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Similar s.16 Application within the subject “R(E)1”/ “R(E)2” Zone on the Yuen Long OZP in
the Past Five Years

Rejected Application

Application No. Uses/Development Date of
Consideration

A/YL/231 Proposed Flat, Shop and Services, Easting Place and
Minor Relaxation of Plot Ratio Restriction 18.5.2018

Main Reason for Rejection:

- There was no strong planning justification in the submission for minor relaxation of the plot
ratio restriction.  The approval of such a relaxation would set an undesirable precedent.



Recommended Advisory Clauses

(a) to note the comments of Chief Estate Surveyor/Land Supply, Lands Department (CES/LS,
LandsD) that:

should the Town Planning Board (the Board) approve the s.16 planning application, the
applicant is required to apply for a modification of the lease of YLTL No. 362 for the proposal.
However, there is no guarantee that such application will be approved. Such application will
be dealt with by LandsD acting in the capacity as the landlord at his discretion and if it is
approved will be subject to such terms and conditions including among others, the payment of
such appropriate fees and premium as may be imposed by LandsD;

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

(i) if the proposed access on Wang Yip Street East and Po Yip Street is approved by
Transport Department (TD), they should ensure the run-in/outs are constructed in
accordance to with the latest version of HyD Standard Drawings no. H1113 and H1114,
or H5133, H5134 and H5135, whichever set if appropriate to match with the existing
adjacent pavement; and

(ii) adequate drainage measures shall 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 Fire Services (D of FS) that:

(i) the height restriction as stipulated in relevant regulations governing the proposed social
welfare facilities should be observed;

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

(iii) the Emergency Vehicular Access provision 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
Regulation 41D of Building (Planning) Regulation (B(P)R) which is administered by
the Buildings Department (BD); and

(iv) to consult Social Welfare Department on the proposed development and that licensing
requirements will be formulated upon receipt of formal application via the Licensing
Authority;

(d) to note the comments of the Director of Food and Environmental Hygiene (D of FEH) that:

(i) no Food and Environmental Hygiene Department’s (FEHD) facilities will be affected;

(ii) proper licence / permit issued by FEHD is required if there is any food business /
catering service / activities regulated by the DFEH under the Public Health and
Municipal Services Ordinance (Cap. 132) and other relevant legislation for the public.
The operation of any eating place should be under a food licence issued by the FEHD.
If the operator intends to operate a restaurant business in the territory, a restaurant
licence should be obtained from FEHD in accordance with the Cap. 132;

(iii) for the operation of other types of food business, relevant food licences should also be
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obtained from FEHD in accordance with Cap. 132.  Under the Food Business
Regulation, Cap. 132X, a food factory licence should be obtained for food business
which involves the preparation of food for sale for human consumption off the
premises before commencement of such business.  The application for food business
licences under Cap.132, if acceptable by FEHD, will be referred to relevant
government departments for comment.  If there is no objection from the departments
concerned, a letter of requirements will be issued to the applicant for compliance and
the licence will be issued upon compliance of all the requirements;

(iv) the operation of the food business place must not cause any environmental nuisance
to the surrounding.  The refuse generated by the proposed eating place is regarded as
trade refuse. The management or owner of the site is responsible for its removal and
disposal at their expenses.  The operation of any business should not cause any
obstruction or environmental nuisance in the vicinity;

(v) proper licence issued by FEHD is required if related place of entertainment is involved;
(vi) any person who desires to keep or use any place of public entertainment for example a

theatre and cinema or a place, building, erection or structure, whether temporary or
permanent, on one occasion or more, capable of accommodating the public presenting
or carrying on public entertainment within Places of Public Entertainment Ordinance
(Cap. 172) and its subsidiary legislation, such as a concert, opera, ballet, stage
performance or other musical, dramatic or theatrical entertainment, cinematograph or
laser projection display or an amusement ride and mechanical device which is designed
for amusement, a Place of Public Entertainment Licence (or Temporary Place of Public
Entertainment Licence) should be obtained from FEHD whatever the general public is
admitted with or without payment;

(vii) a swimming pool licence must be obtained from FEHD for any artificially constructed
pool used for swimming or bathing and to which the public have access (whether on
payment or otherwise) or which is operated by any club, institution, association or other
organization. A swimming pool licence is not required for any swimming pool which
serves not more than 20 residential units and to which the public have no access;

(viii) there should be no encroachment on the public place and no environmental nuisance
should be generated to the surroundings. Its state should not be a nuisance or injurious
or dangerous to health and surrounding environment. Also, for any waste generated
from such activities/ operation, the applicant should arrange disposal properly at their
own expenses;

(ix) if provision of cleansing service for new roads, streets, cycle tracks, footpaths, paved
areas etc, is required, FEHD should be separately consulted.  Prior consent from FEHD
must be obtained and sufficient amount of recurrent cost may have to be provided; and

(x) if domestic waste collection service of FEHD is required in future, prior comments on
the waste collection plan, including the maneuverability of refuse collection vehicles to
refuse collection point (RCP) should be sought. The RCP of domestic waste and the
commercial waste should be clearly separated.  The shared use of RCP for both
domestic and commercial waste is not recommended;

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

(i) the development intensity shall not exceed the permissible figures under the 1st schedule
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of the B(P)R.  The proposed non-domestic Site Coverage (SC) is 65% which exceeds
the maximum permitted non-domestic SC for Class A site, i.e. 60%;

(ii) 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;

(iii) if the applicant applies for gross floor area (GFA) concession under Practice Note for
Authorized Persons, Registered Structural Engineers and Registered Geotechnical
Engineers (PNAP) No. APP-151, compliance with the Sustainable Building Design
guideline stipulated in PNAP APP-152 is required. Particular attention is drawn to the
compliance with building separation requirements for buildings in close proximity to
the site boundary;

(iv) car parking spaces may be excluded from gross floor area (GFA) calculation under
Regulation 23(3)(a) of B(P)R and to comply with PNAP No. APP-2;

(v) the proposed social welfare facility with GFA of about 1,779.3m2 should be GFA
accountable under the Building Ordinance (BO);

(vi) if the roof is not used as refuge floor, an additional refuge floor would be required and
the building height might be affected;

(vii) the proposed noise barriers and vertical acoustic fins are accountable for GFA and SC
calculation under the BO unless exempted; and

(viii) detailed checking of plans will be carried out during building plan submission stage;

(f) to note the comments of the Head of Geotechnical Engineering Office, Civil Engineering and
Development Department (H(GEO), CEDD) that:

(i) the applicant is reminded to submit the proposed building works plans to BD for
approval as required under the provisions of the BO; and

(ii) 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. 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;

(g) to note the comments of the Chief Architect/ Advisory & Statutory Compliance, Architectural
Services Department (CA/ASC, ArchSD) that:

to review the treatment/articulation of the building massing/façades in the design stage to
reduce the visual impact, particularly from the Tung Tau Industrial Area Playground; and

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

(i) approval of the s.16 application by the Board does not imply approval of the tree works
such as pruning, transplanting and/or felling under lease. Applicant is reminded to
approach relevant authority/government department(s) direct to obtain the necessary
approval on tree works;
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(ii) approval of the s.16 application by the Board does not imply approval of site coverage
of greenery requirements under PNAP No. APP-152 and/or under the lease. The site
coverage of greening calculation should be submitted separately to BD for approval;
and

(iii) to explore the corresponding mitigation measure with reference to Chapter 11 of the
Hong Kong Planning Standards and Guidelines on acoustic barriers, e.g. quality design,
visually unobtrusive or incorporation in a landscape scheme to minimise any potential
visual impact.
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