Frequently Asked Questions

	
	
	Related Sections



	
	A. Government Orders, Letters and Directions

	

	1.
	I have received an Order to remove the unauthorized structures on the rooftops of my building.  What should I do? 


	

	A.
	Rooftop structures are commonly found Unauthorized Building Works (UBW). If they are within your private premises, you have to comply with the Removal Order. 

If the rooftops forms part of the common areas of a building, then most probably all the co-owners would have also received a similar Removal Order.  You should contact the Owners’ Corporation (if any) or co-ordinate all the other owners to arrange for the removal of the unauthorized rooftop structures.

	3.2.2 (f)

3.3.1 (a)
4.2.2 (a)

	2.
	What should I do if I don’t know whether I have any shares in the rooftops or not?


	

	A.
	Anyone can search for the registered title of a private property at the Land Registry by paying a small fee.  You can submit a request with the relevant details of the property to the Land Registry.  If there is not a registered private title for the rooftops, then most probably they are common parts of your building. You can obtain such information by referring to the Deed of Mutual Covenant (DMC) which is also registered at the Land Registry.  The DMC should give relevant details on the common parts and the undivided shares among owners within the whole building.


	2.1.4

2.2

2.4



	3.
	I have installed a shopfront extensions and air-conditioning plant over the pavement adjoining my small shop.  Why is a Removal Order issued to me?

	

	A.
	Structures erected over the pavement are Unauthorized Building Works (UBW) unless otherwise approved or exempted by the Building Authority.

Shopfront extensions and air-conditioning plants are no exception.  Irrespective to the size of your shop, such features should not be placed on or project over any adjoining streets including the pavement.


	3.2.2 (f)

4.2.2 (a)


	4.
	I have put down a deposit for purchasing an estate property and signed the Sales and Purchase Agreement.  My solicitor then told me that after he had carried out a title search in the Land Registry, he found that there was an Order registered against the title requiring the repair of the common areas of the building.   What are my options?

	

	A.
	You should always seek advice from your solicitor on the alternative courses of action which may include the following:

Option 1 - You may refuse to complete the sales and purchase agreement (S&P) if the seller has not disclosed such fact to you prior to making the deposit.
Option 2 - The seller may, after consultation with the Owners’ Corporation (if any), or co-ordinate with all the other owners, repair the common areas of the building. With an estimated schedule for the repair works, you and the seller may enter into an agreement accommodating in the S&P a delay of the transaction process until the order has been complied with.

Option 3 - You may proceed with the transaction but include a clause in the agreement to the effect that the seller will reimburse the cost of the repair works.  Usually, the solicitor will set aside a certain amount of money payable by the seller for such purposes.


	4.2
Question 16 


	5.
	I have received a letter and a Fire Safety Direction from the Buildings Department (BD) (or Fire Services Department (FSD)) requiring me to carry out quite a number of improvements to the existing fire service installations (FSI) in my building.  What should I do?

	

	A.
	The majority of fire safety improvements required are minor works, such as replacing fire doors, removing metal gates, etc.  For such works in your private premises, you are advised to appoint a Registered General Building Contractor to carry out.  If the required works are in the common areas of the building, you are advised to liaise with all the owners, if an Owners' Corporation has not been formed, to carry out the works simultaneously.  

For fire service installation works, such as works involving sprinklers, fire hydrants, hose reels, etc., you are advised to appoint a Registered Fire Service  Installation Contractor (RFSIC) to coordinate and/or investigate the existing conditions of the FSI in your building and to carry out the required improvement works.  For works which require prior approval by the Building Authority such as addition of water tank, staircase, etc., you should appoint an Authorized Person to coordinate and carry out the required improvement works.  If you are not clear about the content of the required works or how to proceed, you are welcome to contact the case officer of the Fire Safety Section of the BD.  


	3.2.1 (c)

3.3.2

4.1.2 (b)

4.2.2 (f)


	6.
	An Order from the Buildings Department (BD) has been issued to the co-owners of my building requiring investigation of the structural stability of canopies of the building projecting over the adjoining pavement.  What should I do?


	

	A.
	Under an investigation order, the co-owners are required to appoint an Authorized Person (AP) to coordinate the investigation works with the assistance of a Registered Structural Engineer (RSE).  The investigation report with findings and recommendations will guide the selection of the course of action required e.g. proposed strengthening/repairs for ensuring the stability of the canopy.  If the report is acceptable to the BD, then the AP/RSE should, on behalf of the co-owners, arrange and supervise the strengthening/repair works and to report to the BD upon satisfactory completion of such works for acceptance and discharge of order.


	3.2.1 (f)

4.2.1

4.2.2 (b)

4.2.2 (c)
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	7.
	My unit is under a flat roof which belongs to the co-owners of the building.  Seepage of rainwater has caused concrete spalling at my ceiling for which I have received an Order to repair.  Should I wait for the co-owners to repair the defective waterproofing first before I comply with the Order by repairing the ceiling?  Otherwise, I may have to do the job again.


	

	A.
	You should arrange for the required repair works in your premises as soon as possible for safety reasons.  At the same time, you should notify the co-owners to request for their urgent action in repairing the defective waterproofing layer in order to prevent recurrence of the same defect.  If the co-owners do not act accordingly, you may have to instigate legal action against the co-owners by applying for a Court Order to force them to carry out the necessary repairs and also to reimburse you for the cost of repairing your ceiling.


	3.2.1 (e)

3.3.1(e)

4.2.1

4.2.2 (c)

	8.
	Someone knocked on my door and claimed that he was a contractor who could help me in repairing the building and meet the requirements of the Order issued by the Buildings Department.  What should I consider?


	

	A.
	Repair works required under an Order should, in most cases, be undertaken by a Registered General Building Contractor (RGBC).  If in doubt, you may consult an Authorized Person (AP) or clarify with the case officer of the BD whose telephone number can be found in the cover letter of the Order to assess such need.  The extent and nature of the works to be carried out are factors to be considered.  

You must also consider whether the extent of works involves common areas of your building or not.  If yes, you will have to refer the contractor to the Owners’ Corporation for consideration.  A proper tendering procedure is required for the selection.

If the required works are wholly within your premises, you should check the status of the contractor by referring to the BD’s website (www.info.gov.hk/bd).  Depending on the extent and nature of the required works and the advice from the AP, you may need to call quotations from several RGBC and carefully consider their credentials before making the selection of contractor.

Generally speaking, you should be extremely vigilant to contractors who make cold calls at your flat to solicit businesses. 


	4.2.2 (c)

4.3.5 (a)

	9.
	How can I know if the Buildings Department (BD) has issued any statutory Order against my flat (or my building)?


	

	A.
	Such Orders are posted at the subject premises. 

They are also sent to the registered owners by registered mail.

Orders will also be registered against the title of the property in the Land Registry.  A land search at the Land Registry either with the assistance of your legal adviser or by paying a small fee to one of the land search companies will reveal such Orders.  However, you should be aware that time is required to register Orders and therefore, the search may not be a sure way to disclose the existence of newly issued orders.  


	3.3.1



	10.
	I have just received a Removal Order from the Buildings Department (BD).  How can I object to the Order? Can I appeal? Can I ask the BD to defer action or give me more time to comply with the Order?


	

	A.
	In accordance with Section 44 of the Buildings Ordinance, you can lodge an appeal against an Order issued by the BD by serving your notice of appeal in writing directly to the Secretary to the Appeal Tribunal.  Appeal must be received by him not later than 21 days after the date of the BD’s Order sent to you by registered mail.  The Notice of Appeal is a standard form available in both English and Chinese versions attached to the Order.  You can also obtain a copy from the BD or download the same from its website (www.info.gov.hk/bd).

Once the Notice of Appeal is given, the BD shall withhold its enforcement action on the Order until the appeal is settled or withdrawn.

You will have to appear in person at the hearing of the Tribunal to explain your grounds for the appeal.  The Tribunal can either uphold the Order, repudiate the Order or amend the Order and such decision is binding on both yourself and the BD.  In case your appeal is rejected by the Tribunal, you may need to bear the cost for the proceedings.  Therefore, do not use appeal as a means to procrastinate compliance action.  You may end up spending a lot more money than complying with the Order right away.

You can also request the BD to extend the compliance period if the works required is complicated or there are other valid reasons.  But whether your request is justified or found acceptable by the BD is purely its discretion based on factual considerations.


	3.3.1


	
	B. Large Scale Operations (Blitz, Coordinated Maintenance of Buildings Scheme (CMBS), etc)


	

	11.
	I was told that my building had been selected by the Buildings Department (BD) for large-scale operation. What is it all about? What should I do?  Will my building be blacklisted for future property transaction?


	

	A.
	The BD has since 1999 launched large-scale clearance operations against UBW, such as “Blitz” for clearing UBW mainly on external walls of buildings.  Comprehensive action is taken against all such UBW in target buildings with a view to eliminate hazards to the public.

Since November 2000, the BD has also launched a Coordinated Maintenance of Buildings Scheme (CMBS) to coordinate 6 other relevant departments to survey the target buildings and assist the building owners to carry out necessary maintenance works in all aspects of building safety.  Through the coordinated and comprehensive actions of various departments, owners or OC will be able to coordinate the required works involving different aspects of the building together with all the owners.  Different requirements can be complied with all in one go which is usually more convenient and cost-effective.  
The owners or the OC are strongly advised to take immediate action for complying with the Orders, advisory or warning letters or directions voluntarily.    

Orders will be registered against the title of the property in the Land Registry and inevitably will come to the attention of potential property buyers.


