Ref: 2023/(PSIL)BELSKRD2/PSIL/PlanD/RtoC 06 Enclosure 1
Amendment of Plan to Rezone from “Residential (Group D)” (“R(D)”), “Residential (Group
E)” (“R(E))” and an area shown as ‘Road’ to “Residential (Group C)3) (“R(C)3”) on the
Approved Ho Chung Outline Zoning Plan No. S/SK-HC/11 Various Lots in Demarcation
District 210 and Demarcation District 244 and Adjoining Government land Ho Chung, Sai
Kung, New Territories, Hong Kong

Responses to Comments from Government Departments via Planning Department’s
email on 25.03.2024 on the Further Information 04 (FI104) issued on 29.02.2024

Comments from the Chief Town Planner/Urban Design & Landscape (Ch Town
PInr/UD&L) for the Urban Design Unit, Urban Design and Landscape Section,
Planning Department (UD&L, PlanD) via Planning Department’s email on 25.03.2024;
Contact Person: Mr. Edward LI (Tel: 3565 3961)

Comments on Visual Impact Assessment (VIA)

partly enhanced/partly adverse. As
the ‘undesirable visual resources’ as
mentioned in the VIA will be
cleared upon development regardless
of whether the OZP-compliant
scheme or the proposed scheme is
pursued, the ‘partly enhanced’ rating
is not convincing.”

Item Comments Responses
VIA — | Photomontage at VP1
PlanD 1
We note that the photo-taking angle | Noted. The photos of VP1 have been
for the existing condition is|updated in the Visual Impact
inconsistent with the photomontages | Assessment (Version E) (VIA (Ver.
for the OZP-compliant scheme and | E)) that has been enclosed in this
the proposed scheme. Also, as the | RtoC as Attachment 1.
RCP is excluded from the site
boundary, the RCP should not be
screened off by the boundary wall of
the proposed development, and
should still be visible at VP1. Please
clarify.
VIA — | The applicant claimed that the visual | Noted. The assessment on VP1 and
PlanD 2 | impact at VPs 1 and 4 would be | VP4 has been updated in the Visual

Impact Assessment (Version E)
(VIA (Ver. E)) that has been
enclosed in this RtoC as Attachment
1.
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Comments from the Acting Director of Drainage Services for Drainage Services
Department (DSD) via Planning Department’s email on 25.03.2024;
Contact Person: Mr. Henry YEUNG (Tel: 2300 1343)

Comments on Sewerage and Drainage Impact Appraisal (SDIA)

Since the drainage path for the
surface runoff has been revised (i.e.
proposed 300mm dia. drain will be
connected to the existing drainage
system), hence the hydraulic
assessment comparing the existing
condition and proposed condition
should be provided.

Item Comments Responses
SDIA — | SDIA-DSD1:
DSD1

Noted. In comparing the existing
condition and proposed condition, the
surface was reassessed to better reflect
the future conditions. The Site would
be re-classified as partially vegetated
and partially paved surface with the
provision of greenery areas after the
Proposed Development. This has
decreased about 2 to 4% of the surface
runoff occurred from the Site in
comparison  with  the  existing
condition. Hence, subsequently the
utilisation rate has also decreased 9%
and 12% respectively in SMHI1 to
SMH2 and SMH4 to SMHS5. The
hydraulic assessment comparing the
existing condition and proposed
condition has been incorporated in
Figure 3.5 of the Sewerage and
Drainage Impact Appraisal (Version
E) (SDIA (Ver. E)) that has been
enclosed in this RtoC as Attachment
2.

SDIA — | SDIA-DSD2:
DSD2
Percentage of utilitization should be
shown in the assessment.

Assessment on the capacity of
further downstream (i.e. all the way
down to the major river channel/
culvert) should be provided.

Noted. The percentage of utilisation
has been added in Figure 3.5 of the
SDIA (Ver. E) that has been enclosed
in this RtoC as Attachment 2.

