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RESIDENTIAL (GROUP) (Cont’d) 
 

Remarks 
 
(a) No new development, or addition, alteration and/or modification to or 

redevelopment of an existing building shall result in a total development 
and/or redevelopment in excess of the maximum plot ratio, site coverage and 
building height specified below, or the plot ratio, site coverage and height of 
the building which was in existence on the date of the first publication in the 
Gazette of the notice of the draft development permission area plan, 
whichever is the greater.  

 
   Maximum Building Height 

 
Sub-area 

Maximum 
Plot Ratio 

Maximum 
Site Coverage 

 
No. of Storeys 

 
Building Height 

R(B)1 1.0 40% 4 storeys over 
single-storey car park 

 

15m 

R(B)2 1.26 40% 6 storeys over  
single-storey car park 
 

21m 

R(B)3 2.1 40% 12 storeys excluding 
car park 

36m 
(excluding car 

park) 
 

R(B)4 2.5 40% 8 storeys excluding 
car park 

+35mPD 

 
 
(b) In determining the maximum plot ratio and site coverage for the purposes of 

paragraph (a) above, any floor space that is constructed or intended for use 
solely as car park, loading/unloading bay, plant room and caretaker’s office, 
or caretaker’s quarters and recreational for the use and benefit of all the 
owners or occupiers of the domestic building or domestic part of the building, 
provided such uses and facilities are ancillary and directly related to the 
development or redevelopment, may be disregarded. 
 

(c) Based on the individual merits of a development or redevelopment proposal, 
minor relaxation of the plot ratio, site coverage and building height restrictions 
stated in paragraph (a) above may be considered by the Town Planning 
Board on application under 16 of the Town Planning Ordinance. 

 
Figure 3.1: Proposed Amendment to the Notes of “R(B)” Zoning 
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9.3 Residential (Group B) (“R(B)”): Total Area: 9.54ha 
 9.3.1 This zone is intended primarily for sub-urban medium-density residential 

developments in rural areas where commercial uses serving the 
residential neighbourhood may be permitted on application to the Board. 

 

 9.3.2 As the zoned areas are located adjacent to Castle Peak Road and Fuk 
Hang Tsuen Road, noise mitigation measures such as the use of 
screening structures and the adoption of self-protective building layout 
would need to be implemented.  

 

 9.3.3 There are 3 4 sub-areas within this zone. 
(a) Residential (Group B)1 (“R(B)1”): Total Area: 4.04 3.22 ha 

The parcel of land located between the Nullah and Castle Peak Road 
near San Hing Tsuen is zoned for “R(B)1”. Residential developments 
within this zone are restricted to a maximum plot ratio of 1.0, a 
maximum site coverage of 40% and a maximum building height of 4 
storeys over single-storey car park (15m). 
 

(b) Residential (Group B)2 (“R(B)2”): Total Area: 3.20 ha 
The parcel of land located to the south-east of Hung Shui Kiu NDA 
namely Bauhinia Garden and Wo Ping San Tsuen is zoned for this 
purpose. Residential developments within this zone are restricted to a 
maximum plot ratio of 1.26, a maximum site coverage of 40% and a 
maximum building height of 6 storeys over single-storey car park 
(21m). 
 

(c) Residential (Group B)3 (“R(B)3”): Total Area 2.3 ha 
The parcel of land located at the junction of Fuk Hang Tsuen Road 
and Lam Tei Main Street is zoned for this purpose to reflect a 
complete residential development (i.e. Botania Villa). This residential 
scheme constitutes part of the Lam Tei Local Centre development. 
The residential developments within this zone are restricted to a 
maximum plot ratio of 2.1, a maximum site coverage of 40% and a 
maximum building height of 12 storeys (36m) excluding car park. 
 

(d) Residential (Group B)4 (“R(B)4”): Total Area: 0.82 ha 
The parcel of land located at the junction of the Nullah and Castle 
Peak Road with vehicular access branching off from Ng Lau Road is 
zoned for “R(B)4”. Residential developments within this zone are 
restricted to a maximum plot ratio of 2.5, a maximum site coverage of 
40% and a maximum building height of 8 storeys (excluding car park) 
not exceeding +35mPD.    

 
9.3.4 To provide flexibility for innovative design adapted to the characteristics of 

particular sites, minor relaxation of the above restrictions may be 
considered by the Board through the planning permission system. Each 
proposal will be considered on its individual planning merits. 

 
 
 

Figure 3.2: Proposed Amendment to the Explanatory Statement of OZP 
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Previous s.16 Applications Covering the Application Site 

 

Approved s.16 Application 

s.16 Application No. Proposed Use/Development Date of 

Consideration 

(RNTPC/TPB) 

Approval 

Conditions 

A/TM-LTYY/120 Proposed Temporary Outdoor 

Cafe/Restaurant with Ancillary Car 

Park for a Period of 3 Years 

5.11.2004 

[Revoked on 

5.11.2005] 

(1) to (5) 

 

Approval conditions 

(1) Submission and implementation of a landscape and tree preservation proposals 

(2) Submission and implementation of a drainage proposal 

(3) Provision of emergency vehicular access, water supply for fire fighting and fire services 

installations 

(4) Revocation Clauses 

(5) Reinstatement Clause 

 

Rejected s.16 Application 

s.16 Application No. Proposed Use/Development Date of 

Consideration 

(RNTPC/TPB) 

Rejection 

Reasons 

A/TM-LTYY/111 Temporary Car Park for a period of 

3 years 

15.8.2003 (1) to (3) 

 

Rejection Reasons 

(1) Not in line with the planning intention of the zone and not compatible with the 

surrounding residential developments. 

