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2. SITE AND PLANNING CONTEXT 
 
2.1 Location and Site Context 
2.1.1 Subsequent to the approval of the previous rezoning application, the 

Applicant has lodged the land exchange application to the Lands 
Department. With reference to the latest draft lease plan, the current site 
boundary includes additional G-land of irregular shape, which these G-
land could not be developed on its own due to its small, narrow and 
elongated shape.  

 
2.1.2 The Application Site is bounded by the nullah to the west, temporary 

structures on the “Government, Institution and Community” (“G/IC”) zone 
and a housing development named Lingrade Garden to the north, and 
Light Rail Lam Tei Station to the east adjacent to a public footpath and 
cycle track. An existing public passageway of the Applicant’s landholding 
connecting Lam Tei Station and the village houses to the further north-
west and across the nullah dissects the north-eastern quarter of the 
Application Site (see Photo 2.1). The Tuen Ma Line viaduct is elevated at 
around +21mPD east of the Light Rail track. The vehicular access (on an 
unnamed road) to the Application Site is provided at the southern end 
branching off from Ng Lau Road (see Photo 2.2) coming from Lam Tei 
Interchange to the south. Figure 2.1 below shows the Application Site 
location and context.  
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3.2.6 As indicated in Figure 3.3, the proposed “R(B)4” zoning is separated 

from the main “R(B)1” zone by a G/IC site and a housing development 
named Lingrade Garden.  

 
3.3  Design Considerations 

 
Appropriate Tower Setback 
 

3.3.1 In order to avoid compromising the existing built environment and 
minimize the sense of spatial oppression, towers along the northern and 
western boundaries are proposed to set back to allow a smoother 
transition to the surroundings. In particular, Towers 1 and 4 that are 
fronting the nullah along the western boundary are proposed to be 
setback for at least 7m while Tower 2 that is abutting the re-provided 
public access at the northern boundary is proposed to set back for about 
15m.  

 
 
 
 
 

Figure 3.3 Proposed “R(B)4” Zoning Boundary 
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Careful Tower Disposition to Provide a 15m-wide Building 
Separation 
 

3.3.2 On top of building setback, the proposed layout has duly considered 
maximizing building gaps to create a spacious development and to 
enhance the air ventilation performance. Building separation of not less 
than 15m would be provided to  enhance E-W wind penetration. A central 
amenity square containing a swimming pool would be provided for 
enjoyment.  Figure 3.4 below shows the indicative ground floor plan of 
the Proposed Development.  

 
Varying Building Height Design  
 

3.3.3 Considering the proximity to Light Rail Lam Tei Station and the Tuen Ma 
Line Railway Viaduct, varying height bands ranging from +59.8mPD to 
+107.8mPD or 14 to 27 storeys is proposed. The varying BH design 
would be able to add visual interest to the surrounding.  
 
Single-Aspect Tower Design   
 

3.3.4 In consideration of the railway noise of Tuen Ma Line and Light Rail 
Transit, the proposed development scheme has incorporated single-
aspect tower design to reduce the railway noise impact from the Tuen Ma 
Line and Light Rail Transit running north-south to the east of the 
Application Site.  
 
 

 

 

 

 

Figure 3.4 Indicative Block Plan  
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• Water feature is also proposed along the north-eastern edge 

adjacent to the clubhouse at Towers 1 and 2 to increase the visual 
interest for the residents from the clubhouse; 

• Besides the passive area, an outdoor swimming pool is proposed at 
the centre near Tower 3 for the residents to exercise and enjoy; and 

• To provide a pleasant walking experience, wiggled pedestrian path 
that co-serves as a jogging path with lush planting is proposed along 
the western boundary to create an interesting experience.  

 
At 1/F 

• 1/F of Towers 1 and 2 will co-serve as a refuge floor and permeable 
sky-garden. Mix plantings are proposed at the edges to maximize the 
greenery. 
 

3.4.3 The Proposed Development will provide not less than 1m2 of communal 
open space per person. The detailed landscape proposal and the 
Landscape Master Plan are appended in Appendix H. 
 

3.5 Tree Preservation and Removal Proposal 
3.5.1 A tree survey was conducted in May 2022 and 224 nos. of trees within 

the Application Site are identified. There is no endangered tree specifies 
identified. The Tree Preservation and Removal Report (TPRR) is 
appended in Appendix I.  

 
3.5.2 Whilst, among the existing trees surveyed, 145 nos. of Leucaena 

leucocaphala are identified. With reference to the Guideline Notes on 
TPRR for Building Development in Private Projects – Compliance with 
Tree Preservation Clause under Lease of LAO Practice Note 6/2023, 
trees of undesirable species, such as Leucaena leucocaphala, 
characterized by its aggressive and invasive growing habits and ability to 
prevent natural succession of native species would not need to be 
compensated if felled. Therefore, all 145 nos. of Leucaena leucocaphala 
are proposed to be felled without compensatory planting requirement. 