Referring to RtoC item SDIA -
DSDI1, the surface runoff occurred
from the Site will be decreased with
the Proposed Development, lowering
the impact from the site to the
capacity of the nearby drains and
impact to the surroundings. The
drainage  capacity  of  further
downstream are unaffected by the
Proposed Development with the
decreased runoff from upstream
catchment. Therefore the assessment
on the capacity of further downstream
1S unnecessary.
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Furthermore, the design assumption | Noted. The design assumption such as
such as design parameters, return | design parameters, return period,
period, climate change factor to be | climate change factor to be adopted
adopted should be provided in the | has been incorporated in the SDIA
report as well. (Ver. E) that has been enclosed in this
RtoC as Attachment 2.

SDIA — | The applicant should furnish us the | Noted. The whole report of the
DSD3 | whole SDIA report highlighting the | updated SDIA (Ver. E) has been
changes in the next submission for | enclosed in this RtoC as Attachment
our easy reference. 2.

SDIA — | Please be advised that the Chief | Noted.
DSD4 | Engineer/Construction, Water
Supplies  Department has no
comment on your FI submission,

subject to your clarification vide
email dated 15.3.2024.




	Att 1_20240510_(PSIL)BELSKRD2_VIA_Ver. E.pdf
	1. Introduction / Background
	1.1.1 This Visual Impact Assessment (VIA) is prepared as part of the Section 12A Application for the amendment of plan to rezone to “Residential (Group C)3) (“R(C)3”) on the Approved Ho Chung Outline Zoning Plan No. S/SK-HC/11 (the Approved OZP) at va...
	1.1.2 The VIA is required as part of the Section 12A planning application for the Proposed Development for rezone the Subject Site from “Residential (Group D)” (“R(D)”), “Residential (Group E)” (“R(E)” and an area shown as ‘Road’ to “Residential (Grou...
	1.1.3 This VIA is prepared with reference to the Town Planning Board Planning Guidelines No. 41 on Submission of Visual Impact Assessment for Planning Applications to the Town Planning Board (TPB-PG No. 41) published by the Board in July 2010. Accordi...
	e) the proposal involves modification of development parameters of a site to deviate from the statutory planning restrictions applicable to the site or the neighbourhood, and the modification will amount to pronounced increase in development scale and...
	1.1.4 This VIA evaluates the anticipated visual impacts of the Proposed Development on public viewers relevant to the Site and concludes with recommendation on mitigation measures if necessary.

	2. Visual Context and Visual Element
	2.1 The Site and its Surroundings
	2.1.1 The Site is accessible with the newly completed Ho Chung North Road. To the north of the Site is some 2 and 3-storey dwellings; to the east of the Site is some vehicle repair workshops and other light industry uses in rural industrial setting, a...
	2.1.2 For the planned context, to the north east of the Site are 15 planned houses with valid planning permission until 16.04.2025. [refer to Figure 2.1]

	2.2 Visual Elements
	2.2.1 The Visual Elements of a view comprise all the visual features of an area that shape its appearance and visual character from the perspective of prospective viewers.  According to Para. 4.8 of the TPB-PG No. 41, visual elements that are currentl...
	2.2.2 The visual outlook of an area is shaped by a combined composition of all visual elements, which come into sight of the viewers. Key visual elements in the surrounding context of the Site are included in Figure 2.1 and summarised below:
	i. To the immediate east of the Site are warehouses and vehicle repair workshops, which are witnessed to have trucks coming in and out;
	ii. To the further east is Marina Cove and the harbour, which are the major visual resource and attractor of the area, attracting numerous local residents and visitors;
	iii. To the immediate north of the Site, there are some 2-3 storeys rural dwelling houses and there is a public toilet situated immediately outside the Site boundary to the north;
	iv. To the further north is the mountain backdrop of Ma On Shan Country Park, which is a visual resource of the area;
	v. To the immediate south of the Site is an area zoned “Greenbelt” (“GB”) under the OZP and there is a vacant land within the “GB” zone;
	vi. To the further south of the Site, there is the former ATV Production Centre (abandoned), which might be considered as an eyesore of the area, as it is abandoned and bulky;
	vii. To the immediate west of the Site is Luk Mei Village with a mixture of traditional single-storey village dwellings and modern 3-storeys NTEHs; and
	viii. To the further West of the Site is the mountain backdrop of Ma On Shan Country Park, which is a visual resource of the area.