(2) Adverse noise impact from heavy vehicles to nearby sensitive receivers. 

(3) Vehicular access was not acceptable from the traffic and road safety points of view. 
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Detailed Departmental Comments 

1. Comments of the District Lands Officer/Tuen Mun, Lands Department (DLO/TM, 

LandsD): 

(a) As per paragraph 3.3.4 of the supporting planning statement (Appendix Ia), 

the existing passageway to the Site at present was comprised of a suspended 

concrete structure spanning over the existing nullah of about 6 m wide.  The 

applicant proposed to build a new bridge of 7.3 m in parallel and adjacent to 

the existing bridge for vehicular access for the Site.  As noted from the 

proposed access bridge at Appendix 1.2 of the Drainage Impact Assessment 

(Appendix D of Appendix Ia), the existing bridge is proposed to be 

demolished and replaced with the new bridge in stages.  The vehicular access 

proposal would involve GL and decking over of a nullah.  There is no 

guarantee that the proposal will be accepted by LandsD. 

(b) There is an existing public footpath along the north-eastern boundary of the 

Site.  The applicant proposed to reprovision the footpath by a 3 m footpath 

for public access at the north-eastern boundary of the Site (Drawing Z-1).  

The footpath should not be interfered with unless the reprovisioning proposal 

has been accepted by government departments concerned and the necessary 

procedures for closure of the footpath has been complied with. 

(c) The felling of roadside trees and compensatory planting on roadside area is 

subject to the comment/agreement by the relevant government departments, 

e.g. DLCS.  It is reiterated that the trees affected should not be interfered with 

unless prior approval has been obtained.  His office reserves comment to the 

Revised Tree Survey Plan at Appendix F of Appendix Ia and detailed 

comments would only be given at building plan submission stage. 

2. Comments of the Director of Environmental Protection (DEP): 

The applicant proposed on-site treatment facilities for treating the sewage generated 

by the proposed development as there are no public sewerage facilities in the vicinity 

of the Site. We have no adverse comment from sewerage infrastructural perspective. 

Nevertheless, please remind the applicant that effluent discharges from the proposed 

use are subject to control under the Water Pollution Control Ordinance (WPCO).  A 

discharge licence under the WPCO should be obtained before a new discharge is 

commenced. It is the obligation of the applicant to meet all statutory requirements 

under relevant pollution control ordinances and provide necessary mitigation 

measures. 

3. Comments 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 plans. 



- 2 - 

(b) Furthermore, the emergency vehicular access (EVA) provision in the 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 (B(P)R) 41D which is administered by the Buildings Department 

(BD). 

4. Comments of the Chief Building Surveyor/New Territories West, BD (CBS/NTW, 

BD): 

(a) The Site shall be provided with means of obtaining access thereto from a street 

and EVA in accordance with Regulations 5 and 41D of the B(P)R respectively. 

(b) 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 B(P)R at the building plan submission stage. 

(c) If the proposed plot ratio is based on the assumption that Gross Floor Area 

(GFA) exemption will be granted for green/amenity features and 

non-mandatory/non-essential plant rooms etc., the prerequisites in Practice 

Note for Authorized Persons, Registered Structural Engineers and Registered 

Geotechnical Engineers APP-151 and APP-152 should be complied with. 

(d) Disregarding private car parking spaces from GFA calculation under the 

Buildings Ordinance (BO) will be considered on the basis of the criteria set out 

in PNAP APP-2 during building plan submission stage.  

(e) If there are existing structures which had been erected on leased land without 

approval of the Building Authority (not being a New Territories Exempted 

House), they are unauthorised under the BO and should not be designated for 

any approved use under the captioned application. 

(f) The proposed building may be subject to the issue of various licences and 

should comply with the building and safety requirements as may be imposed 

by the relevant licensing authorities. 

5. Comments of the Chief Engineer/Construction, Water Supplies Department (CE/C, 

WSD) that for provision of water supply to the development, the applicant shall 

construct the proposed government fresh and salt water mains (Proposed Fresh 

Watermain (WSD) and Propose Salt Watermain (WSD) as shown in Figure 2 of the 

submitted Water Supply Impact Assessment at Appendix H of Appendix Ia) to the 

nearest suitable government water mains for connection. Proposed government water 

mains shall be laid within public road with unobstructed access and outside the 

residential development. The applicant shall be responsible for the construction of the 

proposed fresh and salt water mains to the satisfaction of WSD and hand over the 

completed government fresh and salt water mains to WSD for operation and 

maintenance. 
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