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Application for Amendment of Plan under Section 12A of the Town Planning Ordinance (Cap. 131) to
Rezone the Application Site from “Green Belt” to “Residential (Group C)1” for

Proposed House Development at Various Lots in D.D. 244 and Adjoining Government Land, Nam Pin Wai, Sai Kung TIA Report
1 INTRODUCTION

1.1 Background

1.1.1  The applicants proposed to develop various lots in D.D. 244 and adjoining Government Land,

1.2

1.2.1

21

21.1

Nam Pin Wai, Sai Kung, New Territories (hereinafter, referred to as “the Site”) into a residential
development.

The Site is currently zoned as “Green Belt” (“GB”) on the Approved Ho Chung Outline Zoning
Plan (OZP) No. S/SK-HC/11. It is the applicants’ intention to request for rezoning of the Site to
Residential (Group C)1 ("R(C)1") use which is intended for a house development. As the
proposed uses is not under Column 1 and Column 2 uses, a Section 12A rezoning application is
required for the proposal.

LLA Consultancy Limited was commissioned to carry out a traffic impact assessment study for
the proposal to assess the potential traffic impact on its adjacent road network, in support of the
planning application. This report presents the finding of the study.

Objectives

The objectives of the traffic impact assessment study are as follows:

« to review the existing traffic conditions in the surrounding road network;

« to estimate the potential traffic generation due to the proposed house development;

« 1o assess the future traffic situation in the surrounding road network;

» to appraise the potential traffic impact of the proposed house development; and

« to recommend the transport facilities provisions for the proposed house development.

THE PROPOSED DEVELOPMENT
The Site
As shown in Figure 2.1, The Site is located near the junction of Hiram’s Highway/Wo Mei Hung

Min Road with a development site area of about 5,355m? (excluding access road). The key
parameters of the proposed house development are summarized in Table 2.1.

Table 2.1 Proposed Development Schedule
Content
Components

Phase 1 Remaining Phase Total
Development Site Area 4,020 m? 1,335 m? 5,355 m?
(About) (m?)
Domestic Gross Floor Area 3,015 m? 1,001 m? 4,016 m?
(About) (GFA)
Domestic Plot Ratio (About) 0.75 0.75 0.75
No. of House(s) 13 4 17
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3 EXISTING TRAFFIC SITUATION
3.1 Existing Traffic Conditions
3.1.1  Wo Mei Hung Min Road serves as a local road connecting to Hiram’s Highway. It is a single
two-lane road with various local accesses for the low density development nearby.
3.1.2 Hiram’s Highway is a major road in the eastern part of New Territories connecting Sai Kung with
Clear Water Bay Road. Currently, the section of Hiram’s Highway between its roundabout with
New Hiram’s Highway and Nam Wai Road is a single two-lane carriageway. It carried an AADT
of 24,460 vehicles in 2021.
3.2 Traffic Count Survey
3.2.1 In order to assess the existing traffic conditions, a traffic count survey was carried out at the
following locations in the vicinity of the Site on a 12 January 2023 (Thursday) during 07:30 —
09:30 and 17:30 — 19:30 and 7 October 2023 (Saturday) for the weekend peak hour period from
12:00 to 19:00. The locations of the surveyed junctions are presented in Figure 3.1.
« Hiram’s Highway/New Hiram’s Highway/Nam Pin Wai Road
« Hiram’s Highway/Wo Mei Hung Min Road
3.2.2 The identified weekday AM, weekday PM and weekend peak hours were 07:30 — 08:30, 17:45 —
18:45 and 16:45 — 17:45, respectively and the surveyed traffic flows are presented in Figure 3.2.
3.3 Existing Junction Capacity Assessment
3.3.1 Based on the existing traffic flows, the performances of the key junctions during the peak hour
were assessed. The results are summarized and presented in Table 3.1 and the detailed
junction capacity calculation sheets are attached in Appendix A.
Table 3.1 Existing Junction Performance
. Weekday Weekday
No. Junction Location Typlel Car()f)xmty AM Peak PM Peak Weekend
ndex Peak Hour
Hour Hour
Hiram’s Highway/ New Hiram’s Roundabout/
I1 1 Highway/ Nam Pin Wai Road DFC 0.63 0.52 0.51
Hiram’s Highway/ Wo Mei o
J2 Hung Min Road Priority/DFC 0.07 0.04 0.08
Note: (1) DFC = Design Flow to Capacity ratio for priority junction and roundabout.
3.3.2 ltcan be seen from Table 3.1 that the concerned junctions are operating satisfactorily during the

weekday AM, weekday PM and weekend peak hours.
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3.4

3.4.1

3.4.2

3.5

3.5.1

Existing Link Capacity Assessment

The Volume to Capacity (V/C) Ratios of Hiram’s Highway and New Hiram’s Highway were
assessed and the results are presented in Table 3.2.

