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Previous s.16 Application Covering the Site

Approved Application

 Application No. Proposed Use/
Development

Zoning Date of Consideration
(RNTPC)

1 A/YL/261 Proposed Minor Relaxation of
Building Height Restriction for

Permitted Social Welfare Facility
(Residential Care Home for the

Elderly)

G/IC(1) 15.9.2020

Approval Conditions

(a) The design and associated construction works of the roadwork modification, vehicular access
and run-in/out proposal.

(b) The submission of an updated noise impact assessment report and provision of noise mitigation
measures.

(c) The provision of fire services installations and water supplies for fire fighting.
(d) The submission and implementation of a detailed drainage proposal.
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Similar Applications within/straddling “G/IC” Zones on the OZP

Approved Applications

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

Date of Consideration
(RNTPC/TPB)

Approval
Condition(s)

1 A/YL/252 Proposed Composite School
and Religious Institution

(Church) Development with
Minor Relaxation of Building

Height Restriction

3.5.2019 (1) to (6)

2 A/YL/256 Proposed Conservation of
Historic Building and Minor

Relaxation of Building Height
Restriction for Permitted
Social Welfare Facility

(Residential Care Home for
the Elderly)

20.3.2020 (2), (7) to (9)

Approval Conditions

(1) The submission and implementation of sewerage impact assessment.
(2) The submission and implementation of a drainage proposal.
(3) Maintenance of the implemented drainage facilities.
(4) The submission and implementation of a detailed traffic management plan.
(5) The design and provision of traffic mitigation measures including the lay-by and relocation of

zebra-crossing.
(6) The design and provision of water supplies for firefighting and fire service installations.
(7) The submission of a Conservation Management Plan for the conservation of the Main Building

and the Annex Block of Siu Lo prior to commencement of any works and implementation of
the Conservation Management Plan.

(8) The submission of a full set of photographic, cartographic and/ or 3D scanning records of the
Main Building and the Annex Block of Siu Lo prior to commencement of works.

(9) The submission and implementation of a run-in/run-out proposal.
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Advisory Clauses

(a) to note the comments of the District Lands Officer/Yuen Long, Lands Department (DLO/YL,
LandsD) that according to desktop checking, the Site falls within the private lot No. 1846 RP
in D.D. 120, and Government Land (GL).  The actual site area, site boundaries, lease details,
etc. are subject to verification upon receipt of land exchange application if any.  The Site
comprises Old Scheduled Agricultural Lot held under the Block Government Lease which
contains the restriction that no structures are allowed to be erected without prior approval of
the Government.  The ownership particulars of the lot forming the Site have to be examined
in details at the land exchange application stage, if applicable.  The Site does not fall within
the Shek Kong Airfield Height Restriction Area.  The applicant should be reminded that land
exchange would be required to implement the proposal.  Upon receipt of the land exchange
application, LandsD will consider the application in its private capacity as landlord and there
is no guarantee that the land exchange, including the grant of additional GL (if any), for the
proposed development will be approved.  The land exchange, if approved, will be subject to
such terms and conditions, including payment of premium and administrative fee, to be
imposed by LandsD at its sole discretion;

(b) to note the comments of the Commissioner for Transport (C for T) that the applicant is
reminded that sufficient space should be provided within the Site for manoeuvring of vehicles.
In addition, no parking, queuing and reverse movement of vehicles on public road are allowed.

(c) to note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) that if the proposed access arrangement is agreed by Transport
Department (TD), a proper run-in/out or road connection to Tai Shu Ha Road West should be
constructed to the satisfactory of TD and his department.  Adequate drainage measures
should be provided at the Site to prevent surface water flowing from the Site to nearby public
roads/drains.  His department shall not be responsible for the maintenance of any access
connecting the Site and Tai Shu Ha Road West;

(d) to note the comments of Chief Engineer/Lighting (CE/Ltg), HyD that the applicant is
reminded that at least one more road light at the unnamed road frontage of the development
is required in order to provide sufficient illumination for the unnamed road carriageway and
footpath. The exact number of road lights required and their locations should be justified by
lighting simulation.  Lighting simulation is also required to justify the proposed road light at
the junction of the unnamed road and Tai Shu Ha Road West;

(e) to note the comments of the Director of Social Welfare (DSW) that given the proposed RCHE
is to be situated on a 5-storey building, the applicant should take note of the height restriction
of a RCHE at this preliminary planning stage.  As stipulated in para 5.3 of the Code of
Practice for Residential Care Homes (Elderly Persons) January 2020 (Revised Edition), no
part of the RCHE shall be situated at a height more than 24 metres above the ground floor,
measuring vertically from the ground of the building to the floor of the premises in which the
RCHE is to be situated.  If a RCHE is located in a building served by 2 streets/roads at
different levels, the height of the RCHE is to be measured from the level of the lower
street/road.  A set of formal building plans should be submitted to the Building Authority for
approval with relevant departments' input.  The applicant is reminded that for a RCHE
licence to be issued, the intended RCHE has to comply with the prevailing licensing
requirements as stipulated in the Residential Care Homes (Elderly Persons) Ordinance, Cap.
459, its subsidiary legislation and the latest version of Code of Practice for Residential Care
Homes (Elderly Persons).  He will tender his comments on details of layout design of the
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proposed RCHE and assess the application's support-worthiness for joining the "Incentive
Scheme to Encourage Provision of RCHE Premises in New Private Developments” upon
receipt of formal referral from LandsD;