	3.3.1 (g)

4.2.2 (g)

Question 12

	12.
	What kinds of works are required to be carried out in the Coordinated Maintenance of Buildings Scheme (CMBS) and What is the BD’s role in it? 


	

	A.
	The purpose of CMBS is to facilitate building owners or the OC in taking comprehensive and coordinated improvement/rectification measures in all aspects of building maintenance.  

An officer of the BD will be assigned as the central contact point for the owners or the OC.  He or other officers in charge will give guidance on how to comply with orders, advisory letters, directions issued by various Government Departments including the Home Affairs Department, Fire Services Department, Electrical and Mechanical Services Department, Food and Environmental Hygiene Department, Water Supplies Department, Environmental Protection Department and Buildings Department (BD).    

The required works may include removal of Unauthorized Building Works, repair to building defects both externally and internally, repair or replacement of lifts and escalators, overhauling of electrical and fire service installations, repair or replacement of water supply and drainage pipes, etc.


	3.3.1

4.2.2 (g)


	13.
	What are the benefits of being one of the target buildings of the Coordinated Maintenance of Buildings Scheme (CMBS)?


	

	A.
	Buildings selected for the CMBS generally lack proper maintenance and show significant signs of dilapidations in their building fabrics and building service installations.  The owners or the OC might have difficulties in ascertaining the nature and extent of the repair/upgrading works to improve the safety and outlook of their buildings, let alone having to coordinate their execution.  The CMBS helps facilitate the process through proactive participation of the relevant Government Departments.  
Owners and OC of the target buildings will enjoy the free advice given by the appointed officer from the Buildings Department (BD) on the methods and procedures in pursuing the required works.  Owners in financial difficulties may apply to BD for a loan under the Building Safety Loan Scheme for the carrying out the works. 


	4.2.2 (g)

5.2.1 (c)

	14.
	An Authorized Person (AP) is appointed to co-ordinate works such as the removal of Unauthorized Building Works (UBW) in both common areas and individual units.  Do I have to bear the overall cost of AP’s service even no works have been carried out in my unit?


	

	A.
	The appointment of an AP to coordinate works for both common areas and individual units is to achieve an economy of scale and to allow the required works to be implemented in a systemic and effective manner.  It is the sole 
responsibility of the owner of a particular unit to rectify the irregularities in his own unit.  A cost breakdown should be given by the AP for his service in relation to the common area and individual units.  If there is no rectification works required in your unit, you may only need to bear the cost for the AP’s survey of your unit as well as the apportioned cost for the AP’s service on the common areas.  


	4.3.4 (a)

	15.
	My Unauthorized Building Works (UBW) have been there for a long time and still look safe to me.  I have not received any Order for its removal.  Why is it necessary for me to remove it under CMBS?


	

	A.
	All UBW are illegal.  They have not been approved by the Buildings Department (BD) and should be removed. It is unlawful to erect UBW irrespective of whether it looks safe or not. UBW causes structural hazards that may not be visible until it is too late.  Whether an order has been issued to you for its removal or not, you should remove the UBW voluntarily and reinstate your unit to the originally approved conditions.


	3.2.2 (f)

4.2.2 (g)


	
	C. Unauthorized Building Works

	

	16.
	I want to sell my flat as soon as possible but an Order has been issued by the Buildings Department for the removal of Unauthorized Building Works (UBW) on the canopy of the building, which is commonly owned.  The situation seems unresolvable as I have no direct control over the subject area where the UBW has been erected.  What can I do to satisfy the potential buyers?

	

	A.
	As the canopy is a common area of the building, most probably all the co-owners would have received a similar Removal Order.  You should therefore contact the Owners’ Corporation (if any), or co-ordinate with all the other owners to arrange for the removal of the UBW.  You should be very sure about the schedule for the removal of the UBW and the issuance of compliance notice by the BD before committing to the purchaser deadlines for lifting the Order.  


	4.2
Question 4 


	17.
	I have received a letter from the Buildings Department (BD) requiring me to remove “any” Unauthorized Building Works (UBW) in my unit, but there is no specific description about the UBW.  How can I find out if there is any UBW in my flat?

	

	A.
	Usually, description of the subject UBW is clearly specified in the Removal Orders or advisory letters served.  For any enquiries on the description about the UBW stated in the Order or letter, you may call the case officer of the BD 

whose telephone number can be found in the covering letter of the Order or the advisory letter.  Alternatively, you can consult a building professional (i.e. Authorized Person, Registered Structural Engineers, Registered Building Surveyors) to verify the extent of the UBW required to be removed.  

Sometimes you may need to refer to the approved building records of your unit to verify the extent of existing UBW.  Such records are available from the BD and the application form for viewing such plans can be obtained from the BD or downloaded from its website (www.info.gov.hk/bd).


	4.2.2

	18.
	What will happen if I ignore the Order to remove Unauthorized Building Works (UBW)?


	

	A.
	If you fail to comply with the requirements of the Order, the Building Authority may prosecute you under the Buildings Ordinance (BO).  If convicted, you may be liable to a maximum fine of $200,000, imprisonment for one year, and to a further fine of $20,000 for each day during which your failure to comply with the Order has continued.


	3.3.1

4.1.7

4.2.2

	
	If the required removal and reinstatement works have not been completed by the due date, the Building Authority may, under the BO, employ a Government contractor to carry out the works on your behalf, and subsequently recover the cost of the works from you under the said Ordinance.  A supervision charge of not less than $8,000 will also be imposed on top of the cost of the works.  
If you fail to settle the account, the Building Authority may register a certificate with the Land Registry against the title of your property.  Legal action will then be taken against you to recover all the costs incurred.  The Building Authority will only de-register the certificate when all costs, charges and interest due have been settled in full.


	

	19.
	I suspect that someone is putting up a storeroom on the rooftops above my premises, which are common areas.  Can I stop them?

	

	A.
	If UBW are in progress in the common areas, you should report the matter to the Buildings Department (BD) immediately.  The persons erecting the UBW may be prosecuted under the BO.  However, as the owners of the property, you have the responsibility to keep the areas free from UBW.  If Removal Order is issued, the co-owners should try to complete the required removal works before the due date on the order lest the Government contractors will be engaged to carry out the works at the owners’ costs.

Alternatively, you can bring this to the attention of the co-owners, the Owners’ Corporation or the property manager.  Under the provisions of the Deed of Mutual Covenant, an injunction from court can be applied to stop someone from using the common areas without prior authorization.

Therefore, property manager/caretaker should carry out frequent patrol and surveillances of the common parts of buildings. If you spot any UBW in progress in the common areas, it is always in your own interest to report to the BD and to take legal action against the culprits in the first instance.


	2.4.1
3.2.2 (f)

4.2.2

5.2.1



	20.
	I want to remove the rooftop structures which are currently occupied by trespassers, can I call the Police for assistance?  


	

	A.
	The Police will not normally take action in such circumstances unless there are criminal offences in the premises or the Police are assisting in the execution of Orders from court.

You should liaise with the Owners’ Corporation (OC) or the property manager and demand the trespassers to leave.  If the action comes to no avail, you should consider taking legal actions against the trespassers.  

The BD will consider taking action against those UBW according to the current enforcement policy.  Immediate enforcement action will be taken if the UBW poses an imminent hazard to the public or adjoining property.
If you succeed in gaining re-entry to the rooftops after the legal proceedings, you should ensure that the rooftop structures are removed and introduce measures to prevent recurrence of similar incidents e.g. improve surveillance and patrol by caretakers and guards.


	2.4.1

4.1.7

	21.
	I am the chairman of the Owners’ Corporation (OC).  How should I proceed with the removal of the Unauthorized Building Work (UBW) in my building, especially those projecting from the external walls?


	

	A.
	You may consult your legal adviser and check the rights of OC under the Deed of Mutual Covenant of your building for taking action in this regard.  Depending on the advice, you might take legal proceedings against individual owners who has erected UBW on the external walls or other common areas which may include unauthorized alterations to structural elements.
The Buildings Department (BD) currently implements “Blitz Operations” and “CMBS” on some target buildings to coordinate community efforts including the OC to clear irregularities in the buildings and improve maintenance standards.  The OC may contact the BD for assistance in joining such large-scale clearance/maintenance operations.

	2.1.4

2.2

4.1.7

4.2.2(g)

5.2.1



	22.
	I am about to purchase a flat.  The building owner and agent had told me there were no unauthorized building works in the building and the flat.  How can I verify it?


	

	A.
	The Building Information Centre of the Buildings Department (BD) keeps most of the approved building records of the existing buildings in Hong Kong.  Anyone having legitimate reasons can apply to the BD for viewing the approved building plans, and to obtain a certified copy of the plan by paying a fee.  Making reference to such records will enable you to ascertain whether there are unauthorized building works or not.
If you have difficulties in reading plans, you should engage a building professional to help you to search for such plans, inspect the premises concerned, and advise you whether there are any unauthorized extensions in the unit you intended to purchase.


	3.2.2 (f)

4.3.4

5.2.1 (b)

	23.
	There is a large podium roof outside my flat/unit. Can I erect a structure on the roof ?


	

	A.
	The Buildings Ordinance stipulates that all building works in private buildings and lands require the submission of plans by an Authorized Person (AP) to the Buildings Authority (BA) for prior approval.  Any building, construction, alterations and additions works to private buildings and lands without prior approval and consent by the BA are regarded as Unauthorized Building Works (UBW).  Therefore, the erection of a structure on the podium roof outside your unit will require a submission to the BA for approval.  If you wish to proceed with the idea, please consult an AP.
Furthermore, you should also refer to the assignment plans to verify whether you have the right or ownership of the podium roof.