Table 3.2 Link Capacity Assessment
Traffic Flow (pcu/hr) V/C Ratio
. . Capacit
Direction | Bound (ch/hr)(x) Weekday Week- Weekday Week-
AM PM end AM PM end
Hiram'’s NB 3,120 1,087 1,244 1,190 0.35 0.40 0.38
i 2
Highway SB 3,120 1,402 1,040 1,026 0.45 0.33 0.33
Hiram'’s EB 1,140 208 273 292 0.18 0.24 0.26
i (3)
Highway WB 1,140 47 69 58 0.04 0.06 0.05
New EB 3,120 1,225 874 877 0.39 0.28 0.28
Hiram’s
Highway® WB 3,120 997 1,245 1,216 0.32 0.40 0.39
Note: (1) Capacity refers to TPDM Vol.2 Ch. 2.4. The capacity for each bound of a 7.3m wide single-2-lane

(2)
©)
4)

carriageway is 850 veh/hr. A factor of 1.2 (based on the traffic count survey result) is adopted to convert
the capacity from veh/hr to pcu/hr.

The section between Ho Chung Road and New Hiram's Highway.

The section between New Hiram's Highway and Wo Mei Hung Min Road

The section between Hiram's Highway and Clear Water Bay Road.

As shown in Table 3.2, the concerned road sections are operating with spare capacity during

AM and PM hours.

Public Transport Services

At present, there are a few bus and minibus routes travelling along Hiram’s Highway and the

details of these routes are shown in Table 3.3 and Figure 3.3.

Table 3.3 Existing Bus Routes
Mode [ Route No. Terminating Points Frequency (min)
Bus 92 Sai Kung — Diamond Hill Station 12-25
96R Diamond Hill Station — Wong Shek Pier (Sat, Sun & PH only) 20-30

Interchange)

292P Sai Kung — Kwun Tong 1 trip per day
792M Tseung Kwan O Station — Sai Kung 15-25
GMB 1 Sai Kung — Kowloon Bay (Telford Gardens) 8-20
1A Sai Kung — Choi Hung (San Po Kong) 4
1S Sai Kung — Choi Hung (San Po Kong) (Overnight Services) 10-15
12 Sai Kung — Po Lam 10-15
101M Sai Kung — Hang Hau Station (via Sai Kung North Public Transport 3_30
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4.1.1

4.2

4.2.1

422

423

FUTURE TRAFFIC SITUATION

Design Year

It is anticipated that the proposed house development will be operation by 2030. To consider 3
years after the planned completion of the proposed house development, a design year of 2033
will be adopted in this study.

Traffic Forecast

Annual Traffic Census (ATC) — Historical Data

In order to establish the traffic growth rate in the vicinity of the Site, reference was made to the
2016 to 2021 Annual Traffic Census Reports published by Transport Department, reporting on
the annual average daily traffic (AADT) flows at the counting stations in the territory. The details
of the counting stations in the study area and the corresponding counts are shown in Table 4.1.

Table 4.1 Annual Traffic Census Data
Stn. Road Section AADT® Avg
No. Growth
Road From To 2016 | 2017 2018 2019 2020 2021 %
5017 \%gf‘; Anderson | Hiram's | ,o oo0 | 26,910 | 28450 | 28,980 | 28900 | 29,100 | .
Bay Road | RO Highway : (-84%) | (5.7%) | (1.9%) | (-0.3%) | (0.7%)
5466 \?vlgtaér Hang Hau | Hiram's | .o | 18,650 | 18,950 | 20,240 | 19,110 | 20,020 | o0
Bay Road | R%2d Highway : (-0.6%) | (1.6%) | (6.8%) | (-5.6%) | (4.8%)
sos5 | Hiram's \?V'ngr POTUNG | oe sqq | 24,080 | 24450 | 24,280 | 23,360 | 24,460 | o oo
Highway | pb2oaq | Road : (-6.1%) | (1.7%) | (-0.7%) | (-3.8%) | (4.7%)
rom | rarso | g9t [ 710 [ o | rvme Trosen [
Note: (1) Figures in bracket indicated the % increase between two years.

Table 4.1 shows that the AADT at the concerned ATC stations has an overall annual growth of
negative 0.8% in between the years of 2016 and 2021.

Territorial Population and Employment Data Matrix (TPEDM — Projection Data)

Reference was also made to the 2019 — based TPEDM data published by the Planning
Department. The population and employment data of year 2019 and 2031 are summarized in

Table 4.2.

