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No new development, or addition, alternation and/or modification to or redevelopment of an
existing building shall result in a total development and/or redevelopment in excess of a
maximum domestic plot ratio of 4.3, a non-domestic gross floor area (GFA) of not less than
2,708m2 (for 100-place residential care home for the elderly), a maximum site coverage of
27%, and the maximum building height in terms of metres above Principal Datum as
stipulated on the Plan.

COMPREHENSIVE DEVELOPMENT AREA (1)

In determining the maximum plot ratio/GFA for the purpose of paragraph (c) above, any
floor space that is constructed or intended for use solely as Government, institution or
community facilities, as required by the Government, will be disregarded.

(f)(f)
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“Comprehensive Development Area (1)”:

A site located in the western periphery of Fanling/Sheung Shui New
Town in Planning Area 35 is designated as “CDA(1)”, within which
any development or redevelopment proposals will be subject to a
maximum domestic plot ratio of 4.3, a non-domestic GFA of not less
than 2,708m2 (for 100-place residential care home for the elderly), a
maximum site coverage of 27%, and the building height restriction as
shown on the Plan.

In order to facilitate provision of GIC facilities, in determining the
maximum plot ratio/GFA of the development and/or redevelopments,
any floor space that is constructed or intended for use solely as
Government, institution or community facilities, as required by the
Government, will be disregarded.
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Previous Applications 

 

S.16 Applications 

 

Approved Applications 

 

Application No. Uses/Developments Decision Date  Approval 

Conditions 

A/FSS/110 Comprehensive Residential Development 

(Master Layout Plan Submission) Minor 

Relaxation of Plot Ratio and Building Height 

Restrictions 

09.04.1999 A1 – A8 

A/FSS/152 Residential Development (Minor Amendments 

to an Approved Master Layout Plan) 

25.04.2003 A6, A7, A9 – 

A13 

A/FSS/156 Residential Development (Minor Amendments 

to an Approved Master Layout Plan) 

05.12.2003 A6, A7, A9 – 

A12, A14 – 

A15 

 

Approval Conditions 

 

A1 The submission of a revised Master Layout Plan by taking into account the conditions A2, 

A3, A6 and A7 below to the satisfaction of the Director of Planning or of the Town 

Planning Board; 

 

A2  The design and provision of vehicular access road, visitor car parking spaces, loading and 

unloading facilities to the satisfaction of the Commissioner for Transport or of the Town 

Planning Board; 

 

A3  The submission of a revised traffic noise assessment and implementation of mitigation 

measures identified therein to the satisfaction of the Director of Environmental Protection 

or of the Town Planning Board; 

 

A4 The submission of a revised drainage impact assessment and implementation of mitigation 

measures identified therein to the satisfaction of the Director of Drainage Services or of 

the Town Planning Board; 

 

A5  The submission and implementation of the sewage disposal facilities to the satisfaction of 

the Director of Environmental Protection or of the Town Planning Board; 

 

A6  The submission and implementation of landscaping proposals including tree preservation 

and felling proposals to the satisfaction of the Director of Planning or of the Town 

Planning Board; 

 

A7  The submission of an implementation programme to the satisfaction of the Director of 

Planning or of the Town Planning Board; 

 

A8 The permission shall cease to have effect on 9.4.2002 unless prior to the said date either 

the development hereby permitted is commenced or this permission is renewed; 

 



A9 The submission of a revised Master Layout Plan (MLP) by taking into account the 

conditions A6, A7 and A10 below to the satisfaction of the Director of Planning or of the 

Town Planning Board; 

 

A10 The design and provision of vehicular access road, parking spaces, loading and unloading 

facilities to the satisfaction of the Commissioner for Transport or of the Town Planning 

Board; 

 

A11 The implementation of the accepted mitigation measures on traffic noise impact and 

sewage disposal facilities to the satisfaction of the Director of Environmental Protection or 

of the Town Planning Board; 

 

A12 The implementation of the accepted mitigation measures on drainage impact to the 

Director of Drainage Services or of the Town Planning Board;  

 

A13 The permission should cease to have effect on 25.4.2007 unless prior to the said date either 

the development hereby permitted was commenced or this permission was renewed;  

 

A14 The surrender of land from the roundabout at the ingress/egress to the west of the 

application site to the Government, as proposed by the applicant, to the satisfaction of the 

Commissioner for Transport or of the Town Planning Board; and 

 

A15 The permission should cease to have effect on 5.12.2007 unless prior to the said date either 

the development hereby permitted was commenced or this permission was renewed. 

 

Rejected Applications 

 

Application No. Uses/Developments 

 

Decision Date  Reasons for 

Rejection 

A/FSS/8 Residential Development  23.2.1990 R1 

A/FSS/37 Residential Development with Ancillary 

Recreational Facilities 
16.07.1993 R2, R3 

A/FSS/72 Residential Development with Minor 

Relaxation in Plot Ratio and Height 

Restrictions 

26.01.1996 R4 – R11 

 

Reasons for Rejection 

 

R1 The development intensity under the revised scheme was still excessive under the previous 

“GB” zoning. 