	3.2.2 (c)
3.2.2 (f)


	24
	There is an approved cockloft in my shop but the only access to it is through the internal staircase in my shop.  My business is dropping and I want to let the cockloft out to reduce my overhead expenses.  Can I form an opening in the wall of the main staircase of the building for an independent access to it and remove the staircase in the shop?

	

	A
	Staircases in most cases serve as means of escape in case of fire and require fire resisting construction to safeguard their designed functions.  Forming new openings on staircase enclosure walls requires very careful and professional considerations.  You should engage the service of an Authorized Person to give you advice in this regard.  He will consider all relevant factors, viz. the overall structural implications, fire resisting construction, means of escape pattern and fire separation between different occupancies before recommending to you the viability of your proposed alterations.

Generally speaking, if the subject building is a single staircase building with 6-storey in height (excluding the cockloft), it is not permissible to open a new doorway at the staircase to serve the cockloft as such alteration would result in a 7-storeys building which would be in contravention with the requirement of single staircase building.  

The AP may also need to engage the service of a Registered Structural Engineer to consider whether the subject part of the staircase enclosure wall to be removed is structural or not.  He will also study the proposals of filling up the cockloft opening to maintain the required separation between the cockloft (now regarded as an additional floor) and the shop.  The AP also need to consider if the resulting gross floor area, taken into account the proposed new filling up area, would not exceed the maximum permissible under the Building (Planning) Regulations.

Other considerations may include whether a protected lobby is required for the new opening, whether the total discharge capacity of the means of escape provisions in the building has been affected, and whether the newly proposed fire resisting doors would obstruct the exit route or not. 

In any case, prior approval and consent from the Building Authority is required for the proposed building works.


	3.2.2(b)

3.4.2(a)(ii)

	
	D. Advertisement Signboards
	

	25.
	An Order from the Buildings Department (BD) has been served to the co-owners of my building requiring investigation on the structural stability of signboards on the external walls of the building.  However, the owner of the signboards could not be found.  What can we do?


	

	A.
	Normally, the owner of the signboard should be responsible for its removal.  However, if the owner cannot be found and if the signboard is erected on common areas such as the external walls, the co-owners of the building will be responsibile to carry out the required works.   If the signboard is on private property, its owner will be held responsible.  
You are advised to engage a contractor to remove the abandoned signboards at your own cost, as they would eventually become dangerous due to lack of maintenance.

	3.2.2 (g)

4.1.6

4.2.1



	26.
	The developer wants to put up a big advertisement signboard on the external wall of our building.  Can we object?

	

	A.
	If the developer retains an exclusive right to use the external wall, and the Deed of Mutual Covenant (DMC) confers no power on the owners to object, then it would be very difficult for the individual owners to raise objection.
However, erecting advertisement signboards (especially large-scale structure) on the external wall is considered as non-exempted building works under the Buildings Ordinance (BO). Prior approval and consent from the Building Authority (BA) should be obtained.  If such works have not been approved by the BA, they are UBW and subject to enforcement actions.


	3.2.2(g)

4.1.6

	27.
	There are some abandoned advertisement signboards and structures left on the external walls of the building, some of them may be dangerous.  Who has the right to remove them and what are the procedures?

	

	A.
	If the owner of the abandoned advertisement signboards cannot be found, then the owners or the OC have to engage a contractor to remove them at their own cost.

	4.1.6

4.1.7

5.2.1



	28.
	What can we do if our windows are obscured by signboards or the steel ties holding these signboards?


	

	A.
	You should first discuss with the owner of the signboard for modification of the structures.  If there is no result, you may lodge a complaint to the Buildings Department (BD) for an investigation.  If a dangerous situation or serious health hazard is identified, BD may take appropriate action against the owner of the signboard.


	3.2.2 (g)

5.2.1



	
	E. Building Safety Loan Scheme (BSLS)


	

	29.
	I was ordered by the Government to carry out some repair works (or removal of Unauthorized Building Work) to my building (or flat).  What shall I do if I do not have the money?  Will the Government give me subsidy?


	

	A.
	You may consider applying to the BD for the loans under Building Safety Loan Scheme.  It provides loans to individual owners of all types of private buildings who may wish to obtain financial assistance in carrying out works for improving the safety of their buildings voluntarily or in compliance with statutory orders.

The scope of building works covered under the loan scheme includes improvements to structural and fire safety of buildings, removal of unauthorized building works and illegal rooftop structures, and maintenance and repair of slopes and retaining walls.  Building owners can also apply for loans to cover expenses for repairing, and replacing lifts, fire service installations and equipment, electrical wiring, gas risers; repairing or replacing communal and underground pipe works.


	Appendix 6

	30.
	What is the interest rate of Building Safety Loan Scheme (BSLS)? What is the longest period of repayment?


	

	A.
	There are interest-bearing and interest free loans. Interest-bearing loans, with interest charged at the no-gain-no-loss principle, are not means-tested. The current interest is set at 2% below the average best lending rate.  Recipients of the Comprehensive Social Security Assistance and Normal Old Age Allowance can apply for interest-free loans. Applicants satisfying the low-income category criteria may also apply for interest-free loans. 
Loans are repaid by equal monthly installments up to 36 months. In exceptional circumstances, the repayment period may be extended to 72 months or for an unspecified period until the transfer of title of the property or death of the borrower.


	Appendix 6

	31.
	Are Owners’ Corporations eligible to apply for loans under Building Safety Loan Scheme (BSLS)?


	

	A.
	No, Owner’s Corporations (OC) are not empowered by the Building Management Ordinance to borrow loans from the BSLS.  At present, OC can only coordinate applications for loans from individual owners after resolution of the following matters at the General Meeting of the OC: 

· To agree on the repair works of the building concerned.

· To vet the tenders received and to select a contractor /contractors for carrying out the repair works of the building.

· To determine individual unit’s contribution to the repair costs, with apportionment in accordance with the Deed of Mutual Covenant (if any), or the method agreed by the owners at the General Meeting.

The minutes of the General Meeting of the OC mentioned above, selected tender for the repair project, schedule showing individual unit’s contribution to the repair cost, a copy of the Repair Order/ Investigation Order (if any), and particulars of the Authorized Person (AP) / Registered Structural Engineer (RSE) appointed to supervise the repair works should be submitted together with the application forms as supporting documents.

“Guidance Notes for the Owners’ Corporation in Coordinating Loan Applications” can be obtained from the Buildings Department.

	2.1.4

4.6

 Appendix 6


	
	F. Common Defects in Buildings - Structural


	

	32.
	A diagonal crack has occurred recently on the wall of my sitting room.  I heard from my neighbours that they have similar problems.  Is there any danger?

	

	A.
	A diagonal crack across walls or structural elements usually has structural implications particularly when such phenomenon repeats in flats above and below your unit.  The crack is likely to be caused by some form of structural movements of your building.  You should notify the Owners’ Corporation and the property manager of such cracks.  The Owners’ Corporation or the property manager should approach owners of other flats to identify the extent of the problem.  A Registered Structural Engineer (RSE) should be appointed to carry out an investigation for revealing the cause of such cracks and propose the remedial works.  


	3.2.1 (b)

4.1.1 (a)

4.3.4

	33.
	Recently, some concrete chips have fallen from the ceiling in my kitchen.   There are also rusty steel bars and the area in question measures about 300 x 400mm.  There are also similar patches found in the toilet and staircase.  How can we repair them?

	

	A.
	This defect is commonly known as concrete spalling and can be due to a variety of causes e.g. water leakage from the floor above, high humidity conditions of the kitchen, bathrooms, etc. causing the steel bars to rust and debond the concrete cover.  You are advised to engage a building professional to investigate for the cause(s) and suggest repair methods to the affected area.  

If the concrete spalling is due to water leakage from the floor above, the owner of the said unit should be informed of such situation and asked to carry out the necessary repair works to prevent recurrence of the same defect after your repair.


	3.2.1 (b)

3.2.1 (e)

4.1.1 (a)

4.3.4

	
	G. Common Defects in Buildings - Leakage

	

	34.
	My window sill often leaks at times of heavy rainfall and typhoon.  We have repaired the plaster and paint under the window several times, but the leakage still persists.  What should I do?

	

	A.
	Merely repairing the plaster and paint underneath the window sill may not be sufficient for the purpose.  There could be a number of possible causes e.g. cracks on external wall, honeycomb concrete, defective sealant at window, etc.  You should seek the advice from a building professional or at least an experienced window contractor to identify the exact cause(s) of the leakage and engage a competent contractor to carry out the repair works.  Upon completion of the repair, you should also ask the contractor to carry out a water test to ensure that no further leakage will occur.


	3.2.1 (b)

3.2.1 (e)

3.2.1 (f)


	35.
	I live on the top floor.  Recently, the telephone company has installed a machine room and some antennae on the roof.  Then water starts seeping through my ceiling.  What can I do?

	

	A.
	There might be a possibility that when the telephone company installed the machine room and antennae on the roof, they have damaged the waterproofing layer resulting in water seepage to your flat.  You should notify the property manager and the OC of this problem.  They should request the telephone company to carry out an investigation to ascertain whether the seepage is caused by their works.  If positive, the telephone company will have to arrange for the necessary repairs.  
However, if there is no direct proof of such responsibility, the OC should take up the responsibility to repair if the roof is commonly owned by the co-owners of the building.

	3.2.1 (b)

3.2.1 (e)

4.1.3 (a)

4.6.3

	36.
	I received a complaint from the tenant downstairs that the floor of my toilet is leaking.  What can I do?  What is the most effective repair method?


