to 
demand in the area. The design and layout of the development will include 8 units on 
the ground floor with landscape gardens and 8 units on the first floor connected by a 
staircase and lift. In addition, a recreation facility is proposed to be located to the west 
of the application site to serve the recreational needs of future residents. The facility 
will be equipped with fitness equipment and will operate as a private clubhouse. A 
guard house is also proposed at the entrance for security purposes. 
 

4.1.5 In order to create a comprehensive residential development that ensures pedestrian 
safety, a basement carpark is proposed at the application site with a view to 
separating vehicular and pedestrian movements and providing ample open space for 
visual amenity. The proposed basement carpark will involve excavation of land and 
have a floor height of 3.15m, providing 5 private carparking spaces, including 2 
accessible carparks, 1 motorcycle parking space and 1 bicycle parking space.  
Additionally, there will be 2 private carparking spaces and 1 heavy goods vehicle (HGV) 
loading/unloading bay on grade. The proposed development will meet the carparking 
provision requirements under the high-end standards of Hong Kong Planning 
Standards and Guidelines Chapter 8. 
 

4.1.6 The proposed development will feature approximately 307m2 of landscaping area and 
500m2 of communal open spaces. Additionally, extensive plantation of trees and 



Section 16 Planning Application for Proposed Minor Relaxation of Plot Ratio Restriction 
for Proposed Flat at Lot Nos. 4988 and 4996 in D.D.116, Tai Tong Road, Tai Tong, Yuen 
Long, New Territories 

Ref.: ADCL/PLG-10247/R001b 
 

 

 

Aikon Development Consultancy Ltd.  

毅 勤 發 展 顧 問 有 限 公 司 

 
P a g e  | 10 

                                           

other vegetation will be implemented along the boundary of the application site, 
internal access road, and common landscaped areas to provide a screening effect and 
enhance the overall landscape value of the area. 
 

4.1.7 Excavation of land is proposed for the basement carpark at the application site. The 
approximate area of excavation is about 313m2, and the approximate depth of 
excavation is about 3.5m. 

 
Table 2:  Major Development Parameters of the Proposed Development 

Major Development Parameters of the Proposed Development 

Site Area About 1,644m2 

Proposed Site Coverage (SC) About 24.9% 

Proposed Plot Ratio (PR) 0.48 

Gross Floor Area  About 789m2  

Number of Block 3  
(1 Residential block for flat,1 recreation facility 

and 1 guard house) 

Number of Storeys  

    Residential block (for Flat) 

    Recreation facility (Clubhouse) 

    Guard House 

Building Height 

    Residential block (for Flat) 

    Recreation facility (Clubhouse) 

    Guard House 

Not More than 2 storeys 

2 storeys 

2 storeys (including 1 storey of basement carpark) 

1 storey 

 

7.65m 

5m (excluding basement carpark) 

2.8m 

Recreation Facility GFA (1) About 38.4 m2 (<Max 39.45m2) 

Guard House GFA  About 4m2 

Number of Flats   16 

Floor-to Floor Height  

    Residential block (for Flat) 

    Recreation facility (Clubhouse) 

    Guard House 

 

3.5m - 4m 

5m 

2.8m 

Average Flat Size 
About 49m2   

(Ranging from 37m2 to 72m2) 

Total Estimated Number of Residents 48 

Communal Private Open Space  500 m2   

Greening Ratio  About 20.8% 

Private Car Parking Space 

 

Total 7 
 (Including 2 Accessible Car Parking Spaces) 

Motorcycle Parking Space Total 1 

Bicycle Parking Space Total 1 

Loading/Unloading Bay Total 1 (for HGV) 

Excavation of Land for Proposed 

Basement Carpark 

Area of Excavation 

Depth of Excavation 

 

 

About 313m2  

About 3.5m 
(1) The GFA of the recreation facility is exempted from GFA according to PNAP-APP-104. 
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4.1.8 Table 3 summarizes a comparison of the major development parameters/items 

between the current application and the existing development. The proposed 
redevelopment seeks to provide 11 additional flats, accommodating 11 extra families 
(+220%) compared to the existing configuration. Consolidating the existing 
separated dwellings and optimizing land use will enable the development of an 
inclusive and liveable community. 
 