 

R2 The proposed development plot ratio, site coverage and building height exceed the stated 

restrictions in the "Comprehensive Development Area" zone on the draft Fanling/Sheung 

Shui Outline Zoning Plan No. S/FSS/3. According to Section 16(4) of the Town Planning 

Ordinance, “the Board may grant permission under Section 16(3) of the Ordinance only to 

the extent shown or provided for or specified in the plan”; therefore, the Town Planning 

Board has no authority to grant planning permission to the application; 

 

R3 The vehicular access to the proposed development is unsatisfactory, the provision of car 

parking spaces is inadequate and the Traffic Impact Study is also unsatisfactory; 

 



R4 The proposed increase in plot ratio from 0.8 to 1 and building height from 3 storeys over 

1-storey carport to 4 to 6 storeys with 2 levels of underground car-park cannot be 

considered as minor; 

 

R5 There is no strong justifications/merits in the submission to warrant the proposed 

deviations from the development restrictions of the "Comprehensive Development Area" 

("CDA") zone on the draft Fanling/Sheung Shui OZP No. S/FSS/5; 

 

R6 The master layout plan is not satisfactory in the following aspects: 

 

(i) It has not allowed sufficient flexibility for the future upgrading of Castle Peak Road to a 

dual-lane road; 

 

(ii) It has not provided clear information on the relationship on the site formation works 

necessary to produce building platforms and the vehicular access road; and 

 

(iii) It has not provided sufficient details on the proposed vehicular access road which 

forms a common ingress/egress point with the adjoining “CDA”; 

 

R7 The traffic forecast to support the increase in plot ratio is unsatisfactory as the traffic flow 

forecast is derived from out-dated information and there is no indication on the source of 

population assumption along both sides of Castle Peak Road and for North District for the 

design year of 2011. The unsatisfactory traffic forecast also affects the result of the noise 

modelling; 

 

R8  The master landscape plan is not satisfactory in that it does not provide clear and adequate 

description of the existing trees on the site and many trees have been mis-identified; 

 

R9  The construction of the proposed underground car-park in the centre of the knoll will 

necessitate a construction area larger than the car-park area. This will adversely affect the 

root systems of the trees on the site, including some of the trees which falls outside the 

footprint of the proposed development;  

 

R10  The environmental impact assessment is not satisfactory in that no air quality impact 

assessment has been included to derive effective mitigation measures; 

 

R11  The approval of the application will set an undesirable precedent for similar applications 

for more intensive development in the “CDA” zone in the district; 

 



S.12A Applications 

 

Application No. Uses/Developments Decision Decision 

Date 

Y/FSS/12 To rezone the application site from 

"Comprehensive Development Area" to 

"Comprehensive Development Area (1)" 

Rejected 

R12 – R13 

27.10.2017 

Y/FSS/14 To rezone the application site from 

"Comprehensive Development Area" to 

"Comprehensive Development Area (1)" 

Not to consider 21.6.2019 

Y/FSS/15 To rezone the application site from 

"Comprehensive Development Area" to 

"Comprehensive Development Area (1)" 

Withdrawn 20.11.2020 

 

Reasons for Rejection 

 

R12 The development intensity of the proposed “Comprehensive Development Area (1)” 

(“CDA(1)”) zoning was considered excessive and not compatible with the surrounding 

areas. The applicant fails to provide strong justification for rezoning the site from “CDA” 

to “CDA(1)” with the proposed development restrictions; and 

 

R13 Approval of the rezoning application would set an undesirable precedent for similar 

rezoning applications. The cumulative effect of approving such similar applications would 

result in adverse impacts on the surrounding area. 
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Detailed Comments from Relevant Government Departments 

 

1. Social Welfare 

 

Comment of the Director of Social Welfare (DSW): 

 

(a) the applicant should ensure that the design and construction of the RCHE shall 

comply with all relevant licensing and statutory requirements including but not 

limited to the i) Residential Care Homes (Elderly Persons) Ordinance (Cap. 459) and 

its subsidiary legislation and ii) the latest version of the Code of Practice for 

Residential Care Homes (Elderly Persons) (the CoP); 

 

(b) having examined the application form and indicative layout, his observations are as 

follows: 

 

(i) there are totally 108 beds spread across 2 floors in the layout plan instead of 100 

beds as mentioned in the application form.  Please advise the actual number of 

beds to be provided;  

 

(ii) he noticed that two sick rooms are to be provided.  If there are more than 100 

beds, please take note of the requirements on the provision of isolation rooms / 

facilities according to para. 12.4.1 of the CoP (i.e. An additional isolation room 

/ facility shall be provided for every extra 50 beds (or less)) (please refer to the 

CoP for details); and 

 

(iii) please also note that habitation areas of RCHE, such as dormitories, sick / 

isolation rooms, end-of-life (EOL) care rooms should be provided with 

openable/prescribed windows according to the CoP (please refer to para 4.9 of 

the CoP for details).  Please review whether the EOL care room could comply 

with the requirement. 