	

	A.
	Identifying the source of water leakage is not an easy task.  You are therefore advised to engage a building professional to carry out a detailed investigation, including the inspection of the flat below.  The leakage could either come from the defective water supply or drainage pipes or due to defective waterproofing layer of your toilet.  It could also come from other external sources and it is only because your toilet is directly above, you have naturally become the prime suspect.  Once the source(s) of leakage is identified, the appropriate repair method can be worked out accordingly.  

	3.2.1 (b)

3.2.1 (e)

4.1.3 (b)

4.1.3 (e)

	37.
	I know that the unit above has carried out some alterations to their kitchen and toilet.  Since then my ceiling has been leaking and the plaster kept falling off.  How can I ask the flat above to stop the leakage?

	

	A.
	You should report the case to the Food and Environmental Hygiene Department (FEHD) for their officers to carry out an inspection of the floor above to verify that the leakage is, in fact, originated from the flat above.  If it is found that the leakage comes from the drains in the flat above, the FEHD will issue a nuisance notice to the owner of the flat above to request for the necessary repair works in order to stop the leakage and abate nuisance. The problem will be referred to the Water Supplies Department if the leakage is from water supply pipes. You can also request the owner of the floor above to carry out repair works to your flat due to damage caused by the said leakage.


	3.2.1 (e)

3.3.2 (e)

4.1.3 (b)

4.1.3 (e)

5.2.6


	
	H. Common Defects in Buildings - Finishes

	

	38.
	I have noticed that there are many hair-line cracks on the bedroom walls, and some paint peeled off.  The cracks do not have a specific pattern and spread over a large area.  What is the cause?  Is there any danger?

	

	A.
	These hair-line cracks are usually shrinkage cracks developed within the plaster layer of the walls.  They will affect the appearance of the wall finish but do not normally cause structural hazards.  
Another possible reason for this defect is that the plaster layer has detached from the brick or concrete wall.  Under such circumstances, if you tap the wall surfaces, you will hear a hollow sound.  Any “hollow” areas of plasterwork should be removed with the wall surface re-plastered with suitable key and re-painted to avoid collapse of finishes.


	3.2.1 (b)

	39.
	I found the door frame of the toilet and the skirting board next to it darkened and some fine dust of wood often fell on the floor.  Tapping them gave a hollow sound.  What could be the problem? How to repair them?

	

	A.
	The symptoms look like that the darkened door frame and the skirting board are suffering from termite attacks.  The termites are attracted to soft or damp wood.  You should appoint a pest control company (contact no. of these companies can be found in the Yellow Pages) to carry out an investigation and subsequent treatment works.  All infected timber should be removed.

In the case if the dampness in the timber is due to water leakage from other sources, you might also need to engage a building professional to locate the source of leakage and to carry out the necessary repair works.

	3.2.1 (e)

	
	I. Common Defects in Buildings - Slopes and Retaining Walls

	

	40.
	There has been lots of vegetation growing out from the small holes of the slope.  Since then there has also been no more water coming out from the holes.  Is there any danger and do we need to do something?

	

	A.
	It is likely that the weep holes of the slope are being blocked by the vegetation growth.  This may cause a build up of water pressure behind the slope, which might eventually lead to its failure.  Property management staff or maintenance workers should clear away all the vegetation and blocking materials from the weep holes.  However, if the clearing out works came to no effect, i.e., the weep holes are still not draining water out from the slope, you should appoint a geotechnical engineer to carry out an investigation on the slope as soon as possible.


	3.2.1 (d)

4.1.4




	41.
	Repair works are being carried out on the slope of our adjacent lot.  Recently we have received a Repair Order from the Buildings Department (BD) saying that our slope at the back requires investigation and repair.  Would it be possible that the slope works at the adjacent lot have caused the trouble?  How should we pursue the matter to identify the responsible culprit?

	

	A.
	You should appoint an Authorized Person (AP) to coordinate the repair works as requested by the BD.  The AP will also need the assistance of a Registered Structural Engineer (RSE) or a Registered Geotechnical Engineer (RGE).  The AP/RSE/RGE will jointly carry out an investigation of the slope and recommend repair methods.  Their findings should be able to clarify whether the repair works at the adjacent slope has affected yours.

If positive, you should contact the owner of the adjacent slope requesting them to cause the carrying out the necessary rectification works under the supervision of preferably your AP/RSE/RGE.  If the owner of the adjacent slope does not respond to your request, you should carry out the words and recover your losses via legal action.  

Otherwise, you should carry out the necessary repair works under the supervision of your AP/RSE/RGE at your own expenses.

	4.1.4

4.2.2 (d)

	42
	There are cracks on the surface of the slope at the back of my building.  How can I know whether it is safe? Who is responsible for the repair of such slope?

	

	A
	Public can check the maintenance responsibility (MR) of a slope by making enquiries to the Geotechnical Engineering Office of Civil Engineering and Development Department and the Lands Department. Such information is also available in their websites being
 http://hkss.cedd.gov.hk/hkss/eng/slopeinfo/siswelcome.asp and
 www.slope.landsd.gov.hk/smris/ respectively.

If cracks occur on the slope surfaces, you should notify the OC and property manager immediately and check the MR of the slope to confirm the party responsible for the slope repair works.

If the MR falls on the owners of your building, then the OC or property manager should arrange to appoint a geotechnical engineer to investigate the cause and propose the corresponding remedial works. 

If the MR falls on others e.g. the owners of the adjoining lot, the OC or property manager should try to request the owners of the adjoining lot to carry out the necessary investigation and repair works. If it comes to no avail, you should report to the GEO or BD for their follow up action. Should circumstance warrant, an investigation and repair order under section 27A of the Buildings Ordinance may be issued by the BD requiring the responsible owners to carry out the necessary works.
As a temporary measure, your OC or property manager should promptly appoint a registered specialist contractor in the site formation works category to seal up the cracks with cement mortar to prevent the ingress of surface water into the slope.

	3.2.1(d)

5.2.2

	43
	Water is draining out from the weep holes of the retaining wall adjoining to my building. What should I do?  What are the causes and who is responsible?

	

	A
	Water draining out from the weepholes of retaining walls in rainy days are indications that such weepholes are functioning properly to discharge the rainwater collected from the slope.  In such cases, no follow-up is required.

Other reasons are bursting of water supply pipes ( if the discharge is continuous, clear and without smell), drainage pipes (if the discharge is muddy and smelly) or stormwater drains (if the discharge occurs mainly on rainy days and is usually very clear but found unusually excessive and gushing out) etc behind the retaining wall.

Naturally, the owners of the defective drains and pipes should be responsible for stopping the abnormal discharge. You should notify the property manager or the OC immediately of such who will in turn notify the owners concerned. From a safety point of view, any buried water-carrying services which are found to be damaged or leaking should be repaired without delay.  If the concerned owners fail to co-operate, you should notify the Buildings Department for their follow up action.  Should circumstance warrant, an investigation and repair order under section 27C of the Buildings Ordinance may be issued by the BD requiring the responsible owners to carry out the necessary works.  


	Appendix 7

	
	J. Common Defects in Buildings - Building Services

	

	44.
	Recently, the flushing water supply frequently stops, What could be the possible causes? How should we deal with the defects?

	

	A.
	The stoppage of the flushing water supply was likely to be caused by the failure of the water pump which pumps the water up to the storage tank at roof level. This might be due to improper maintenance or that the pump set has come to the end of its service life.  The pump set should either be completely overhauled or replaced. 
Breakage of the supply pipes could be an easily detectable cause as large quantity of water will flow out from the defective point.  Blockage of pipes could be another possible reason especially in cases where sea-water has been used for flushing.


	3.2.1 (c)

4.1.2 (d)


	45.
	Our fresh water supply is often rusty and dirty.  The upper floors do not have sufficient pressure to operate the gas water heaters.  What is the problem and what can we do to rectify?

	

	A.
	Rust and dirt in the fresh water supply might be due to rusty pipes or dirty supply tank.  The rusty pipes should be replaced and the supply tank properly cleaned.  
If there is insufficient pressure to operate the gas water heaters in the upper floors, either blockage of the supply pipes or valves or insufficient head pressure from the roof tank could be the causes.  The whole system should be checked and, in the case if they are blocked pipes should be cleared or replaced.  Should there is still be insufficient pressure, you will have to seek advice from a building professional on how to increase the water pressure, possibly by means of installing a pressurizing pump to the supply system serving the upper floors.  Please note that any alteration to the water supply system would require endorsement from the Water Supplies Department.


	3.2.1 (c)

4.1.2 (d)

5.2.9



	46.
	How do we know that the fire service installations (FSI) in our building are effective and meet current standards?


	

	A.
	Basic fire service installations in a building generally include hose reels, fire extinguishers, fire alarm systems or automatic sprinkler systems (not for domestic portion).  To ensure that these installations work efficiently at all times, a Registered Fire Service Installation Contractor (RFSIC) should be employed by the OC to maintain, inspect and certify the installation at least once every year.  When the FSI is found not working properly or damaged, immediate repair should be carried out.  
In the case of old buildings, it is likely that the installation are not up to current standards.  There are new legislations requiring old buildings to comply with current fire safety standards.  The OC of your building should consult a building professional or RFSIC to see if improvements works to your building are required.  
If properly maintained, FSI should be able to provide the necessary protection to the occupiers.  Should better standards be targeted, you can request the Management Committee of your OC to review the situation with the appointed RFSIC to discuss possible improvement works.  It would also be advisable to consult a building professional if major improvement works are anticipated

	3.2.1 (c)

4.1.2 (b)

	
	K. Nuisances


	

	47.
	Why is asbestos hazardous to health?  How can I detect and remove them?

	

	A.
	Asbestos is a natural mineral.  When disintegrated or damaged by force, it releases very fine fibers which can float in the air for a long period of time.  If inhaled, they may stay in the lungs of human body for a very long time causing chronic diseases and failure of lung functions.  Asbestos was once widely used in building products such as floor tiles, insulation blankets, roof sheets, cement boards, parapet wall grating blocks, etc before the mid-1980s.  Their uses have been prohibited by law.

