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1.

Introduction

1.1 Background

1.11

1.1.2

This Sewerage and Drainage Appraisal is to support a planning permission from the
Town Planning Board (TPB) under Section 12A of the Town Planning Ordinance (CAP.
131) for a proposed 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
(€)3)” (“R(C)3") within various lots within DD210 and DD244 and adjoining government
land in Ho Chung, Sai Kung, New Territories. The application Site (the Site) is composed
of 3 parcels, namely Parcel A, B and C. [refer to Figure 1.1]

The owner of the application Site has the intention to construct six individual houses
with twelve car parking spaces in Parcels A and B of the Site and two individual house
with four car parking spaces in Parcel C of the Site.

1.2 Site and its Surroundings

1.21

1.2.2

A site visit was carried out on 6 July 2023. Per the observations from the site Site visit, it
was observed that the Site is situated in rural environs with a mixture of residential,
industrial and storage uses with dwellings. [refer to Figure 1.2] The details of the
surrounding are that:

e to the north of the Site is some 2 and 3-storey rural housing;

e to the east of the Site are some car repair workshops and to the further east are
residential blocks of Marina Cove;

e to the south of the Site is the former Production Centre of Asia Television Limited
(abandoned); and

e to the west of the Site is Luk Mei Village with a mixture of traditional single-storey

village-type developments and modern 3-storey New Territories Exempted Houses
(NTEHSs).

Apart from residential buildings, there are scattered structures in the vicinity of the Site
intended primarily for industrial uses including an unnamed warehouse, a motor repair
workshop (Bayview Motors Company), a food factory under Koon Yick Food
Manufacturing Company (7if 7520 & imig) (“Koon Yick”).

1.3 Proposed Development

1.31

The Proposed Development is to erect six individual houses in Parcel A and B of the Site
and two individual houses in Parcel C of the Site. The proposed gross floor area (GFA) of
the houses are summarised in Table 1.1
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Propose House Gross Floor Area (GFA) (sqm) (about)
House 1 283.35
House 2 283.35
House 3 283.35
House 4 283.35
House 5 283.35
House 6 283.35
House 7 345.75
House 8 345.75
Total 2,391.6
Average 298.95

Table 1.1 Proposed GFA of Houses

2. Sewerage Impact Appraisal

2.1

2.1.1

2.1.2

2.2

2.2.1

2.3

2.3.1

2.3.2

2.3.3

Scope of Works

The objective of this Sewerage Impact Appraisal (SIA) is to assess whether the capacity
of the sewerage networking is sufficient to cope with the peak sewerage flow arising
from the proposed comprehensive residential development.

Existing drainage record plan from the Drainage Services Department (DSD) is shown
in Figure 2.1.

Existing Sewerage Facilities

According to the drainage record plan, there is no existing public sewerage network
serving the Site. [refer to Figure 2.1]. Hence, the Site is an unsewered area at present.

Proposed Sewerage Treatment

In consideration that the Site is unsewered area, it is necessary to consider the provision
of an on-site underground Sewerage Treatment Plant, which will be used for treatment
of sewerage generated from the Proposed Development.

The applicant will be responsible for the construction, operation and maintenance of the
on-site underground Sewerage Treatment Plant and all inter-connecting sewerage
pipework (polyethylene pipes) within the Site. The sewerage collected from each house
will be discharged to septic tank and soil soakaway pit.

The design, operation and maintenance of the proposed underground Sewerage
Treatment Plant are in compliance with EPD’s Practice Note for Professional Person
(ProPECC) PN 5/93. It is proposed to construct eight entire underground Sewerage
Treatment Plant (involve inlet trap, septic tank, outlet trap, inter-connecting pipes and
soil soakaway pit) for proposed houses. The proposed capacity of the each septic tank is
15.98 cum and it is greater than the estimated daily water consumption of each
proposed house. A reference septic tank is illustrated in Figure 2.2 and the calculation
of septic tank are shown in Table 2. For the proposed soil soakaway pit, its size should
be determined basing on soil absorption rate and therefore it should be determined in
detail design stage.
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(mm)

Proposed Septic Tank
Capacity

(L-t)x BxD

(5700-150)1600x1800 =
15.98 cu.m

The proposed septic tank
System aims to serve one
house with 4 Nos. of

Person.

Estimate Ultimate per

capita daily water

Design Flow Rate
x Peak Factor

037x6=222

cu.m/person/day

consumption

Required Septic Tank Nos of Person Per House x | 4x2.22 = 8.88 is less

Capacity estimated daily water Septic Tank Capacity
consumption (15.98 cu.m)

Tank to be desludged

every 6 months

The soil soakaway pit to be
designed in accordance with
PROPECC PN5/93 and its size
shall be determined base on

absorption capacity of soil and

ultimate consumption rate.