Table 4.2 Population and Employment Data in Southeast New Territories District
Year 2019 2026 2031
Population 68,900 65,800 59,750
Employment 27,250 27,750 28,100
Total 96,150 93,550 87,850
Average Growth %| -0.39% (2019 to 2026) -1.25% (2026 to 2031)
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4.3

4.3.1

432

4.4

4.4.1

442

As shown in Table 4.2, the average annual growth rates for both population and employment
are negative. Based on the ATC historical data in Table 4.1 and the TPEDM projection data in
Table 4.2, a nominal growth rate of +1.0% will be adopted for the subsequent traffic forecasting.

Traffic Generation of the Proposed House Development

Reference was also made to the latest set of traffic generation and attraction rates documented
in Chapter 3 “Transport Considerations of Town Plans” of the TPDM, for the estimation of the
traffic generated by proposed house development. The ftraffic generation and attraction
numbers were shown in Table 4.3.

Table 4.3 Traffic Generation of the Proposed House Development

Unit / Weekday AM Peak | Weekday PM Peak Weekend Peak

Use Content
Gen. | Att. | Total | Gen. | Att. | Total | Gen. | Att. | Total

Adopted Trip Rates!"

Residential —

240m2 @ pcu/hr/flat |0.3012(0.2189| - [0.2235|0.3234| - |0.2235/0.3234| -

Traffic Generation/Attraction

Proposed House

17 flats 6 4 10 4 6 10 4 6 10
Development

Notes: Gen. — Generation; Att. - Attraction
(1) Mean trip rates from TPDM are adopted.
(2) The trip rates for PM peak hour are adopted for Weekend peak hour.

In view of the above, the proposed house development would generate two-way traffic flows of
10 pcu/hr in weekday AM peak hour, weekday PM peak hour and weekend peak hour,
respectively. The traffic distribution is shown diagrammatically in Figure 4.1.

Planned/Committed Developments

To estimate the future traffic flows generated and attracted by the nearby planned/committed
developments, updated information has been obtained from available information regarding the
planned and approved developments in the vicinity of the proposed development site, the details
of these developments are listed in Table 4.4.

Table 4.4 Planned/Committed Developments
Location Use Development
Parameters

Various Lot in D.D. 210, Ho Chung Residential 2,422 m? GFA
Lot 1003 in D.D. 214, Ho Chung Residential 5,344 m? GFA
Lot 2189 in D.D. 244, Nam Pin Wai Residential 8,320 m? GFA
Various Lots in D.D. 244 and Adjoining Government Residential 13,719 m? GFA
Land, Ho Chung, Sai Kung

Reference is made to Volume 1 of the TPDM published by the TD on the trip rates of the
foregoing developments to estimate their traffic generation and attraction. The estimated traffic
generation will be assumed to be travelling in the local road network in the same proportions as
the existing traffic demands when traffic forecast is prepared in this Study.
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4.5

4.5.1

452

453

4.6

4.6.1

46.2

Reference and Design Flows

The 2033 Reference Flows, i.e. the traffic flows in the vicinity without the proposed house
development, were estimated based on the following equation.

2033 Reference Flows = 2023 Existing Traffic Flows x (1 + 1.0%)'° + Traffic Flows
Generated by the Planned/Committed Development

The 2033 Design Flows, i.e. the traffic flows in the local road network with the traffic generated
by the proposed house development, were estimated based on the following equation:

2033 Design Flows = 2033 Reference Flows + Traffic Flows Generated by the
Proposed House Development

The 2033 Reference and Design Flows are shown in Figure 4.2 and Figure 4.3, respectively.
Junction Capacity Assessment

Assessments of the junction performance were based on the reference and design flows for the
year 2033. The results are summarized and presented in Table 4.6 and detailed junction

capacity calculation sheets are presented in Appendix B.

Table 4.6 Junction Capacity Assessment for Design Year 2033

Type/ 2033 Reference 2033 Design

Jun. Junction Capacity Week Week
No. eek- eek-
Index AM PM end AM PM end

Hiram’s Highway/ New Roundabout

J1 | Hiram’s Highway/ Nam 0.71 0.59 0.58 0.71 0.59 0.58
: . / DFC

Pin Wai Road

Hiram's  Highway/ Wo | oo mrc | 010 | 005 | 040 | 011 | 006 | 0.11

J2 Mei Hung Min Road

Note: (1) DFC = Design Flow to Capacity ratio for priority junction and roundabout.

As shown in Table 4.6, all concerned junctions will operate with capacities in future scenarios.
Therefore, the additional traffic generated by the proposed house development is not anticipated
to induce significant traffic impact onto the adjacent junctions.
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4.7 Link Capacity Assessment

4.7.1

are presented in Table 4.7.