Asbestos is likely to exist in old buildings more than 20 years of age, or in some unauthorized building works in the form of corrugated asbestos sheets.  The Environmental Protection Ordinance requires that removal of asbestos should be carried out by registered asbestos contractors.  To ascertain the presence of asbestos, you need to appoint registered asbestos contractors specialists who would collect samples of materials to be tested in laboratories.

	3.2.2 (h)

4.1.5 Appendix 14



	48.
	The restaurant at G/F exhausts a lot of smelly fume every night, and its air-cooling tower is noisy.  To whom should I address the complaint to and how can improvements be made?

	

	A.
	While the Food and Environmental Hygiene Department handles complaints on restaurants, the Environmental Protection Department deals with noise and air quality complaints.
If investigations by the two departments reveal that the noise and air quality generated by the restaurant are below the acceptable standards, the restaurant will be required to rectify the situation.  Otherwise, its restaurant licence may be affected and the operator may be subject to prosecution

A proper exhaust duct or chimney may be constructed to improve the air quality.  The air-cooling tower may be sound shielded or relocated to some other suitable place, or replaced with better quality ones to reduce nuisance to the public.

	3.2.2 (h)

5.2.4
5.2.6



	49.
	The air conditioner next door is generating excessive noise.  To whom should I complain?


	

	A.
	The Environmental Protection Department (EPD) controls noise and air quality pollution issues.

The complainant may contact EPD hotline making a request for an investigation.
If the noise from the air-conditioners is from domestic buildings, you may contact the Police.

	5.2.4



	50.
	Since Easter, there have been a lot of mosquitoes in my house.  I suspect that they are coming from the adjoining construction site.  To whom should I address the complaint to?


	

	A.
	The Food and Environmental Hygiene Department (FEHD) deals with complaints on breeding of mosquitoes


	5.2.6



	51.
	There is a construction site at the back of my building.  I have been woken up everyday by the noises of the construction works.  What can I do?

	

	A.
	The Environmental Protection Department deals with the noise pollution complaints generated from non-domestic uses.  You may contact their hotline for an investigation.
The permissible working hours for noise generating construction work is from 7:00 am to 7:00 pm every weekday.  No such works are permitted on Sundays and public holidays.  Works generating loud noises such as piling require a noise permit which would govern the operating time on each permissible day.

Noise sensitive areas such as schools, elderly care centers and hospitals are subject to more stringent control.

	5.2.4



	52.
	Debris fell from the adjoining construction or renovation site into our carports and damaged our cars.  How should we pursue the matter?

	

	A.
	Firstly, you should stay away from the carports in case the problem persists.

Falling objects may be a criminal offence.  Call the Police who will gather all the evidence in the first instance, then, make a prompt claim report to your car insurers.  The insurers may take appropriate claiming procedures in accordance with the terms and conditions of your car insurance policy against the contractor of the adjoining site.
At the same time, you may also make claims to the contractor of the adjoining site directly.  You should also lodge a complaint to the Site Monitoring Section of the Buildings Department (BD) which would send officers for an inspection to check against the safety provisions of the site. 


	3.2.2 (j)

4.1.8



	53.
	My neighbour has renovated his flat and changed the direction of the fall of its roof so that during the rainy days, water gets into my premises.  What should I do?


	

	A.
	All roofs should have a proper drainage system. Surface water should not discharge into adjoining lots.  You may lodge a complaint to the Buildings Department and request for an investigation.  If the roof and the water discharge system are unauthorized building works, the Building Authority may take appropriate action against the adjoining owner.

	5.2.1



	54.
	I understand that more and more building management stop tenants from raising dogs in buildings.  Since the Deed of Mutual Covenant has not made provisions for this, what should we do to implement this restriction?


	

	A.
	The Owners’ Corporation may call up a special meeting inviting all the owners to attend and discuss the subject matter.  If a quorum is successfully formed in the meeting and a resolution is passed to restrict the raising of dogs, then the building management can be authorized to set up relevant house rules and prohibit the raising of dogs on behalf of all the owners.

	4.6.3

4.6.5



	
	L. Alterations and Additions


	

	55.
	Can I build a private staircase for access from my flat to the roof?

	

	A.
	You should verify that you have the ownership over the subject roof. The proposed work is classified as an alterations or additions (A&A) to an existing building.  As the owner of the flat and the roof, you have to engage an Authorized Person (AP) and a Registered Structural Engineer (RSE) to submit A&A proposals to the Building Authority for approval. The proposal should comply with the Buildings Ordinance and its allied regulations including other relevant legislations.  After receiving the approval and consent to commence the works, you should engage a Registered General Building Contractor (RGBC) to carry out the works for you. Upon completion of the works, the AP, RSE and RGBC have to notify the BA through the submission of a certificate of completion.


	3.2.2 (c)

4.3.4

	56.
	Is it illegal to enclose balconies with windows or to replace the parapet walls with glass panels?

	

	A.
	Some balconies are designed to have two sides open to form the lobby to the escape staircase.  Some balconies are the green features that are designated as “non-enclosable areas” in the Deed of Mutual Covenant.   Enclosing such balconies is not allowed and would be considered as unauthorized building works.

Balconies are mostly cantilevered structures.  They are sensitive to additional loads particularly at their outer perimeters.  Enclosing balconies would inevitably increase loads by adding parapet/enclosure walls and screeds on the floor and therefore not permissible in most cases.  Using glass to protect against the danger of falling also required special design by an Authorised Person (AP) or Registered Structural Engineer (RSE) and the installation of suitable components carried out by a Registered General Building Contractor under the supervision of such AP or RSE.


	3.2.2 (i)



	57.
	Can I erect a canopy or a cover to my flat roof to protect us against the falling objects?

	

	A.
	It could be permissible but the proposed additions are limited in sizes and plans for the proposed building works should be prepared by an authorized person and submitted to the Building Authority for approval. 

	3.2.2(c)



	58.
	Can I erect a green house or put a movable house or mobile units such as  containers on my garden or flat roof?  

	

	A.
	A green house with or without enclosure walls, movable houses, mobile units, or movable containers are all considered within the definition of “Building Works”.  Erection or simply placing any of these structures on gardens or flat roofs involves addition of gross floor areas, site coverage and additional loads to existing structures and therefore requires prior approval and consent of the Building Authority.  Otherwise, they are Unauthorized Building Works.  


	3.2.2(c)



	59.
	Can I erect a metal flower rack on the external wall?  Is there any size limit?


	

	A.
	Projecting structures, such as metal cages and flower racks, constructed on the external walls of a building without the approval and consent from the Building Authority, have caused many serious or fatal accidents in the past. Prior to erecting a flower rack on the external walls, you should enlist the service of an Authorized Person to submit plans on your behalf to the Building Authority for his approval.

	3.2.2 (f)



	60.
	Rainwater has been seeping through the top of my windows.  The contractor has erected a small window eave made of corrugated steel to stop the seepage on the external wall.  Is the overhang acceptable to the BD?


	

	A.
	Such corrugated steel sheets are subject to wind load and may fail at typhoons causing life and limb danger.  They are regarded as Unauthorized Building Works.  You should adopt other alternatives to stop the water leakage.


	3.2.2 (f)



	61.
	Can I put the condensers of my air conditioners on or hang them below the canopies?


	

	A.
	Canopies are not designed to take such imposed loads.  Putting condensers on or hanging them from the canopies are actually adding loads on to these structures, and is therefore not acceptable. Canopies are cantilevered and relatively high-risk structures. They could collapse without any sign of warning. Building owners must ensure that any canopies existing in their buildings are in good condition, free of any unauthorized building works, and do not have any additional loads.


	3.2.2 (i)

	62.
	I own two adjoining units.  Can I pull down the dividing wall to combine them?


	

	A.
	You should seek advice from the building professionals who would check whether the wall is required for fire compartmentation and whether it is structural or not.  In general, prior approval and consent from the Building Authority for the demolition of structural walls or fire resisting enclosing walls is required. 


	3.2.2 (c)

	63.
	Can I construct a fish pond or even a swimming pool in my garden?


	

	A.
	You should verify that you have the ownership over the subject land.  In general, the construction of a fish pond or a swimming pool involve the excavation and erection of a new structure for retaining water.  These works are regarded as building works under the Buildings Ordinance.  Approval and consent from the Building Authority for such works are required.  

	3.2.2 (d)

	64.
	Is it possible for me to construct planters and create level differences in my flat roof or roof to improve its appearance?


	

	A.
	You should verify that you have the ownership over such roofs. Generally, there is no restriction on construction of planters on the flat roof or rooftops provided that the proposed planters will not overload the structure and the planters so installed will not reduce the effective height of the parapet walls, which are required to be at a minimum height of 1,100 mm.  You should engage the service of a building professional to check the loading capacity of the flat roofs and rooftops before proceeding with the works.


	3.2.2(f)

	65.
	Can I remove the kitchen enclosure wall and door for an open design?


	

	A.
	Most kitchens in domestic units are placed adjacent to exit routes. Such kitchens must have a proper enclosure wall having at least 1-hour fire resistance period and a half-hour fire resistance door with self-closing device. Kitchens for restaurants and other commercial undertakings are also required to have appropriate fire-rated enclosure walls or fire shutters and doors irrespective of their location. You should seek professional advice if you wish to have an open kitchen.