 

 

2. Water Supply 

 

Comment of the Chief Engineer/Construction, Water Supplies Department (CE/C, WSD): 

 

(a) existing water mains are inside the proposed lot and will be affected.  The applicant 

is required to either divert or protect the water mains found on site; 

 

(b) if diversion is required, existing water mains inside the proposed lot are needed to be 

diverted outside the site boundary of the proposed development to lie in Government 

land.  A strip of land of minimum 1.5m in width should be provided for diversion of 

existing water mains.  The cost of diversion of existing water mains upon request 

will have to be borne by the grantee/applicant; and the applicant shall submit all the 

relevant proposal to WSD for consideration and agreement before works commence; 

 

(c) if diversion is not required, the following conditions shall apply: 

 

(i) existing water mains are effected as indicated on the site plan and no 
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development which requires resiting of water mains will be allowed; 

 

(ii) details of site formation works shall be submitted to the Director of Water 

Supplies for approval prior to commencement of works; 

 

(iii) no structures shall be built or materials stored within 1.5m from the centre line(s) 

of water main(s) shown on the plan.  Free access shall be made available at all 

times for staff of the Director of Water Supplies or their contractor to carry out 

construction, inspection, operation, maintenance and repair works; 

 

(iv) no trees or shrubs with penetrating roots may be planted within the Water 

Works Reserve or in the vicinity of the water main(s) shown on the plan.  No 

change of existing site condition may be undertaken within the aforesaid area 

without the prior agreement of the Director of Water Supplies.  Rigid root 

barriers may be required if the clear distance between the proposed tree and the 

pipe is 2.5m or less, and the barrier must extend below the invert level of the 

pipe; 

 

(v) no planting of obstruction of any kind except turfing shall be permitted within 

the space of 1.5m around the cover of any valve or within a distance of 1m from 

any hydrant outlet; and 

 

(vi) tree planting may be prohibited in the event that the Director of Water Supplies 

considers that there is any likelihood of damage being caused to water mains. 

 

3. Fire Safety 

 

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

 

(a) detailed fire safety requirements will be formulated upon receipt of formal submission 

of General Building Plan;  

 

(b) EVA arrangement 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 as administered by Building Authority.  Also the EVA provision of the 

nearby buildings shall not be affected by the proposed work; and 

 

(c) Nevertheless, shall the proposed work encroached into any licensed premises in the 

area, such as petrol filling station or dangerous goods store, the consultant should 

make separate enquiry to his department to ensure work feasibility.  

 

 

4. Building Matters 

 

Comment of the Chief Building Surveyor/New Territories West, Buildings Department 

(CBS/NTW, BD): 

 

(a) before any new building works are to be carried out on the Site, prior approval and 

consent from the Building Authority (BA) should be obtained unless they are 

exempted building works or commenced under the simplified requirement under the 

Minor Works Control System.  Otherwise they are Unauthorized Building Works 

(UBW).  An Authorized Person (AP) should be appointed as the coordinator for the 
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proposed building works in accordance with the BO; 

 

(b) for UBW erected on leased land, enforcement action may be taken by the BA to effect 

their removal in accordance with BD’s enforcement policy against UBW as and when 

necessary.  The granting of any planning approval should not be constructed as an 

acceptance of any existing building works or UBW on the Site under the BO; 

 

(c) if the proposed use under application is subject to the issue of a licence, please be 

reminded that any existing structures on the Site intended to be used for such 

purposes are required to comply with the building safety and other relevant 

requirements as may be imposed by the licensing authority; 

 

(d) the Site shall be provided with means of obtaining access thereto from a street under 

Regulation 5 of the Building (Planning) Regulations (B(P)R) and emergency 

vehicular access under Regulation 41D of the B(P)R;  

 

(e) the development intensity shall not exceed the permissible as stipulated under the 

First Schedule of B(P)R.  if the Site is not abutting on a specified street having a 

width not less than 4.5m, the development intensity shall be determined by the BA 

under Regulation of the B(P)Rat building plan submission stage; 

 

(f) the provision of open space about domestic buildings shall comply with the 

requirements as stipulated under Second Schedule of B(P)R; 

 

(g) sustainable building design requirements and pre-requisites under PNAP APP-151 

and APP-152 shall be complied with if GFA concession for green and amenity 

features and non-mandatory/non-essential plat rooms and services is to be 

exempted/disregarded.  Particular attention is drawn to the compliance with building 

separation requirements for buildings in close proximity to the site boundary;  

 

(h) criteria under PNAP APP-2 Appendix C shall be complied with if GFA of car parking, 

loading and unloading areas under Regulation 23(3)(b) of the B(P)R is to be excluded.  

Particular attention is drawn to the circumstance in accepting a car park as an 

underground car park; 

 

(i) requirements under PNAP APP-25 regarding submission of geotechnical assessment 

at general building plan submission stage shall be complied with if the relevant 

criteria are met; 

 

(j) amenity features and environmental protection measures including but not limited to 

proposed balconies, non-structural prefabricated external walls, acoustic fins and 

noise barriers, etc. shall comply with relevant Joint Practice Notes if GFA and/or site 

coverage concession is to be applied for; and  

 

(k) formal submission under the BO is required for any proposed new works, including 

any temporary structures and site formation works like filling of pond and land.  

Detailed comments under BO will be provide at building plan submission stage. 
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