The V/C Ratios of Hiram’s Highway and New Hiram’s Highway were assessed and the results

Table 4.7 Year 2033 Link Capacity Assessments
Traffic Flow (pcu/hr) V/C Ratio
. . Capacity
Direction Bound (pcufhr) () Weekday Week- Weekday Week-
AM PM end AM PM end
2033 Reference Scenario
Hiram’s NB 3,120 1,205 1,375 1,316 0.39 0.44 0.42
Highway'® SB 3,120 1555 | 1,155 | 1,140 | 0.50 0.37 0.37
Hiram’s EB 1,140 236 308 329 0.21 0.27 0.29
Highway'® WB 1,140 60 80 68 0.05 0.07 0.06
New Hiram’s EB 3,120 1,379 984 988 0.44 0.32 0.32
Highway WB 3,120 1,122 1,402 1,371 0.36 0.45 0.44
2033 Design Scenario
Hiram’s NB 3,120 1,206 1,375 1,316 0.39 0.44 0.42
Highway'® SB 3,120 1555 | 1,156 | 1,141 | 0.50 0.37 0.37
Hiram’s EB 1,140 240 314 335 0.21 0.28 0.29
Highway® WB 1,140 61 80 68 0.05 0.07 0.06
New Hiram’s EB 3,120 1,379 984 988 0.44 0.32 0.32
Highway WB 3,120 1126 | 1407 | 1376 | 036 0.45 0.44
Note: (1) Capacity refers to TPDM Vol.2 Ch. 2.4. The capacity for each bound of a 7.3m wide single-2-lane
carriageway is 850 veh/hr. A factor of 1.2 (based on the traffic count survey result) is adopted to convert
the capacity from veh/hr to pcu/hr.

(2) The section between Ho Chung Road and New Hiram's Highway.

3) The section between New Hiram's Highway and Wo Mei Hung Min Road

(4) The section between Hiram's Highway and Clear Water Bay Road.

4.7.2 As shown in Table 4.7, all the concerned road sections will operate with capacity during AM and
PM hours in both reference and design scenarios.
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5.1

5.1.1

5.2

5.2.1

522

INTERNAL TRANSPORT FACILITIES
Access Arrangement

At present, there is no proper vehicular access to the Site. An access road will be formed
connecting Wo Mei Hung Min Road and the access road to Villa Royale. The proposed
vehicular access will be located along this access road. The access arrangement is presented
in the master layout plan enclosed in Appendix C.

Internal Transport Facilities
The internal transport facilities to serve the proposed house development will be provided in

accordance with the Hong Kong Planning Standards and Guidelines (HKPSG). The required
and the proposed provisions for the proposed house development are shown in Table 5.1.

Table 5.1 Proposed Parking Provisions
Type HKPSG’s Requirements Reql_m:ed Propp s.ed
Provision | Provision

Proposed House Development (17 Houses)

For Residents

Parking Requirements = GPS x R1 x R2 x R3 where

Unitsize | N\ GPS R1 | R2 | R3
nit
Car Parking FS>160m2 | 17 | 1SPaceper | .41 4 | 431 53 39 34
4 — 7 units

Space

For Visitors

private residential developments with 75 units or less per _ 5

block, the visitor car parking provision will be determined

by TD on a case-by-case basis.

TOTAL CAR PARKING 23-39 36 ™

Motorcycle
Parking Space 1 space per 100 - 150 flats 1 1
Loading / . .
Unloading Bay 1 bay per residential block 1 1

Note: (1) including 1 accessible car parking spaces for 1 — 50 total car parking spaces.

Based on Table 5.1, a total of total of 36 car parking spaces (34 for residents and 2 for visitors,
including 0 disable car parking space), 1 loading/unloading bay will be provided to fulfil the
requirements of the HKPSG. Table 5.2 lists out the dimensions required for each type of
spaces to follow and the master layout plan is enclosed in Appendix C.
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Table 5.2 Summary of Overall Transport Facilities Provision
Proposed Provision
Facilities Dimensions o
Phase 1 Remaining Total
Phase
. 2.5m (W) x 5.0m (L)
Car Parking Space x 2.4m (H) 28 8 36
1.0m (W) x 2.4m (L)
Motorcycle Park Space x 2.4m (H) 1 0 1
Goods Vehicle Loading HGV: 3.5m (W) x 1 0 1
/ Unloading Bay 11.0m (L) x 4.7m (H)

5.3 Swept path Analysis

To ensure smooth manoeuvring of the parking area, swept path analysis was conducted to
demonstrate that adequate space is provided for the vehicles for manoeuvring and presented in
Figures SP-01 — SP-04.