Table 2.1 - Calculation of Septic Tank

2.3.4 In addition, the proposed septic tank would be inspected at least once every 6 months by
the applicant. If there is any flooding / overflow from the Septic Tank or foul smell
become noticeable, immediate inspection would be carried out. Desluging the Septic
Tank when thickness of sludge exceeds 30cm or % of overall water depth or clogging of
the septic tank outlet pipe or the soakaway pit or soil is suspected. Last, disposing the
sludge would be carried out properly. Sludge removed would be transported by
specialist contractors to sewerage treatment works for disposal.

2.3.5 The location of the proposed underground Sewerage Treatment Plant for the Site is
illustrated in Figure 2.3.

2.3.6  Once the concerned public sewerage system is available in the vicinity, the Septic Tank
System will be abandoned and replaced with a pump pit and a connection terminal
manhole. All sewerage generated from the Proposed Development will be conveyed to
the public sewerage system.

2.4 Assessment Criteria, Methodology and Assumptions

2.4.1 The adopted unit flow factor and global peaking factors will adopt the figures stipulated
in the Guidelines for Estimating Sewerage Flows for Sewerage Infrastructure Planning
(GESF) (Version 1.0) issued by the Environmental Protection Department (EPD) in

March 2005 to estimate the sewerage flow generated from the Proposed Development.

2.4.2 With reference to Table T-1: Unit Flow Factors for Domestic Flows in the GESF (Version

1.0), the unit flow factors for private housing R4 domestic flow is 0.37cu.m/person/day.
6
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2.5 Estimation of Sewerage Flow

2.5.1 The primary source of contaminants arising from the Site will be from bathrooms, toilets
and kitchens from residential houses.

2.5.2 Table 2.2 shows the estimated peak sewerage flow for the Proposed Development.

Calculation for Sewerage Flow Generation Rate of the Site

1a. Total number of units = 8 units

1b. Total number of residents = 32 people

1c. Design flow = 0.37 cu.m/person/day - refer to
Private R4 in Table T-1
of GESF

1d. Sewerage generation rate = 9.25 cu.m/day

1e. Peak factor = 6 refer to Section 3.3 from

EPD’s Guidelines for Design
of Small Sewerage

Treatment
Plant
1f. Estimated total peak flow = 6x9.25 cu.m/day
=55.5
Sewerage to be discharge to Septic Tank
2a. Number of septic tank = 8 units
proposed for the
development
2b. Number of persons served = 32/8=4 people
by each septic tank
2c. Required capacity of each = 4x0.37x6 cu.m/day
septic tank =8.88
2d. Design capacity of each = 15.984 cu.m/day - refer to Table 2.1
septic tank > 8.88

Table 2.2 - Estimated Sewerage Flow from the Site

2.5.3 As shown in Table 2.2 above, the estimated total peak flow for the Proposed
Development is 55.5 cu.m/day and the capacity of each proposed septic tank (15.984
cu.m/day) is greater than required capacity (8.88 cu.m/day).
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2.6

2.6.1

2.6.2

2.6.3

2.7

2.7.1

Discussion

According to the drainage record plans obtained from DSD, there is no existing public
sewerage network serving the Site. Sewerage from the Site is proposed to be discharged
to the proposed underground Sewerage Treatment Plant.

The applicant shall take the maintenance responsibility of the septic tank and soil
soakaway pit in order to maintain the operation of the proposed underground Sewerage
Treatment Plant.

According to the design of the septic tank for the Proposed Development presented in
Table 2 and estimated sewerage generation, it is anticipated that the proposed
underground Sewerage Treatment Plants shown in Figure 2.3 will have sufficient
capacity to cater for sewerage generated from the proposed residential development.

Conclusion
Based on the sewerage generated and the capacity of the septic tank, it is anticipated that

there will be no serious adverse sewerage impact to the area after the implementation of
the development.

3. Drainage Impact Appraisal

3.1

3.1.1

3.2

3.2.1

Scope of Works

The objective of this Drainage Impact Appraisal (DIA) is to assess whether the Proposed
Development may cause adverse impacts on drainage and flooding. These impacts will
be identified and mitigation measures will be proposed in order to demonstrate that the
Proposed Development will not cause an unacceptable increase in the risk of flooding in
areas upstream of, adjacent to or downstream of the development.