	3. Development Proposal
	3.1 The Proposed Development
	3.1.1 The Proposed Development is a low-density and low-rise residential development including 8 no. of 3 storeys over one storey of carport. The proposed PRs is 0.75. The building height are about 12m. Green noise barriers are proposed along Ho Chung...
	3.1.2 The intent of the Proposed Development is to better utilise the land resource, facilitating upgrading the surrounding areas and phasing out existing industrial uses with high-quality residential development. The Proposed Development aims to prov...


	4. Assessment Area & Visual Envelope
	4.1 Assessment Area
	4.1.1 In accordance with Para 4.3 of TPB-PG No.41, “the assessment area is expected to cover the area of visual influence within which the proposed development is pronouncedly visible from key sensitive viewers. The extent of the assessment area varie...
	4.1.2 In this connection, a radius of three times the height of the proposed development is used as an extent of this initial assessment area. Since the maximum actual building height of the proposed development is 12m absolute height, the assessment ...

	4.2 Visual Envelope
	4.2.1 The visual envelope is the actual assessment area defined by the TPG PG-No. 41 as, “determined having regard to the size of the proposed development, the distance of the development and its potential visibility from the selected viewing points, ...
	4.2.2 Due to the topography of the Site, the visual envelope covers only the immediate surroundings of the Site: a few rural dwelling houses and the public toilet to the north, the warehouse and car repair workshops to the east, the vacant land within...
	4.2.3 An initial assessment boundary and a visual envelope is delineated for the VIA in accordance with TPB-PG No. 41 based on ground inspection as shown in Figure 4.1.


	5. Viewing Points
	5.1.1 With reference to Para. 4.5 of TPG PG-No. 41, visual impact should take into account views from key strategic and popular local vantage points. In the interest of the public, it is important to protect public views, particularly those easily acc...
	5.1.2 Assessment of the visual impact of the proposed development on the VSRs is determined in part by the sensitivity to change. This sensitivity can be graded as High, Medium or Low, taking into account the duration and distance over which the propo...
	5.1.3 The visual sensitivity of the public viewers from the viewing points are qualitatively graded as high, medium or low, taking into account the activity of the viewers, the duration and distance over which the proposed development would remain vis...
	5.1.4 A total of 4 Viewing Points (VPs) have been selected. The VPs selected include the popular congregation points at vicinity or point along prominent travel route near the Site, which are easily accessible by the public. [refer to Figure 4.1]
	Viewing Point 1 – The Public Toilet on Luk Mei Lane
	5.1.5 This short-range VP is located outside the newly constructed public toilet on Luk Mei Lane, which is approximate 30m to the north of the Site. The VSRs of this VP are mainly users of the public toilet, pedestrian passers-by, vehicle drivers and ...
	Viewing Point 2- Crossroad of Luk Mei Tsuen Road and Hiram’s Highway
	5.1.6 This long-range VP is located at the intersection of Luk Mei Tsuen Road and Hiram’s Highway, which is approximate 160m southeast of the Site. This VP represents pedestrian passers-by, local residents, vehicle drivers and users of public transpor...
	Viewing Point 3 – Car Park of Che Kung Temple
	5.1.7 This long-range VP is located at the Car Park of Che Kung Temple, adjacent to the abandoned ATV Production Centre, approximate 160m (direct-line distance) south of the Site. This VP is witnessed to be one of the main attractions to both visitors...
	Viewing Point 4 – Ho Chung North Road (Main Road)
	5.1.8 This medium-range VP is located approximately 60m west of the Site, which is located on the pedestrian walkway of Ho Chung North Road (main road), the prominent travel route of the Site. The VSRs of this VP are mainly vehicle drivers, pedestrian...