5.3.1
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6.1

6.1.1

6.2

6.2.1

SUMMARY AND CONCLUSION
Summary

The applicant proposed to develop various lots in D.D. 244, Nam Pin Wai, Sai Kung, New
Territories into a house development.

The Site is currently zoned as “Green Belt” (“GB”) on the Approved Ho Chung Outline Zoning
Plan (OZP) No. S/SK-HC/11. It is the applicant’s intention to request for rezoning of the Site to
Residential (Group C)1 ("R(C)1") use which is intended for a house development. As the
proposed uses is not under Column 1 and Column 2 uses, a Section 12A rezoning application is
required for the proposal.

Traffic count surveys were carried out on 12 January 2023 (Thursday) during 07:30 — 09:30 and
17:30 — 19:30 and 7 October 2023 (Saturday) for the weekend peak hour period from 12:00 to
19:00. The identified weekday AM, weekday PM and weekend peak hours were 07:30 — 08:30,
17:45 — 18:45 and 16:45 — 17:45, respectively. Junction capacity assessment based on the
observed flows shows that all concerned junctions are performing satisfactorily during the
weekday AM, weekday PM and weekend peak hours.

The proposed house development would generate two-way traffic flows of 10 pcu/hr in weekday
AM peak hour, weekday PM peak hour and weekend peak hour, respectively. By assigning the
additional development traffic to the 2033 Reference Flows, the 2033 Design Flows were
obtained.

Junction and link capacity assessments were carried out at the key junctions and road links in
the vicinity for the year 2033. The results have indicated that all junctions and road links will
operate satisfactorily for both reference and design scenarios. Therefore, it is anticipated that
the proposed house development will not induce significant traffic impact to the surrounding road
network.

The internal transport facilities of the proposed house development will be provided in
accordance with the recommendations in the HKPSG. The proposed house development will
provide a total of 36 car parking spaces (34 for residents and 2 for visitors), 1 motorcycle parking
space and 1 loading/unloading bay.

Conclusion
From the assessment results, it can be concluded that the proposed house development will not

induce significant traffic impact on the surrounding road network and the development proposal
is considered acceptable from traffic engineering point of view.
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Application for Amendment of Plan under Section 12A of the Town Planning Ordinance (Cap. 131) to
Rezone the Application Site from “Green Belt” to “Residential (Group C)1” for
Proposed House Development at Various Lots in D.D. 244 and Adjoining Government Land, Nam Pin Wai, Sai Kung TIA Report

Appendix B

Junction Capacity Assessment
— Reference & Design Scenarios

LLA Consultancy Ltd
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Application for Amendment of Plan under Section 12A of the Town Planning Ordinance (Cap. 131) to
Rezone the Application Site from “Green Belt” to “Residential (Group C)1” for
Proposed House Development at Various Lots in D.D. 244 and Adjoining Government Land, Nam Pin Wai, Sai Kung TIA Report
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	1.1.1 This Visual Impact Assessment (“VIA”) is prepared in support of the Planning Application for Amendment of Plan under Section 12A of the Town Planning Ordinance (Cap. 131) for Mixed Use Development (Residential and Commercial) at Lot 796 and 1008...
	1.1.1 With a site area of about 16,965m2, the majority part of the Application Site (about 10,014 m2, about 59.0%) falls within an area zoned “OS”. A minor portion of the land within the Application Site are zoned as “AGR” (about 5,023m2, about 29.6%)...
	1.1.2 The Application Site area is about 6,601m2, which comprises of about 6,080m2 (about 92.1%) of private lots and about 521m2 (about 7.9%) of Government Land. Among the private lots, about 83.4% are solely owned by the Applicants (i.e. Sites A, B a...
	1.1.3 Currently, the Application Site is mostly vacant except the approved access road under planning application No. A/SK-HC/223 which is under construction. A few trees in fair to poor condition with generally low amenity value are scattered along t...
	1.1.4 Point (g) of paragraph 2.3 of the Town Planning Board Guidelines No. 41 (“TPB PG-No. 41”) states that a VIA is required when “the proposal may affect existing visually sensitive areas, visual amenities and visual resources on-site or off-site en...
	1.1.5 The outline for the VIA is set out below:

	2 VISUAL CONTEXT OF THE APPLICATION SITE AND ITS SURROUNDING AREA
	2.1  Site Context and Existing Land Use
	1.1.1 The Application Site is about 16,965m2, of which about 7882.7m2 (about 46.5% of the Application Site) is under private ownership and about 9081.4m2 (about 53.5% of the Application Site) is Government Land. The private lots comprise Lots 796 and ...
	2.1.1 The Application Site is located at various lots in D.D. 244 and adjoining Government Land in Nam Pin Wai, Sai Kung. Referring to Figure 1, the Application Site is situated between a “R(C)1” zone and the amenity slope of New Hiram’s Highway zoned...
	2.1.2 With a site area of about 6,601m2, the Application Site comprises of an approved access road (about 1,246m2) which is the subject of an approved S16 Planning Application (No. A/SK-HC/223), as well as land areas bisected by the approved access ro...
	2.1.3 There is an existing vehicular and pedestrian access to the northern-east of the Application Site connecting to Ping Che RoadIn terms of site topography, the approved access road is at a site level of about 19mPD, forming the highest point of th...

	2.2 Surrounding Context
	2.2.1 The Application Site is predominantly surrounded a number of brownfield uses such as open storage, workshops, plants and factories. A number of existing village type developments are also located near to the Application SiteThe Application Site ...
	2.2.2 Please refer to Figure 1 for the surrounding context of the application site.


	3 The Indicative Scheme (Jane to confirm)
	3.1 Introduction
	3.1.1 The Indicative Scheme has been carefully designed having due regard to various site constraints such as multiple land ownership as well as technical considerations such existing trees, environmental and transport arrangement. The Indicative Sche...
	1.1.1 The Indicative Scheme aims to facilitate an integrated and well-planned mixed-use development with a seamless integration with the residential, commercial, retail and social welfare facilities, and the planned transport infrastructure. The schem...
	3.1.2 The general planning and design principles of the indicative development scheme shall refer to Section 4 in the Ssupporting Pplanning Sstatement.

	1.1 The general planning and design principles of the indicative development scheme shall refer to Section 4 in the supporting planning statement.
	1.1
	1.1
	3.2 Proposed Key Development Parameters
	3.2.1 The proposed key development parameters of the Indicative Scheme are summarised in Table 3.1 below. Please also refer to Appendix A of the Supporting Planning Statement for the architectural plan of the Indicative Scheme.
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	4 ASSESSMENT AREA AND SELECTION OF VIEWING POINTS
	4.1 Assessment Area
	4.1.1 According to the TPB PG-No. 41, the Assessment Area is defined by approximately three times of overall maximum BH of the subject development (175mPD 28mPD – 16mPD site formation level), i.e. 159m12m. Thus, a radius of 477m 36m (i.e. 159m 12m × 3...

	4.2 Selection of Viewing Points
	4.2.1 When assessing the potential visual impacts of the Indicative Scheme, the classification of VPs is categorised as follows:
	4.2.2 A total of 5 6 VPs are considered to be mostly impacted by the Indicative Scheme at the Application Site (Figure 2 refers). The evaluated short-range, medium-range and long-range VPs include:
	4.2.3 VP1: Footbridge across Hiram’s HighwayPing Che Mini-Soccer Pitch – This VP is located at about 230m 165m to the sounorth of the Application Site., Iit is a public footbridgeplayground linking up two sides of Hiram’s Highway.with It allows the vi...
	1.1.1 1 football court and 1 children playground. This VP allows for the assessment of medium-range visual impact on the users who engage in sport activities and enjoy leisure activities. Since users are likely to be engaging in active recreational us...
	1.1.1 VP2: Hong Kong Baptist Assembly – This VP is located at the entrance of Hong Kong Baptist Assembly. It is a camp site and expected to attract youngsters and visitor for outdoor activities. This VP is located at about 320m to the southeast of the...
	4.2.4 VP2: Bus Stop along Hiram’s Highway near Heung Chung Road – This VP is located at a distance of about 40m to the southeast of the Application Site. There are bus and minibus stops providing transport services. This VP allows for the assessment o...
	4.2.5 VP3: Wo Mei Public Parking Bus Stop at Ta Kwu Ling Rural Centre Government Offices – This VP is a public parking lot located at about 142m 10m to the north south of the Application Site near Ta Kwu Ling Rural Centre Government Offices. It allows...
	4.2.6 VP4: Footpath outside Wo Mei Village Office Tsung Shan – This medium-range VP is located at located at the junction near Wo Mei Village Office and main entrance to Wo Mei Village and it is about 130m to the southeast of Application Site. This lo...
	4.2.7 VP5: Footpath alongto the natural stream to the north of Mok Tse Che Wo Keng Shan – This VP is located at a distance of about 165m to the southwest of the Application Site. This medium-range VP is selected as it is one of the pedestrian routes l...
	4.2.8 VP6: Footpath along Nam Pin Wai Road – This VP is located at a distance of about 150m to the southwest of the Application Site. This medium-range VP is selected as it is a local road linking up Ho Chung New Village and nearby residential develop...