(f) to note the comments of the Chief Architect/Central Management Division 2, Architecture
Services Department (CA/CMD2, ArchSD) that from the aerial photograph found in the
website, it is noted that there is dense vegetation at the Site.  The Applicant is suggested to
carry out tree survey within the site and its vicinity in order to avoid transplant or tree felling
for construction of the development.  If it is not feasible, tree preservation and removal
proposal should be submitted to LandsD for implementation of the project in accordance with
DevB TC 7/2015;

(g) to note the comments of the Director of Fire Services (D of FS) that the height restriction as
stipulated in Section 20 of Cap. 459A-Residential Care Homes (Elderly Persons) Regulation
should be observed.  Detailed fire safety requirements will be formulated upon receipt of
formal submission of general building plans or referral from relevant authority.  The EVA
provision in the captioned site shall comply with the standard as stipulated in Section 6, Part
D of the Code of Practice for Fire Safety in Buildings 2011 under the Building (Planning)
Regulation 41D which is administered by the Buildings Department;

(h) to note the comments of the Chief Engineer/Mainland North, Drainage Services Department
(CE/MN, DSD) that the proposed stormwater drain outside the subject lot and within GL shall
be constructed by precast concrete pipe up to DSD’s standard.  The proposed sewer outside
the subject lot and within GL shall be constructed by HDPE pipe up to DED’s standard.  The
proposed stormwater drain and sewer outside the subject lot and within government land shall
be handed over to DED upon completion;

(i) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning
Department (CTP/UD&L, PlanD) that applicant should note that the approval of the
application by 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 compensatory tree planting;

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

(i) Unless the Site abuts on a specified street as defined under Regulation 18(A) of the
Building (Planning) Regulations (B(P)R) which has a width of not less than 4.5m,
the development intensity should be determined under regulation 19(3) of the B(P)R.

(ii) If the Site is abutting on a specified street of not less than 4.5m wide after the land
exchange, the development intensity shall not exceed the permissible figures under
the 1st schedule of the B(P)R.  The Site is currently neither abutting Tai Shu Ha
Road West nor another road next to the nullah.  A strip of GL is located between the
streets and the Site.  In addition, the road at the southeastern of the Site along to the
nullah is also less than 4.5m which cannot be defined as a specified street.

(iii) In case the GL between the Site and Tai Shu Ha Road West is included into the site
area after the land exchange, the Site could be classified as Class A site subject to no
adverse comment from other government departments.  RCHE with bed is domestic
use and the permitted SC and PR are 56% and 3.9 under the 1st schedule of B(P)R.
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In prevailing practice, modification would favourably be considered and granted to
treat RCHE as non-domestic building for the purposes of SC, PR and open space
under the Buildings Ordinance (BO).

(iv) According to the Board Development Parameters in the application, the proposed
building height is 21m.  If the Site is classified as a Class A site and modification of
B(P)R to treat RCHE as non-domestic building for the purposes of SC and PR as per
(iii) above, the proposed maximum PR and SC shall not be more than 6.7 and 95%
respectively under the 1st schedule of B(P)R for non-domestic buildings.  In this
connection, the proposed PR and SC of the captioned development shall be well
within the permitted PR and SC under the 1st schedule of B(P)R which is considered
acceptable under the BO.

(v) The applicant should be reminded that the proposed development should follow and
comply with the pre-requisite for GFA concession in PNAP APP-151 and the
sustainable building design guideline stipulated in PNAP APP-152 during the
preparation of detailed building design.

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

(vii) Detailed checking of plans will be carried out during building plan submissions stage;
and

(k) to note the comments of the Head of the Geotechnical Engineering Office, Civil Engineering
and Development Department (H(GEO), CEDD) that the applicant is reminded that the Site
is located within Scheduled Area No. 2 and may be underlain by cavernous marble.
Depending on the nature of foundation of the new development proposed at the Site, extensive
geotechnical investigation may be required as necessary, and may 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 site.  The applicant is reminded to
submit plans of the proposed building works to the BD for approval as required under the
provisions of the BO before commencement of the works if planning application is approved;
and

(l) to note the comments of the Director of Environmental Protection (DEP) that the applicant
should refine their future NIA according to the comments below:

I. Section 2.3.1 and Appendix 2.1 - TD’s agreement on the traffic forecast data should
be documented in the future NIA.  In case TD offered no comment on the
methodology for producing the traffic forecast only, written confirmation from
respective competent party (e.g. traffic consultant) that TD’s endorsed methodology
has been strictly adopted in preparing the traffic forecast data should be provided so
as to confirm the validity of the traffic data.

II. Section 2.7.3 and Appendix 2.5 -
1. The dimensions of AW (e.g. OOW, OOH, IOW) of reference case (i.e. 3/4P of

King Tai Court) should be revised, e.g. OOW of living room should be 1050mm
rather than 870mm.

2. According to the drawing in Appendix 2.5, the OOW of AW in Type B Dormitory
unit should be 1.12m rather than 1.00m.
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3. The noise reduction value of proposed acoustic window is calculated by window
opening area correction, which is derived by merely comparing the window
opening area of reference case against that of the project.  This is not appropriate
as the dimensions, configuration and opening areas of AW have differed
significantly from the reference case.  In the future NIA, the applicant should
consider to adopt the plenum chamber equation to compare the performance of
proposed acoustic windows against those of reference case, or re-design the
configuration/dimensions of the proposed acoustic windows as appropriate.

4. Room size correction should not be applied in this case as the room size of the
dormitory is larger than that of the reference case.

III. Appendix 2.2 - The location of NSR 7 in first floor plan should be revised.
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