Assessment Methodology

Assessment Method

Potential drainage impacts due to the propose development are identified by comparing
the existing drainage conditions against that the drainage conditions after the proposed
development.

The rainfall statistics at HKO Headquarters has been adopted in estimating the rainfall

intensity of the catchments using Intensity-Duration-Frequency Relationship as
expressed by the following equation:

B e -
(ta + b)e
where
i is extreme mean intensity (mm/hr)
ta is the duration in minutes

a,b,c are the constants given in Table 3a of SDM

Moreover, the Colebrook-White equation is used for the design of circular pipe.
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3.2.2 Design Parameters

Climate Change
According to the recommendations of SDM 2018 Corrigendum No. 1/2022, climate

change effect should be incorporated into the design of drainage system. Normally,
climate change effect up to end of 21st century plus design allowance should be
accounted for.

Nevertheless, for drainage system that can be upgraded progressively at later stage,
design for drainage provision can firstly consider the projection of rainfall increase in the
mid 21st century. Adequate Site area / relevant provisions should then be reserved /
provided to facilitate future upgrading works taking into account the projection of
rainfall increase plus design allowance in end of 21st century.

For drainage design that could hardly be upgraded progressively at later stage, design
for drainage provision should consider the projection of rainfall increase plus design
allowance in end of 21st century at the first place.

Table 28 and Table 31 of SDM 2018 Corrigendum No. 1/2022 are reproduced in Table
3.1 and Table 3.2. They show the recommended rainfall increase due to climate change
and the design allowance respectively.

Rainfall Increase
Mid 21st Century 11.1%

End of 21st Century | 16.0%

Table 3.1 - Rainfall Increase for Climate Changes (SDM) for use of Capacity
Check of the Ultimate stage

Extreme Sea Level Rise
(Sum of Mean Sea Level Rise and
Storm Surge Increase)
Rainfall North
Increase Return Point/ Tai Po Tsim Bei .
: " Tai O
Period Quarry Kau Tsui )
(Years) Bay (m) (m)
(m)
2 0.20 0.22 0.20 0.19
5 0.21 0.24 0.22 0.19
10 0.22 0.25 0.23 0.21
12.1% 20 0.22 0.27 0.23 0.21
50 0.24 0.29 0.25 0.22
100 0.24 0.31 0.26 0.23
200 0.25 0.34 0.27 0.24

Table 3.2 - Design Allowance in End of 21st Century

In summary, the SDM 2018 Corrigendum No. 1/2022 recommends the rainfall intensity
should be increased by 11.1% and 28.1% to account for climate change effect up to mid
century and end century respectively.
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Sedimentation

For design of new proposed drains, sediment for the pipeline system follows the
recommendation given in Section 9.3 of SDM 2018, which suggests allowing 5%
reduction in flow area if the gradient is greater than 1 in 25, and 10% reduction in flow

area in other areas.

3.2.3 Design Return Periods of DSD Drainage System

With reference to the DSD SDM 2018 clause 6.6.2, underground drainage pipes with a
diameter smaller than 1.8m (or equivalent diameter in case of a box culvert) conveying
stormwater to a trunk drain, river, or sea are normally classified as “Urban Drainage
Branch System”. An Urban Drainage Trunk System” collects stormwater from branch
drains and conveys the flow to outfalls in river or sea. Pipes with size or box culverts

with equivalent diameter equal to or larger than 1.8m are normally considered as trunk

drains.

Recommended Design Return Periods from DSD SDM 2018 are shown in Table 3.3.

Drainage Type Design Return Period
Urban Drainage Trunk Systems 200 years

Urban Drainage Branch Systems | 50 years

Table 3.3 - Recommended Design Return Periods

The proposed permanent drainage network within the Development and existing
unnamed drainage system along Ho Chung North Road and Luk Mei Tsuen Road are
provided with a diameter less than 1.8m and are considered as Urban drainage branch
systems. The design return period for the abovementioned drainage systems is 1 in 50

years according to Table 3.3.
3.2.4 Design Rainfall

The Rational Method is adopted to estimate the peak runoff:

i= a
" (ta+b)e
where
i = Extreme Mean Intensity (mm /hr)
td = Rainfall Duration (min)
a,b,c = Storm Constants
a | 4513
b |246
c ]0.337

Table 3.4 - Storm Constants for Return Period of 50 years at HKO Headquarters Based on SDM

10
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3.2.5

3.3

3.31

3.3.2

3.3.3

3.3.4

3.4

3.4.1

3.4.2

Runoff Parameters of Drainage System

In estimate of runoff coefficient (C), the following sets of runoff coefficient have been
considered.