	ASSESSMENT OF VISUAL IMPACT
	5      ASSESSMENT OF VISUAL IMPACT
	5.1.1 This Section examines the visual impact of the Indicative Scheme by comparing it with the Planned Condition. Reference is made to TPB PG No. 41 and the following Table (Table 5.1) summarises the relevant appraisal aspects. The visual appraisal f...
	5.1.2 TPB PG No. 41 sets out the classifications of visual impact and its associated description. The classifications are tabulated below to appraise the Overall Visual Resultant Impact of the Proposed DevelopmentProposed  ondevelopment on the Visual ...
	A Baseline Scheme (i.e. subject to a maximum GFA of 124,748.092 m2 and a maximum BH of 45 storeys) has been formulated as the evaluation basis for assessing the visual impacts of the Indicative Scheme in this VIA. Same development considerations as th...
	5.1.3 This mediumlong-range VP located at Hiram’s Highway Ng Chow Road near San Uk Tsai Village and representing the kinetic view of active recreational userspedestrians who have a direct view towards the Application Site from the norsouth. As the app...
	5.1.4 Effects on Visual Composition – The visual composition from this VP under the existing existing condition comprises of Hiram’s Highway and the roundabout in the foreground, Green Beltroadside trees and low-rise workshop in the middle-ground, in ...
	5.1.5 Effects on Visual Obstruction and Visual Permeability – Visual permeability to the open sky view at the backdrop will be partly impeded by the proposed commercial and residential buildingsdevelopment under both Baseline Scheme and Indicative Sch...
	1.1.1
	5.1.6 Effects on Public Viewers – The Mini-Soccer PitchFootbridge across Hiram’s Highway is mainly for pedestrians with transient viewing duration users engaging in active recreational uses at the play area who are less attentive to distant views towa...
	1.1.1 Effects on Visual Elements/Resources – The major visual resources of this VP comprise roadside plantation of roundabout in the foreground, the Green Belt trees and low-rise buildings in the middle-ground, and mountain and open sky in the backgro...
	1.1.1 Effects on Visual Elements/Resources – The major visual resources of this VP comprise roadside trees and low-rise workshop in the foreground and open sky view in the background. Although both schemes have compatible building heights with predict...
	5.1.7
	5.1.8 Based on the above, the Indicative Scheme will bring slightly adversenegligible visual impact to the recreational users oifn Footbridge across Hiram’s Highway Ping Che Mini Soccer.
	5.1.9 This mediumshort-range VP is located to the southeast of the Application Site at Heung Chung RoadPing Che Road. It represents views of recreational users at street level looking directly towards the Application Site. The southeastern part of pro...
	5.1.10 Effects on Visual Composition – The visual composition of this VP includes the Wo Mei Hung Min Road, and retaining wall withPing Che Road and tree clusters low-rise workshops along the Pine Che Road in the foreground, roadside trees along Wo Me...
	5.1.11 Effects on Visual Obstruction and Visual Permeability –  Visual permeability to the open sky will be impeded by the commercial and residential buildingspropose development under the Baseline Scheme which has narrow gap for direct view to the sk...
	5.1.12 Effects on Public Viewers – From this VP, public viewers will be able to see a small proportion of the new developments at the Application Site. As this VP is transient in nature with the public viewers being oblivious to the visual difference ...
	5.1.13 Effects on Visual Elements/Resources –  The tree groups, mountain view and open sky are the key visual elements at this VP. Despite the Indicative Scheme will be partly visible, the mountain view and sky view are largely maintained. Although bo...
	1.1.1 Overall, the visual impact of the Indicative Scheme to this VP is considered negligible. With reference to the above, the Indicative Scheme will bring partly enhanced visual impact to the recreational users in Hong Kong Baptist Assembly.
	5.1.14
	5.1.15 This transient short-range VP is located to the north south of the Application Site at near Wo Mei Hung Min RoadPing Che Road. It represents views of carpark users, pedestrians and road users at street level looking directly towards the Applica...
	5.1.16 Effects on Visual Composition – The visual composition from this VP under the existing condition comprises Wo Mei Hung Min Road Ping Che Road in the foreground, roadside tree clusterss along Ping Che Road and low-rise workshop in the middle gro...
	5.1.17 Effects on Visual Obstruction and Visual Permeability – Visual permeability to the mountain backdrop will be impeded by the approved house at adjoining ‘R(C)1’ zone under the planned condition. Given the similar building height in the Indicativ...
	5.1.18 Effects on Public Viewers – From this VP, public viewers will be able to see the developments at the Application Site and open sky view will be screened off by proposed developmentproposed .development. As this VP is transient in nature with th...