	3.2.2(f)



	66.
	Can I incorporate some level difference in my unit by using simple concrete fill?


	

	A.
	If you want to create difference in levels in your unit by means of concrete platforms, you should ensure that the weight of the platforms will not overload the floor structure.   For residential units, the design superimpose load on the floor is usually 3 kPa (60 pound/sq. ft.).  Usually, this could allow a lightweight concrete fill of not more than 100mm thick.  You should also be cautious that the platform will not reduce the effective height of protections for any openable windows such as guard rails or solid walls below the windows which should be at least 1,100 mm measured from the floor.  In case of doubt, please seek advice from a building professional.


	3.2.2 (c)

	67.
	I want to let my flat out as three separate units.  Can I divide the flat with walls and put in toilets and kitchens?


	

	A.
	You are strongly advised not to do so as it is unlikely that a flat can be sub-divided without contravening the building regulations.  Furthermore, the Deed of Mutual Covenant usually has provisions forbidding the subdivision of flats.  

Usual contraventions encountered in subdivided flats include: overloading of structure by addition of partition walls and floor screeds for concealing drains; inadequate natural lighting and ventilations; and reduction in the standards of means of escape provisions and fire separations.  Furthermore, the concealed drain pipes usually lead to leakage causing nuisance.  Do not proceed with the idea until you have sound support from an authorized person and legal advisor.


	2.1.2

3.2.2(c)

	68.
	I have engaged a contractor to carry out renovation work in the premises. The contractor has knocked down a very substantial concrete wall which I believe could be a structural wall, what should I do to verify and if necessary to rectify?


	

	A.
	You should ask your contractor to stop work immediately and to seek the advice of a registered structural engineer as soon as possible.  The Buildings Department keeps a list of the Registered Structural Engineers (RSE) which is available at its office and website, www.info.gov.hk/bd.   If it is confirmed that a structural wall or a part of it has been removed, the appointed engineer might request for the immediate installation of shoring to stabilize the structure and provide the necessary details and method statement for the acceptance of the Building Authority for remedy.


	4.3.4

	69.
	I am a committee member of an OC.  The OC wishes to upgrade the typical lobbies and G/F entrance of the building and to provide air-conditioning to these areas.  Are the proposed works permissible under the Buildings Ordinance?


	

	A.
	Upgrading of lobbies and ground floor entrance is usually considered as exempted works under the Buildings Ordinance if no structural alteration is involved.   However, Protected lobbies, fireman’s lift lobbies and staircases are essential features of fire escape and access for the fireman.  When upgrading works are involved in such areas, you are strongly advised to consult a building professional for advice in relation to your particular situation and to supervise the works.

Generally, care should be taken to ensure that the materials of the new finishes to be installed will not increase the fire risks, impede the fire resisting capacities or reduce the minimum widths required for such features.  Furthermore, if external wall finishes are involved, new finishes should not be extending beyond site boundaries or encroaching on adjoining streets.  

Installation of air-conditioning equipment may be permissible in such essential features subject to the following conditions:

(a) The equipment does not contain high wattage/voltage components such as compressors.  The internal units of split type air conditioners or the fan coil units of air conditioning systems that do not contain such high fire risk components are permissible.

(b) Suitable fire resistant materials preventing the spread of fire are installed to protect the chiller pipes, air ducts and cables at positions where they pass through the enclosure walls of such essential features.    

Extreme care should also be exercised in the course of such works with a view to eliminating fire risks.


	4.3.3 (c)

4.3.4

	70.
	To facilitate delivery of goods, I intend to knock down part of the external wall of my industrial unit, hang out an I-beam as a hoist for accessing the trucks from the street, is it legal?  What should I consider?


	

	A.
	If you want to form a new street entrance into your unit for the delivery of goods, care should be given to ensure that the door opening is formed in a non-structural wall.  The door(s) for the said opening should either be recessed back or opens inwards so that it would not obstruct pedestrian traffic using the pavement.  Any hoisting installations must not project over the street and you should also seek advice from a structural engineer on how the hoist can be installed in order not to overload the structure to which the hoist is to be fixed. The subject alteration works should be submitted to the Building Authority for approval.
If such openings are to be formed above G/F, they should be protected for preventing the danger of falling. You should also check the Deed of Mutual Covenant to ensure that you have the ownership to that portion of the external wall where the opening is to be formed.  Transport Department's requirements on loading and unloading for the specific areas of the street should also be taken into consideration. 
The above is not applicable to the formation of new vehicular access.


	2.1.4

4.3.4

	71.
	I am the owner of a building.  An operator of “home for the elderly” intends to rent the podium floors for the purpose.  I have checked the approved plans and noted that the podium floors are for non-domestic uses.  Is it legal for me to enter into a tenancy agreement with him for such operation?


	

	A.
	The premise used for the home for the elderly is regarded as domestic use.  In this connection, prior approval from the relevant government departments, such as the Buildings Department, Planning Department and Lands Department for the proposed change in use should be obtained.  Apart from the required approval in the change in use of the premises to be obtained by the operator, he must also obtain a licence from the Social Welfare Department prior to operating the "home for the elderly”.  You may request your solicitor to specify that it is the duty of the tenant to comply with relevant statutory requirements and to include any relevant terms and conditions in the tenancy agreement to protect your interest.  You should also seek legal advice from your solicitor in respect of any possible conflict/implication between the DMC and the use of premises as “home for the elderly”.


	3.2.2(c)


	
	M. Control and Implementation of Work


	

	72.
	There are architects, surveyors and engineers on the list of Authorized Persons. At the same time, there is another list called list of Registered Structural Engineers. I am confused of the naming and duties of these professionals.  Who should I employ to carry out the repair works? 


	

	A.
	Under the Buildings Ordinance (BO), a person for whom building works (or street works) are to be carried out shall appoint an Authorized Person (AP) to act as the co-ordinator of building works (or street works), and a Registered Structural Engineer (RSE) for the structural elements of the building works (or street works) if so required under the BO. The status, duties and responsibilities of an Authorized Person are the same, irrespective of whether he or she is an architect, a surveyor or an engineer. Where the repair works are the requirement of a Government department, the building owners should check whether the requirement includes the appointment of an AP or a RSE. If necessary, the building owners may check with the relevant Government department.

Besides the above requirement, building owners in selecting the services of a building professional should also consider the nature of the repair works, and the experience and job references of the AP or RSE. 

 
	4.3.4

5.3

	73.
	In the course of repair and upgrading works, how can I know that the materials used and workmanship are appropriate and up to standard?


	

	A.
	Supervision of building works including repair and upgrading demands for technical knowledge and experience in works.  Therefore, you should engage a building professional to give advice and to supervise the works to ensure that they are carried out in accordance with the specifications or the method statements as stated in the contract documents.  For large scale works, to safeguard your own interest in a cost-effective manner, you should consider employing an independent and technically experienced person as your “clerk of works” to supervise the works on your behalf.


	4.3.4

	74.
	The contractor has asked for interim payment.  How can I verify that the claimed payment is reasonable?


	

	A.
	Interim payments should be made in accordance with the provisions of the contract.  You should engage a building professional as the project consultant to supervise the works of the contractor and to certify completion of the works in stages for interim payment.  Please note that the contractor might have completed certain works that are not in accordance with the contract conditions.  You should withhold the payment for such works until they have been rectified.


	4.3.7 (c)

	75.
	Some owners had made suggestions to the contractor who subsequently changed specification of the works.  Now the contractor has claimed additional payment for the variation.  Is there any way to prevent this or ensure that the payment is value for money?


	

	A.
	If you have appointed a Project Consultant or a Project Manager, they are the appropriate persons to assist you to handle any contractual dispute with the Contractor. Otherwise, you should consider the guidelines given below.

First of all, contractors should not take instructions from just any of the owners and change the agreed specification of the works.  Instructions to the contractor should always be given via proper and agreed channels, e.g. by the project consultant or persons authorized by the Project Steering Committee of the Owners’ Corporation (OC).  If the contractor has already been notified of this channel for giving instructions, the OC cannot be held responsible for the changes.  The contractor should also rectify the works for compliance with the original specification under the contract.  
If the OC consider that they are willing to pay the contractor irrespective of the source of instruction, the value of such can be worked out according to the schedule of rates under the contract documents.  


	4.3.7 (e)

	76.
	We want the work to be finished within a very tight schedule.  What can we do to ensure that the contractor can finish on time?

	

	A.
	In preparing the tender documents, special consideration should be given to arrive at a realistic time for the contractor to complete the required works.  It is always advisable to require the contractors to submit a program for consideration prior to award of the contract.  Regular review on the progress of work is also of great importance to ensure that the contractor has followed its program. It is also a common practice to impose the conditions of surety bond and liquidated damages in the contract to protect the interest of the owners.


	4.3.6 (l) (m)

4.3.7 (a) (b)



	77.
	After the scaffolding for the works have been erected, there have been repeated theft cases reported.  What should the management do as a remedy?


	

	A.
	Very often scaffolding structures form a convenient access to the building for thieves and burglars. You should instruct your contractor to provide necessary precautionary measures at the scaffoldings such as barbed wires to inhibit climbing by burglars and flood-lights to provide adequate lighting during nighttime.  The Property Manager should also be instructed to strengthen security measures such as additional security guards and patrols especially after dark. 


	4.3.8 (b)

	78.
	The contractor seems to be in a financial difficulty and works have been suspended for some time causing nuisance to the tenants and owners.  What options does the Owners’ Corporation (OC) have?