Making reference to the DSD SDM 2018 clause 7.5.2, a runoff coefficient of 0.25 was
adopted for vegetated surface and 0.95 was adopted for paved surface of the Site. After
the Proposed Development, the runoff coefficient would be changed since the Site would
be changed from paved to partially vegetated and partially paved surface. An equivalent
runoff coefficient (Cequ) has been calculated for the Proposed Development based on
proportion of paved and vegetated surface area. The calculation for the equivalent runoff
coefficient of the Site area and the adopted runoff coefficient for other catchments in
concern are provided in Figure 3.5.

Existing and Planned Drainage Facilities

According to the existing drainage record plan from the Drainage Services Department
(DSD) there are no drainage maintained by the DSD in the vicinity. This is shown in
Figure 2.1.

Upon a site Site investigation carried out on July 6 2023, a series of unnamed stormwater
manholes were located along Ho Chung North Road and Luk Mei Tsuen Road (main
road) and a series of U-channels were identified along Luk Mei Tsuen Road of the Parcel
A and Parcel B of the Site. It is most likely these U-channels /pipes are connected to the
drainages along Ho Chung North Road / Luk Mei Tsuen Road. These non-documented
drainages are shown in Figure 3.1.

According to the information provided by the Contractor of Highways Department's
Hiram’s Highway Improvement Stage 1 Project [refer to Figure 3.1A and 3.1B], there is
an existing nominal diameter (DN) 300 storm drain located under Ho Chung North Road
and 450-525 storm drains located under Luk Mei Tsuen Road in the vicinity of the Site.

The storm drains were completed in February 2021'. The U-channels identified along
Luk Mei Tsuen Road were recently builtin 2023.

A drainage layout plan comprising the mentioned drainage information is presented in
Figure 3.2.

Drainage Catchment Area

The drainage catchment areas included upstream catchment area and the Site. Figure
3.3 illustrates the estimated overall upstream catchment area. The catchment area
within the Site includes the open area and the roof of the buildings.

The surface runoff discharged from the upstream catchment area would be collected by
the existing perimeter U-channel surrounding the Site along Luk Mei Tsuen Road.

! Highways Department’s web site (2023) Hiram's Highway Improvement Stage 1

11
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3.5 Drainage Calculations for the Proposed Provision of Drainage Facilities

3.5.1

3.5.2

3.5.3

The Rational Method has been adopted for hydraulic analysis and the peak runoff is
given by the following expression:

Q=0.278CiA
where
Q = peak runoffin m3/s
C = runoff coefficient
i = rainfall intensity in mm/hr
A = catchment area in km?

The Rainfall Increase due to Climate Change at the end of 21t Century of 16% and the
Rainfall Increase for Design Allowance of 12.1% would be included to the rainfall
intensity in accordance with Table 28 and Table 31 of the Stormwater Drainage
Corrigendum No. 1/2022. The average rainfall intensity (i) is estimated on the basis of
the design rainfall duration and 50 years return period according to Chapter 4 and Table
3a of the Stormwater Drainage Manual (fifth edition, Jan). The design rainfall duration is
taken as the time of concentration (t.):

te=0.14465L/(A%1 HO2)
where
A = catchment area (m?)
H = average catchment slope (m/100m)
L = catchment Length (m)

As the drains in the area has been built and there is no other nearby proposed
development, it would be assumed the catchment area to be include the Proposed
Development and Ho Chung North Road. They are identified as Catchment A1, A2, A3, R1
and R2. The catchment area refers to Figure 3.4.

Assuming that:

i The area of Catchment:
Al =678.22 m? (0.0006 km?);
A2 =1265.38 m? (0.0012 km?);
A3 =922.58 m? (0.0009 km?);
R1 =435.96 m2 (0.0004 km2); and
R2 =715.85 m? (0.0007 km?).

ii. Catchment R1 and R2 is paved. The catchment of the Site (A1, A2 and A3) before
Proposed Development is almest paved. The catchment of the Site after Proposed
Development is partially vegetated and partially paved. and-therefere Therefore
the value of runoff coefficient (C) for paved area is taken as 0.95 and for
vegetated area is taken as 0.25, and the equivalent runoff coefficient has been
calculated for the Site after Proposed Development based on proportion of paved
and vegetated surface area as shown in Figure 3.5.