	6. Measure and Evaluation of Visual Impacts
	6.1 Measure of Visual Changes
	6.1.1 With reference to Para 4.10 of TPB PG-No. 41, to appraise the effects of visual changes on the assessment area and sensitive public viewers, the following aspects should be considered:

	6.2 Evaluate the Visual Impacts
	6.2.1 With reference to Para 4.11 TPB PG-No. 41, the overall visual impacts are concluded and classified within a range of threshold:

	6.3 Mitigation Measures
	6.3.1 To address or minimise possible visual impact, the sources of impact need to be identified and suitable mitigation measures are proposed as appropriate so that the significance of impacts is reduced. Mitigation measures could relate to the build...


	7. Assessment of Visual Impacts
	7.1 Assessment of the Viewing Points
	7.1.1 This section assesses the visual changes in visual quality for each viewing point comparing the Approved Ho Chung Outline Zoning Plan No. S/SK-HC/11 Compliance Scheme (OZP Compliance Scheme) and the Proposed Development (Proposed Development).  ...
	7.1.2 This section assesses the visual changes in visual quality for each viewing point comparing the OZP Compliance Scheme and Proposed Development.
	7.1.3 Photomontages of viewing points are used to assess the visual impact of the Proposed Development and Previous Approved Scheme. For easy comparison, the Existing Condition without the Proposed Development, the OZP Compliance Scheme and with the P...

	7.2 Viewing Point 1- The Public Toilet on Luk Mei Lane
	Visual Composition
	7.2.1 VP-1 is located to the immediate north of the Site and it represents the view from the users of the public toilet, pedestrian passers-by, local residents, and vehicle drivers reaching the main roads through Luk Mei Lane. This VP captures the vie...
	Visual Obstruction
	7.2.2 From this VP, VSRs are currently enjoying an open view towards the Site with the mountain backdrop in the background. As demonstrated in Figure 7.1, comparing to the existing condition affecting the openness of VSR’s views, the Proposed Developm...
	Effect on Public Viewers
	7.2.3 Due to the close proximity to the Site, VSRs at VP-1 will be inevitably affected, yet in a good way. The existing view of the public viewers from VP-1 consists of a refuse collection point, unorganised space occupied by temporary structures and ...
	Effect of Visual Resources
	7.2.4 The existing refuse collection point, roadside vegetation, and temporary structures in the foreground, the abandoned ATV Production Centre, sky view and mountain backdrop in the background are the major visual resources for VSRs at VP-1. The Pro...
	7.2.5 In summary, with varied design merits, the resultant visual impact of any developments including the Proposed Development and the OZP Compliance Scheme viewed from VP-1 is assessed to be partly enhanced/partly adverse.  However since the overall...

	7.3 Viewing Point 2- Crossroad of Luk Mei Tsuen Road and Hiram’s Highway
	Visual Composition
	7.3.1 The existing view comprises the junction of Luk Mei Tsuen Road and Hiram’s Highway, the retaining wall along Hiram’s Highway, a big warehouse of the Kin Hing Group, Limited, the area zoned “GB” with rich vegetation and roadside trees along Luk M...
	Visual Obstruction
	From VP-2, the view is dominated by junction of Luk Mei Tsuen Road and Hiram’s Highway, the retaining wall along Hiram’s Highway, area zoned “GB” with rich vegetation and roadside vegetation. The Photomontage Figure 7.2 illustrates that the Proposed D...
	Effect on Public Viewers
	7.3.2 The Proposed Development with a maximum building height of 12m (+26.70 mPD (Parcel A and B) and +25.97mPD (Parcel C)) and the OZP Compliance Scheme with a maximum building height of 6m (+20.7mPD (Parcel A)), 9m (+23.7mPD (Parcel B) and +22.91mPD...
	Effect of Visual Resources
	7.3.3 The existing visual resources, such as the sky view, streetscape, and mountain backdrop would not be affected and no change to the quality and character of the assessment area will be caused by the Proposed Development and the Previous Approved ...
	7.3.4 In summary, the visual impact of the Proposed Development and the OZP Compliance Scheme viewed from VP-2 is assessed to be Negligible.