	

	A.
	If a Project Consultant has been engaged to supervise the work, the OC should instruct him to serve a notice to the contractor to demand resumption of works.  
If no action is taken after expiry of the time given for resuming works, the Project Consultant can serve a notice to terminate the contract and to arrange for re-tendering of the remaining works.  If the OC suffers financial losses due to the change of contractor, the OC may seek compensation via legal action.    
If the OC has not yet appointed a Project Consultant, the OC is strongly advised to do so immediately.


	Appendix 25

	79.
	The contractor has provided sub-standard works, and the Owners’ Corporation (OC) decided not to pay the balance of the contract sum.  Now the contractor is suing the OC.  What should we owners do?

	

	A.
	In case the contractor wants to sue the OC for non-payment of works carried out, the OC should appoint a building professional to provide an independent assessment of the performance of the contractor and the standard of works done in order to justify the withholding of payment. Such assessment may be used in court as evidence.  Legal advisor should also be engaged to deal with the necessary legal proceedings initiated by the contractor.  You may negotiate with the contractor to seek arbitration as alternative


	4.3.7

	
	N. Maintenance and the Owners’ Corporations


	

	80.
	The Management Committee of the OC recently notified us that they had already called for several quotations from the contractors for the major repair works of the building and selected a contractor.  We did not know anything beforehand.  What should I consider? 


	

	A.
	In order to prevent corruption or malpractice under the Building Management Ordinance, all purchasing or procurement of services by an Owners’ Corporation (or Owners Committee) should be done through a tender process.  Enquiries in this regard can be made to the ICAC.

For example, in a repair contract that would likely cost more than HK$100,000, a minimum of 5 competitive tenders have to be sought.  For the sake of fairness, quotations called from the contractors must be based on a the same set of tender specifications and documents.

An effective and reliable way to handle maintenance work in a multi-ownership building is to engage a building professional as the Project Consultant, and if necessary, a Project Manager to represent the client.

Every owner has the right to know whether the OC has followed the proper procedures in selecting the contractor.  If there has been serious non-conformance with the Code of Practice on Procurement of Supplies, Goods and Services issued under section 44 of Building Management Ordinance (included in Appendix B of "Code of Practice on Building Management and Maintenance" issued by the Home Affairs Department), the whole selection process could be nullified.


	 4.3.4

4.3.5

4.3.6

4.3.10

(b) & (c)


	81.
	My tenant told me that there is an Order posted on the staircase requiring the owners to repair the drainage system of the building, what should I do?  How should I proceed?

	

	A.
	If an Order is posted on the staircase walls requiring the owners to repair the drainage system, the common drainage system of the building should have been found defective by the Buildings Department.  All the owners of the building have the responsibility to carry out the repair as they have undivided shares of the common parts of the building.  You should contact the Owners’ Corporation (if any), or co-ordinate all the owners together to carry out the repair or replacement of the drainage system as required under the Order.  You are strongly advised to engage the service of a building professional as the Project Consultant.


	4.2.2 I

	82.
	I am just one of the many owners of this building, how should I proceed to initiate repair work for the whole building?

	

	A.
	The Owners’ Corporation (OC) is legally responsible to repair and maintain the common parts of the building.  You are advised to inform the Chairman of the Management Committee of the OC your request and ask him to convene a general meeting to discuss the issue.  Under the Deed of Mutual Covenant and Building Management Ordinance (BMO), all resolutions passed at the OC’s general meeting have to be observed by the Management Committee and all owners.  

If there is no OC in your building, the first step will be to form one under the provisions of the BMO.  You may also seek assistance from the District Offices for establishing an OC.

	4.6

	83.
	It is disappointing that only a few owners are interested to repair the common areas.  What is the minimum percentage of owners required to make decisions?

	

	A.
	You may consider to group together the support from not less than 5% of the owners and request the Chairman of the Management Committee of the OC to convene an extraordinary general meeting (EGM).  A quorum of 10% of the owners will be adequate for the purpose of passing a resolution on repair and maintenance activities.  If owners are not satisfied with the work of the Management Committee or problems cannot be solved at Management Committee level, owners can lodge their complaints to the District Offices or Building Management Resource Centres .

	4.6.3

4.6.5

	84.
	The Owners’ Corporation (OC) has passed a resolution to undertake a major renovation to the building.  Some owners refused to pay their shares.  Are there any effective ways to recover the cost from them?

	

	A.
	Resolutions passed at the OC’s general meeting have to be observed by the Management Committee and all owners.  You are suggested to refer the case to your property manager to administer the recovery of such costs as it is one of his management duties.  

Also, the OC can file a claim through the Small Claims Tribunal demanding payment of the outstanding shares if the amount is below HK$50,000.  For claims over HK$50,000 but not exceeding HK$600,000, the case shall be handled by the District Court, whereas for claims over HK$600,000, the case shall be dealt with by the High Court.

However, in case if the non-payment is prompted by some owners on the validity of the resolution made by the OC, such dispute will have to be referred to the Lands Tribunal for a decision.

Order by the Court can be registered against the title of the properties which may affect future transactions of the properties.  


	4.6.8

	85.
	A contractor has erected scaffolding on the external wall of my building and claimed that they have already entered into agreement with some of the committee members of the Owners’ Corporation (OC) for carrying out the external wall repair works.  But this contractor has not been selected according to the proper procedures.  What can we do?


	

	A.
	Under the Building Management Ordinance, when an OC procures supplies, goods or services which exceed HK$100,000 in value or 20% of its annual budget, tenders shall be invited in accordance with the “Code of Practice on Procurement of Supplies, Goods and Services”.

Therefore, if the proper tendering procedure has not been followed to select this contractor, any form of agreement entered into by the committee members with this contractor will not be binding on the OC.  You can discuss with the Chairman of the Management Committee of the OC about the termination of this contractor’s work and removal of the scaffolding already erected (including any repair to damage caused by the erection/removal of the scaffolding).  In case the matter cannot be solved within the OC itself, you might approach the District Office for assistance. 

	4.3.6

4.3.10

	86.
	In the middle of the maintenance work, if the Owners’ Corporation (OC) decides not to continue because of lack of fund, what is our liability in the contract?

	

	A.
	Upon entry into a contractual agreement, both the OC and the contractor have their obligations and responsibilities as stated.  Termination of contract by the OC without non-performance or breach of conditions of contract by the contractor will lead to claims by the contractor for works already carried out and the financial losses thus incurred.  Eventually, all the building owners will be held liable for the claim.
The Management Committee of the OC should consider calling an Extraordinary General Meeting of all the owners to advise them of the situation and aim at passing a resolution to collect additional fund from the owners in order to complete the remaining works.  

The OC should consult the Project Consultant and legal adviser  before terminating the contract.  In anticipation of the legal proceedings, it may sometimes be more costly to terminate the contract than to complete the works.

	4.6.3

4.6.6

	87.
	Last month, the metal flower rack at 5/F fall on the pavement and caused injuries.  Someone said that the external wall were common areas of the building and held the Owners’ Corporation (OC) liable.  What can the OC do?

	

	A.
	In essence, if the metal flower rack is exclusively used by one of the unit, the owner of that unit should be responsible for its stability even if the rack was installed on the external walls which are common parts of the building.  Nevertheless, the OC should report to the insurance company of the incident so that the company can arrange for the necessary investigation and, if considered necessary by the company, to pursue the case with the owner of the unit where the flower rack was installed.


	3.2.2 (f)

3.4.4

	88.
	If we want to employ a consultant for the maintenance project for our building, how do we know that the consultant is competent, or the fee quoted is reasonable?  How can I monitor the Project Consultant’s performance?


	

	A.
	The relevant professional institutions, i.e. HKIA, HKIE and HKIS have kept lists of qualified members or information of the practicing consultant firms. You can also refer to the list of Authorized Persons kept by the Buildings Department (BD) for the initial shortlisting process.  You should request the shortlisted consultants to provide their job references which are relevant to the type of maintenance works you require and contact their referees to verify their performance.  The professional fee is usually small compared to the cost of works required.  Getting competitive pricing for professional service should not be over emphasized.  It is always worthwhile to pay more for a competent and experienced Project Consultant.  
It is very important to shortlist only reliable building professionals to submit quotations for the service.   It is also normal to request the interested professionals to submit a proposed organization chart for the subject works with details of team members and their qualification and experience. You may also require the consultant to provide details for his supervision plan such as the frequency of site inspections, the frequency of meeting with contractors and the OC, etc in their fee proposal. 

The performance of the Project Consultant can be reflected in his attendance to site supervisions and meetings with contractors.  If the Consultant starts sending inexperienced staff or skipping coordination meetings, you should warn the Consultant and ask for improvement.  If efforts are futile, you might have to consider terminating his service.


	4.3.4

5.3

Appendix 21


	89.
	How should I engage a building contractor to carry out repair works?
	

	A.
	You should follow the tendering procedures as stated in the Building Management Ordinance for the selection of a contractor.  The number of quotations required will depend on the estimated cost of the works.  When you are short-listing contractors to provide competitive tenders, you should note that in some cases you must employ a registered general building contractor (RGBC) under the Buildings Ordinance, e.g. a repair order issued by BD which specifies the requirement for a RGBC.  In any case, whether a RGBC is required or not, you are recommended to shortlist contractors who are competent and have relevant job experience for the type of works required.  You may contact their referees to verify their past performance as claimed.  (Note : BD is currently formulating a new registration system for minor works contractors competent in carrying out minor building works and repair works.  Details will be announced when the system is finalized.)