Table 3: Comparison of Development Parameters of the Existing Development and the Proposed 

Development 

Major Development 

Parameters 

Existing 
Development 

(a) 

Proposed 

Development 

(b) 

Difference 

(b)-(a) 

(About) 

Site Area About 1,644m2 About 1,644m2 No change  

Maximum Site Coverage (SC) About 17% About 24.9% +7.9% 

Maximum Plot Ratio (PR) About 0.4 About 0.48 

 

+0.08 

(+20%) 

GFA About 653m2 About 789m2 +136m2 

(+20%) 

Number of Block 5 

(5 residential block 

and 3 ancillary 

structures) 

3 

(1 residential block, 1 

Recreation facility 

(Clubhouse) and 1 

guard house) 

-2 

(-40%) 

Number of Storeys /  

 

 

Building Height 

3 storeys 

 

 

About 9 m 

Not more than 2 

storeys  

 

Not more than 7.65m  

 

-1 

(-33.3%) 

 

-1.35m 

(-15%) 

Number of Flats   5 16 +11 

(+220%) 

Average Flat Size N.A. 37 m2 - 72m2 N.A. 

Total Estimated  

Number of Residents 

15 48 

 

33 

(+220%) 

Communal Private Open Space  0m2 500m2 +500m2 

Greening Ratio  0% 20.8% +20.8% 

Private Car Parking Space 5 7 +2 

(+40%) 

Motorcycle Parking Space 0 1 +1 

(+100%) 

Bicycle Parking Space 0 1 +1 

(+100%) 

Loading/Unloading Bay 0 1 for HGV +1 

(+100%) 

 
4.2 Design Merits  
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Advisory Clauses 

 

(a) to liaise with the local residents on the proposed setback at the application site (the Site);  

 

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

 

(i) the applicant has to apply for a land exchange to implement the approved scheme.  

However, there is no guarantee at this stage that the land exchange application would 

be approved.  Such application, if submitted, will be dealt with by his department acting 

in the capacity of the landlord at his discretion, and if it is approved, 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 his department;  

 

(ii) it must be stressed that the proposed flatted development under the land exchange 

application, if submitted, shall be processed by virtue of the Buildings Ordinance (BO) 

(Cap. 123); and 

 

(iii) any requirement for submission of technical assessments such as Traffic Impact 

Assessment and Environmental Assessment, etc., should be subject to comments of 

relevant departments; 

 

(c) to note the comments of the Commissioner for Transport:  

 

(i) the unnamed road leading to the Site is not under her purview.  The applicant shall obtain 

consent of the owners/managing parties of the local track for using it as the vehicular 

access to the Site; and  

 

(ii) sufficient space should be provided within the Site for manoeuvring of vehicles.  In 

addition, no parking, queueing and reverse movement of vehicles on public road are 

allowed; 

 

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

Department that: 

 

(i) adequate drainage measures should be provided to prevent surface water running from 

the Site to the nearby public roads and drains; and 

 

(ii) the access road connecting the Site with Tai Tong Road is not and will not be maintained 

by his office.  His office shall not be responsible for maintaining any access connecting 

the Site with Tai Tong Road;  

 

(e) to note the comments of the Director of Environmental Protection and specific comments 

on the Noise Impact Assessment (NIA) that: 

 

(i) 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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(ii) he have reservations about whether the 2.4m fence wall would effectively mitigate the 

potential traffic noise and fixed noise impact.  The consultant should be implementing 

appropriate noise mitigation measures, such as acoustic window/acoustic balcony, to 

alleviate the potential noise impact on the planned noise sensitive receivers (NSRs) and 

existing NSRs where necessary, subject to the future quantitative noise assessment; 

 

(iii) in S.4.2 of the submitted NIA, the project should be assigned with an ASR of “B” under 

the type of area (i) “Rural area, including country parks or village type developments:. 