	5.1.19 Effects on Visual Elements/Resources – The major visual resources of this VP are the tree cluster in the foreground and sky view at the background. Despite the Indicative Scheme will be visible at the middle ground, it will be embedded with the...
	5.1.20 Based on the above, the Indicative Scheme will bring negligible partly enhanced visual impact to the pedestrians and road carpark users and pedestrians at Wo Mei Public Parking bus stop near Ta Kwu Ling Rural Centre Government Offices.
	5.1.21 This longshort-range VP locates at the viewing pavilion of Tsung Shanjunction near Wo Mei Village Office and main entrance to Wo Mei Village and represents views of villagers and residents of Wo Mei Village and nearby residential developmentsth...
	5.1.22 Effects on Visual Composition – The visual composition from this VP under the existing condition comprises hillside shrublands and tree groupHiram’s Highways in the foreground, low-rise buildings and roadside plantation along Hiram’s Highway an...
	1.1.1  effects of the Indicative Scheme on visual composition are considered negligible as compared to the Baseline Scheme.
	5.1.23 Effects on Visual Obstruction and Visual Permeability, Public Views and Visual Resources – Both Planned Condition and Indicative Scheme will not be visible due to blockage of existing roadside plantation along Hiram’s Highway and Wo Mei Hong Mi...
	5.1.24 Based on the above, the Indicative Scheme will bring negligible visual impact to this VP.
	5.1.25 This mediumfar-range VP is located to the northeast southwest of the Application Site at hiking trial of Wo Keng Shanon a pedestrian route linking up the village road to the west of Yosemite and Mok Tse Che Road. It represents views of villager...
	5.1.26 Effects on Visual Composition – The visual composition from this VP under the existing condition includes hillside plantationroadside plantation in the foreground, low-rise residential buildings and roadside plantationof The Yosemite in the mid...
	5.1.27 Effects on Visual Obstruction and Visual Permeability, Public Views and Visual Resources – Both Planned Condition and Indicative Scheme will not be visible due to blockage of existing residential buildings of The Yosemite. Therefore, effects on...
	1.1.1 Effects on Visual Obstruction and Visual Permeability – Visual permeability to the mountain backdrop will be partly impeded by the residential blocks under both the Baseline Scheme and Indicative Scheme. Given both Schemes have similar building ...
	1.1.1 Effects on Public Viewers – Public viewers are expected to experience limited visual changes brought by the Indicative Scheme from this VP as compared to the Baseline Scheme, with the same building heights and unnoticeable difference in their bu...
	1.1.1 Effects on Visual Elements/Resources – The major visual resources of this VP comprise hillside plantation in the foreground and mountain view and open sky in the background. The quality and character of these visual resources will remain unchang...
	5.1.28 Based on the above, the Indicative SchemeIndicative Scheme will bring negligible visual impact to this VP.
	5.1.29 This medium range VP is located to the northwest of the Application Site at the local road linking up Ho Chung New Village and nearby residential developments such as Dynasty Lodge and Villa Royale. It represents views of villagers and resident...
	5.1.30 Effects on Visual Composition – The visual composition from this VP under the existing condition includes roadside plantation and Nam Pin Wai Road at the foreground, low-rise residential buildings of Villa Royal in the middle ground and open sk...
	5.1.31 Effects on Visual Obstruction and Visual Permeability, Public Views and Visual Resources – As both Planned Condition and Indicative Scheme would be fully obstructed by the existing residential buildings of Villa Royal and approved house at adjo...
	5.1.32 Based on the above, the Indicative Scheme will bring negligible visual impact to this VP.
	5.1.33 A summarised assessment of the visual impacts of the Indicative Scheme is given in Table 5.3.

	6 CONCLUSION
	6.1.1 This VIA is prepared in support of the Planning Application for Amendment of Plan under Section 12A of the Town Planning Ordinance (Cap. 131), in support of the rezoning from “Green Belt” (“GB”) zone to “Residential (Group C) 1” (“R(C) 1”) zone ...
	6.1.2 In this Visual Impact Assessment, a total of 5 6 VPs (including short, medium and long-range) have been assessed, among which 2 are of high-medium visual sensitivity and 3 arewhich 6 of them are medium visual sensitivity. In short, 1 VP is ident...
	6.1.3 In addition, design features incorporated into the Indicative Scheme, including the carefully designed building disposition/ layout to maximise the visual permeability, integrated landscape design to enhance the visual amenity of the area as wel...
	6.1.4 Based on the above, the Proposed Amendment demonstrated by the Indicative Scheme is considered to be fully acceptable from visual perspective.
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