	7.4 Viewing Point 3- Car Park of Che Kung Temple
	Visual Composition
	7.4.1 The existing view of VP-3 comprises the rich vegetation within the area zoned “GB” and open sky view. The Proposed Development will have a maximum building height is 12m (+26.70 mPD (Parcel A and B) and +25.97mPD (Parcel C)) and the Previously A...
	Visual Obstruction
	7.4.2 The only visual resources viewing from this VP are the mature trees within the area zoned “GB” and the open sky view. As the Proposed Development and the OZP Compliance Scheme is situated to the north of the area zoned “GB”, the presence of the ...
	Effect on Public Viewers
	7.4.3 The public viewers of this VP are mostly visitors to Che Kung Temple. These public viewers will continue to enjoy the open sky and rich vegetation as the Proposed Development and the OZP Compliance Scheme cannot be seen at this VP. Hence, the vi...
	Effect of Visual Resources
	7.4.4 The major visual resources for VSRs at this VP are the mature trees within the area zoned “GB” and the open sky view. As stated above, Proposed Development and the OZP Compliance Scheme cannot be seen at this VP. In this connection, Proposed Dev...
	7.4.5 In summary, the visual impact of the Proposed Development and the OZP Compliance Scheme viewed from VP-3 is assessed to be Negligible.

	7.5 Viewing Point 4- Ho Chung North Road (Main Road)
	Visual Composition
	7.5.1 VP-4 is located to the west of the Site, capturing the partial view of the Site with Ho Chung North Road, some temporary structures, the open-air vehicle park and roadside vegetation in the foreground, and the open sky view as backdrop. The exis...
	Visual Obstruction
	7.5.2 From this VP, VSRs are currently facing Ho Chung North Road with some temporary structures, open-air vehicle park and roadside vegetation along both sides of the road in the foreground, and the open sky view as backdrop. No significant visual fe...
	Effect on Public Viewers
	7.5.3 The effect of the Proposed Development and the OZP Compliance Scheme on the public viewers would be partly enhanced when viewing from this VP, since the Proposed Development and the OZP Compliance Scheme would replace the temporary structures an...
	Effect of Visual Resources
	7.5.4 The existing visual resources at VP-4 are Luk Mei Tsuen Road, temporary structures, open-air vehicle park, roadside vegetation and sky view at backdrop. The Proposed Development and the OZP Compliance Scheme will replace the existing undesirable...
	7.5.5 In summary, the resultant visual impact of the Proposed Development and OZP Compliance Scheme viewed from VP-4 is assessed to be partly enhanced/partly adverse. However the since the overall effect of the Proposed Development and the Previous Ap...


	8. Conclusion
	8.1.1 The Proposed Development for a low-density and low-rise residential development with a rezone of the Subject Site from “Residential (Group D)” (“R(D)”), “Residential (Group E)” (“R(E)” and an area shown as ‘Road’ to “Residential (Group C)3) (“R(...
	8.1.2 Based on the analysis on the appraisal of visual impact on Visual Composition, Visual Obstruction, Effect on Public Views and Effect on Visual Resources, Table 8.1 below presents the overall visual impact caused by the Proposed Development to th...
	8.1.3 While the The visual change to VSRs at VP-1 to VP-4 VP-2 and VP-3 are negligible in comparing the Proposed Development and the OZP Compliance Scheme. the visual impact at VP-1 and VP-4 would be enhanced by both the Previously Approved Scheme and...
	8.1.4 This VIA therefore concludes that overall visual impact of the Proposed Development and the OZP Compliance Scheme at the Site to its surroundings when compared to the OZP Compliance Scheme would be negligible in comparision. partly enhanced/part...
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