Please review and rectify.  Please review if the building structures/premises circled in 

Green in the attached file are NSRs as they appear to be village houses/noise sensitive 

uses.  Please assign additional NAPs to these structures/premises if they are NSRs; 

 

(iv) in S.4.5.1 of the submitted NIA, please note the followings: (i) the consultant has 

conducted traffic count for the local roads and Tai Tong Road during peak hours. Please 

confirm if the assumptions adopted for road traffic noise impact are representative of 

the worst case scenario within 15 years after the occupation of the proposed 

development; and (ii) to document Transport Department (TD)’s agreement on the 

traffic forecast data in the report once available. In case TD has no comment on the 

methodology for traffic forecast only, the consultant should provide written 

confirmation from the respective competent party (e.g. traffic consultant) that TD’s 

endorsed methodology has been strictly adopted in preparing the traffic forecast data, 

and hence the validity of traffic data can be confirmed; and 

 

(v) in S.4.6.1 of the submitted NIA, it is noted that the consultant conducted a site survey 

in August 2023 and observed that several workshops and open storage nearby. Please 

provide detailed information, for example, sound power level and distance, etc., and a 

drawing to indicate the location of the existing fixed noise sources; 

 

(f) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning 

Department that: 

 

(i) the approval of the s.16 application by the Town Planning Board (the Board) does not 

imply approval of the tree works such as pruning, transplanting and/or felling under 

lease.  The applicant is reminded to approach relevant authority / government 

department(s) direct to obtain the necessary approval on tree works; and 

 

(ii) the approval of the s.16 application by the Board does not imply approval of site 

coverage of greenery under APP PNAP-152 and/or under the lease.  The site coverage 

of greening calculation should be submitted separately to Buildings Department (BD) 

for approval;  

 

(g) to note the comments of the Chief Engineer/Construction, Water Supplies Department that:  

 

(i) existing water mains will be affected (Plan A-2 of the RNTPC paper).  The cost of any 

necessary diversion shall be borne by the proposed development;  

 

(ii) in case it is not feasible to divert the affected water mains, a waterworks reserve within 

1.5 metres from the center line of the water mains shall be provided to his department.  

No structure shall be built or materials stored within this waterworks reserve.  Free 

access shall be made available at all times for staff of his department and his contractor 

to carry out construction, inspection, operation, maintenance and repair works;  
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(iii) no trees or shrubs with penetrating roots may be planted within the waterworks reserve 

or in the vicinity of the water main; and   

 

(iv) Government shall not be liable to any damage whatsoever and howsoever caused arising 

from burst or leakage of the public water mains within and in close vicinity of the Site; 

  

(h) 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 or referral from relevant licensing authority.  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 under the Building (Planning) Regulation (B(P)R) 41D, 

which is administered by the BD, should be observed;  

 

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

 

(i) the Site shall be provided with means of obtaining access and EVA  in accordance with 

Regulation 5 and 41D of the B(P)R respectively; 

 

(ii) the Site does not abut on a specified street of not less than 4.5m wide and its permitted 

development intensity shall be determined under Regulation 19(3) of the B(P)R at 

building plan submission stage; 

 

(iii) if the existing structures (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 BO and should not be designated for any proposed use under the 

application; 

 

(iv) 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; 

 

(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 UBW under 

the BO.  An Authorised Person should be appointed as the co-ordinator for the 

proposed building works in accordance with the BO;  

 

(vi) 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; and 

 

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

and 

 

(j) to note the comments of the Head of Geotechnical Engineering Office, Civil Engineering and 

Development Department that:  

 

(i) plans of the proposed building works and site formation works should be submitted to 

BD for approval as required under the provisions of the BO; and 
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(ii) part of the Site is located within Scheduled Area No.2 and may be underlain by 

cavernous marble.  Depending on the nature of foundation, if necessary, of new 

development proposed at the Site, extensive geotechnical investigation may be 

required.  This would require a high-level involvement of experienced geotechnical 

engineer(s), both in the design and supervision of geotechnical aspects of the works to 

be carried out on the Site.  