12
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3.5.4

3.55

3.5.7

3.5.8

The time of concentration of catchment A1+A2 and A3 before Proposed Development
are: 14.3729 mins and 10.4967 mins respectively. The average adjusted rainfall intensity
due to climate change for catchment A1+A2 and A3 before Proposed Development
would then be 223.2538 mm/hr and 243.8391 mm/hr respectively. Therefore, the total
peak runoff from Parcel A and B before Proposed Development is 0.1061 m3/s, while the
total peak runoff from Parcel C before Proposed Development is 0.0580 m3/s.

The time of concentration of catchment A1, A2 and A3 after Proposed Development are:
7.8609 mins, 15.5561 mins, and 15.2357 mins respectively. The average adjusted
rainfall intensity due to climate change for catchment A1, A2 and A3 after Proposed
Development would then be 263.2637 mm/hr, 218.2010 mm/hr and 219.5244 mm/hr
respectively. Therefore, the total peak runoff from Parcel A and B after Proposed
Development is 83109 0.0879 m3/s, while the total peak runoff from Parcel C after
Proposed Development is 8:86522 0.0394 m3/s.

The runoff calculation for catchment R1 and R2 should be the same as there is no
difference before and after the Proposed Development. Therefore the The time of
concentration of catchment R1 and R2 are: 9.2439 mins and 17.0690 mins respectively.
The average adjusted rainfall intensity due to climate change for catchment R1 and R2
would then be 252.3406 mm/hr and 212.3514 mm/hr respectively. Therefore, the total
peak runoff from Catchment R1 is 0.0267 m3/s while the total peak runoff from

Catchment R2 is 0.0393 m3/s. Therefore—the total peak—runoff from Catchment
mi/s:

As a result, the total peak runoff from Catchment A1+A2+R1 is 0.1328 m3/s before
Proposed Development and 0.1145 m3/s after Proposed Development, while the total
peak runoff from A1+A2+A3+R1+R2 is 0.2300 m3/s before Proposed Development and
0.1932 m3/s after Proposed Development. It implies that there is a 2 to 4% drop of peak
runoff after providing more vegetated greenery areas and reducing paved areas after the
Proposed Development.

The detailed design calculations of proposed drainage system are provided in Figure
3.5. In accordance with the Chart for the Rapid Design of Channels in “Geotechnical
Manual for Slopes”, 300mm surface U-channel in 1:100 gradient is considered adequate
to dissipate all the stormwater accrued by the Site and the said portion of Ho Chung
North Road. The intercepted stormwater will then be discharged to the proposed 300
mm surface U-channel and connect to the existing storm drain outside the Site along Ho
Chung North Road. The utilisation rate is 68 to 77% before Proposed Development and
59 to 64% after Proposed Development, which implies the utilisation of the drainage
system would have been decreased about 9 to 12% after the Proposed Development.

3.6 Proposed Drainage System

3.6.1

For Parcel A and B of the Site, the surface runoff discharged from the Site will gravitate to
lower grounds and be collected by the proposed 300mm U-channel surrounding the Site
and the proposed 300mm U-channel located across the Site. The storm water collected
from the U-channel would flow into the 300mm precast concrete pipes to a proposed
new manhole. The new manhole will be connected to the existing unnamed stormwater
manhole along Ho Chung North Road.
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3.6.2 For Parcel C of the Site, the surface runoff discharged from the Site will be collected by

the proposed 300mm U-channel surrounding the Site. The storm water collected from

the U-channel would flow into the 300mm precast concrete pipes to a proposed new

manhole. The new manhole will be connected to the existing unnamed stormwater

manhole along Ho Chung North Road.

3.6.3 The indicative drainage connection is shown in Figure 3.4.

3.7 Discussion

3.7.1 According to the drainage record plans obtained from DSD, there is no existing public
drainage network serving the Site. A series of unnamed drainage pipes on Ho Chung

North Road are have been built for the Highways Department's Hiram’s Highway

Improvement Stage 1 Project. These drainage pipes are capable to collect the surface

runoff from the Site.

3.7.2 The surface runoff from the Site will be collected by the proposed perimeter U-channel

and discharged to the unnamed storm water manholes along Ho Chung Road/Luk Mei

Tsuen Road.

3.7.3 The estimated flow rate of surface runoff discharge from the Site after Proposed

Development to public 300 dia. drainage pipe on Ho Chung North Road is about 816

0.13 m3/s and the public pipe is capable to collect the runoff.

3.7.4 Therefore, the proposed drainage connection is feasible for the Proposed Development.

3.8 Conclusion

3.8.1 Based on the proposed drainage system, it is anticipated that there will be no serious

adverse drainage impact to the existing drainage system after the implementation of the

development.
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	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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