You should also appoint a building professional as the Project Consultant (PC) to prepare the tender documents in order that the contractors are submitting tenders on equal basis.  The PC will also analyze the tenders returned and make recommendations to the OC for consideration.  If the shortlisting procedures or pre-qualification process have been done properly, normally, the lowest tender should be accepted.


	4.3.5

4.3.6

Appendix 20

	90.
	How can we award the contract if the contractors had submitted different quotations that we cannot compare on equal basis?

	

	A.
	This phenomenon will only happen when you have let out a sub-standard tender without the required specifications, necessary information and scope of works.  You have not been clearly indicated in a systematic and professional manner.  You are advised to engage a building professional as the Project Consultant, prepare the tender documents and re-tender for the works.  


	4.3.6

	
	O. Preventive Maintenance


	

	91.
	Over the years, our OC has spent a lot of money on urgent repairs over the years.  How can we get a better budget control and reduce the costs of repair?

	

	A.
	Breakdown maintenance is always expensive and causes much inconvenience to the tenants.  Regular servicing will prolong the life span of a building including its finishes, equipment and fittings.  Regular inspection of the building will also enable symptoms of defects to be detected at an early stage, so that planned corrective measures can be carried out in advance.  Your OC should also work out the maintenance strategy and standard with the property manager.  If the maintenance budget is sufficient, ‘Planned Preventive Maintenance’ is the best approach to meet your performance targets and prevent the sudden failure of services. 

	4.4

	92.
	We just don’t understand why the lift service has stopped so frequently for repair in the last few months.

	

	A.
	There are many mechanical parts in lifting systems which need to be repaired or replaced from time to time.  Spare parts may not be readily available for lifts that are too old.  The frequent breakdown of a lift system may be an indication that the effective lifespan of the lift contractor might be approaching to its end.  You may discuss with the lift contractor regarding the conditions of the lift and if necessary, to request for submission of an upgrading and renewal proposal.  Another possibility is that the contractor has not been doing its job properly.  In case of doubt, please seek advice from a building professional, preferably a registered building services engineer in this case.


	3.2.1 (c)

4.1.2 (c)

4.4

	93.
	The slopes at the back of our building have been covered by vegetation.  There have been heavy rainfalls lately.  Do we need to worry about them and what should we do to ensure that they are safe?

	

	A.
	With the vegetation covering the slope and retaining wall, it will be difficult for layman to discover any signs of danger.  It is advisable to have the slope and retaining wall inspected and maintained at regular intervals, particularly before rainy seasons.
In your OC Management Committee meetings, you should have a standing agenda to engage professionals, i.e., geotechnical engineers to carry out an “engineer inspection for maintenance”.  The details of the follow up maintenance works, including the frequency of routine maintenance inspections and engineer inspection for maintenance should be recommended in the inspection report. 
As for a slope covered by vegetation, the building management should regularly clear debris and vegetation from the channels and weepholes, remove any vegetation causing severe cracking of drainage channel, remove loose rock debris and undesirable vegetation from rock slopes or around boulders, re-grass bare soil slope surface areas, and do so more frequently during rainy season.    If there is any defect discovered, repair works should be initiated as soon as possible under the supervision of a qualified building professional.  The Management Committee of the OC should review the progress of slope maintenance works regularly in its meetings, and to allow sufficient funding for the inspection and maintenance works.
Some guidance on how to maintain man-made slopes and retaining walls is provided in the Layman’s Guide to Slope Maintenance published by the Geotechnical Engineering Office.


	3.2.1 (d)

4.1.4

4.4

5.2.2

Appendix 7

	94.
	There are a few cracks at the open car park resting on grade.  Is there any danger? What should I do?

	

	A.
	Cracks of slab on grade could be due to growing of tree roots, leaking underground drain or water supply pipes causing loss of soil, inadequate provision of movement joints in the floor stab or subsidence of soil underneath the car park arising from the movement of adjoining ground or slopes.  
The OC should engage a building professional to investigate and report on the cause.  Buried water carrying services can be checked by using a number of methods detailed in the Code of Practice on Inspection & Maintenance of Water Carrying Services Affecting Slopes published by the Works Branch (now Works Bureau).  The appointed professional may also install equipment to monitor if there is any continuous subsidence.


	3.2.1 (d)

4.1.4

4.4

	95.
	As some cracks have already appeared, I personally feel that our mosaic tiles on the external wall mosaic tiles should be replaced.  How can I  persuade other owners for a consensus to carry out the works?

	

	A.
	You must start with valid justifications and supportive factual findings in order to convince the other owners for the total replacement of tiles.  The first step is to convince the OC to conduct a survey on the mosaic tile finishes to check its integrity.  Tapping test by hammer might be an effective.  To start with proposing a survey contract would be easier for acceptance by the OC than the total replacement work.  The survey result will justify the need and the necessary financial arrangements for the total replacement work.  


	3.2.1 (b)(vi)

4.1.1 (b)(i)

4.4

	
	P. Long Term Planning


	

	96.
	We are the Owners’ Corporation (OC) of a newly completed estate.  There has not been too much repair works during the first few years.  How should we prepare for the future?

	

	A.
	With the assistance of your property manager, you should first establish the maintenance strategy and standards in order to derive the long-term budget and plan.  As your estate has only been completed recently, it is opportune to implement Planned Preventive Maintenance for ensuring better quality standards in the upkeep of the buildings thus its market value.

The OC should consider the setting up of a Reserve Fund to cater for the future replacement of major equipment such as water pumps, electrical switchboards, emergency generators, etc.  It is also advisable to provide for a Sinking Fund for the future modernization of the common areas.  With the agreement by the owners in the Annual General Meeting, a slight increase in the monthly management fee to contribute to the Funds can be made possible.  You should also arrange regular inspections of the different building elements, installations, services and facilities of the building to ensure that they function properly.  The information gathered from these inspections will assist the preparation of the long-term preventive maintenance plan.


	3.2

3.4

4.4



	97.
	When we prepare the long-term plans for maintenance of our building, some owners asked what would be the priorities of the repair items.  Can you suggest some advice?

	

	A.
	Repair items can usually be categorized as follows in the following order of priority:

i. Urgent repairs

Defects that may cause hazards to both public and occupiers need urgent repair, such as loosen/detached tiles on the external walls, defective fire services installations, defective lift components, etc.

ii. General repairs and replacements

Defects that might cause substantial inconvenience or nuisance to the owners/occupiers e.g. water leakage from the roof, or from supply or drain pipes should be accorded with slightly higher priority over the preventive maintenance items which can be scheduled according to the needs and conditions of components of the building.

iii. Renovation, upgrading and modernization

Cosmetic treatments to enhance esthetics of appearance can be accorded with lower priority unless they are carried out together with the urgent repair works for cost savings, e.g. replacing the dilapidated mosaic tiles on the external walls with high quality stone claddings.


	3.2

3.4

4.4

	98.
	Our building is an old one, with lots of Unauthorized Building Works (UBW) at the rooftop, flat roof and at the rear lane.  There are also many defective drainage pipes and concrete spalling.  How should we start to improve?

	

	A.
	Your should first appoint a building professional to carry out a detailed condition survey of your building to identify all defective and unauthorized items and their extent.  The report should include an estimated cost for the required rectification works.

If the survey report indicates that there are urgent repairs required for safety reasons, such works will have to be carried out immediately.  (Note: Works already completed are not eligible for loans under the Building Safety Loan Scheme.)  For the other repair works, the owners may need to decide on the priority of the implementation of the works.

As for the UBW, they should be removed before the carrying out of repair works so that the original wall/floor surfaces can be exposed for inspection and repair or reinstated as the case may be.  However, if the owners of the UBW ignore your request, you may need to take legal proceedings against them if such UBW are in common areas or request assistance from the Buildings Department (BD).  

Owners with financial difficulties may apply to the BD for loans to cover the costs of the repair works under the Building Safety Loan Scheme.

	3.2

4.1

4.4

5.2.1


	
	Q. Financial Planning


	

	99.
	The OC finds that it very frustrating to ask the owners to contribute to major repair funds.  What is the best tactics to address the problem?

	

	A.
	The correct procedure is to organize a meeting of all the owners to advise them of the need for major repairs including the financial commitment that all the owners have to bear.  Such messages should be brought sufficiently in advance for the owners to accept the idea and prepare for the expense.  However, if some of the owners are willing to pay but do not have the financial resources, they could apply to the Buildings Department for a loan under the Building Safety Loan Scheme.

An alternative approach is to provide for a sinking fund.  A small portion of the monthly management fee could contribute to the reserve for various maintenance and management purposes.


	4.4.5 (b)

4.4.5(e)

4.6.5

5.2.1(c)

Appendix 6

	100.
	Should we wait until all the contributions from the owners are collected before commencement of the repair contract?  

	

	A.
	It is certainly an advantage if you can collect all the contributions from the owners before commencement of the works contract.  However, if a small percentage of the owners do not pay their contribution according to the agreed time schedule but sufficient fund is already available, you can proceed with the works safely.  

In the case of major repairs which require substantial contribution from each of the owners, it is advisable to collect the contribution in a few stages according to the implementation plan of the works.  This will reduce the financial burden on the owners and to make the collection of contributions more convenient.  You should seek the advice of a building professional or discuss with your property manager on the arrangement of staged payments in order to ensure that you have sufficient funds to pay the contractor for works carried out.  Stage completion of the works should also be incorporated in the contract to allow flexibility in this respect.

Owners with financial difficulties may apply for a loan from the Buildings Department under the Building Safety Loan Scheme. 


	4.3

4.4.5 (b)

5.2.1(c)

Appendix 6

Question 99 
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