 
3.5.3 Apart from these 154 nos. of trees, another 79 nos. of trees are proposed 

to be felled due to their unrecoverable health problem, poor condition, 
and low survival rate after transplanting. There is no endangered tree 
species identified in the tree survey under the listing in ‘Protection of 
Endangered Species of Animals and Plants Ordinance (Cap. 586)’. 
Besides, there is no “Champion” trees or “Old and Valuable” trees 
observed within the Application Site or its periphery. That being said, a 
compensation ratio of 1:1 will be achieved with 79 nos. of compensatory 
trees to be provided in the Proposed Development. Table 3.2 below 
shows the summary of the tree felling and compensation proposal.  
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relevant noise criteria stipulated in the HKPSG. Therefore, it is 
anticipated that the Proposed Development will not be subjected to 
adverse fixed noise impact. 
 
Traffic Noise  

 
4.2.3 With the implementation of mitigation measures including acoustic 

window / balcony, full compliance of the HKPSG recommended criterion 
of 70 dB(A) for L10 (1-hr) would be achieved at all NSRs. Therefore, the 
Proposed Development will not be subjected to adverse traffic noise 
impact. 

 
 Air Quality 
 
4.2.4 An assessment area of 500m radius from the Application Site boundary 

has been adopted to assess the air quality impacts due to the chimney 
and vehicular emissions. The quantitative assessment shows that full 
compliance of air quality objectives (AQOs) is predicted at all air sensitive 
receivers (ASRs) of all heights for all pollutants, hence, there would be no 
adverse air quality impact on the Proposed Development. 

 
4.3 Visual Considerations 
4.3.1 To assess the potential visual impact of the Proposed Development on 

the overall visual quality of the surroundings, a Visual Impact Assessment 
has been conducted. Please refer to Appendix D for more details.  

 
4.3.2 A total of 7 public viewpoints (“VP”) have been selected to assess the 

visual impact of the Proposed Development against the Baseline 
Development Scheme, which refer to the approved scheme with a BH of 
8 storeys or +35mPD. Among the 6 VPs, the overall visual impact 
anticipated ranges mostly from slightly adverse to moderately adverse.  

 
4.3.3 However, with the proposed mitigation measures including carefully tower 

disposition, tower setbacks along the nuallah, varying BH design, 
provision of building separations and appropriate façade design in place, 
the Proposed Development is considered acceptable in the Lam Tei area.  

 
 
 
 
 
 
 
 
 
 
 


	1. Introduction
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	2.1.3 With a generally flat topography, the Application Site is paved at a site level of around +6.6mPD to +6.8mPD and is currently vacant.
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	2.2.1 The Application Site falls within an area zoned “R(B)1” on the approved OZP. According to the Notes of the OZP, the “R(B)1” zone is imposed with a PR restriction of 1, maximum site coverage of 40%, maximum no. of storeys of 4 storeys over a sing...
	2.2.2 As stated in the Explanatory Statement of the OZP, as the “R(B)” zoned areas are located adjacent to Castle Peak Road and Fuk Hang Tsuen Road, noise mitigation measures such as the use of screening structures and the adoption of self-protective ...
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	2.2.5 Lam Tei Vegetable Depot is located adjacent to the Tuen Ma Line viaduct within an elongated “Commercial” (“C”) zone (see Photo 2.3). According to the Notes of the OZP, this “C” zone is intended primarily for commercial developments, which may in...
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	3. THE PROPOSED DEVELOPMENT
	3.1         The Approved Rezoning Scheme
	3.1.1 The Application Site is subject to an approved rezoning scheme, which was approved by the Board in September 2021. The Applicant has proven it is technical feasible to put forward a residential development of 9 blocks of not more than 8 storeys ...
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	3.2.1 The purpose of this rezoning proposal is to allow higher development intensity (but remains medium-density) at the Application Site, which is technically feasible and is not incompatible with existing and planned uses.
	3.2.2 The following lists out the key design objectives of the Proposed Development for the Board’s consideration:
	3.2.3 With a rationalized site boundary of an area of 8,896m2, the Development Site is proposed for a medium-rise residential development with a PR of not more than 5 and a maximum BH of +107.8mPD. Like the approved scheme, the Proposed Development ai...
	3.2.4 The indicative Master Layout Plan and Section Plans are appended in Appendix A.
	3.2.5 According to the Notes of the OZP, there are three sub-zones (i.e. R(B)1, R(B)2 and R(B)3) under the “R(B)” zoning at present. The Applicant proposes to rezone the Application Site into a new “R(B)4” zoning with the highlighted amendment to the ...
	3.2.6 As indicated in Figure 3.3, the proposed “R(B)4” zoning is separated from the main “R(B)1” zone by a G/IC site and a housing development named Lingrade Garden.

	3.3  Design Considerations
	3.3.1 In order to avoid compromising the existing built environment and minimize the sense of spatial oppression, towers along the northern and western boundaries are proposed to set back to allow a smoother transition to the surroundings. In particul...
	3.3.2 On top of building setback, the proposed layout has duly considered maximizing building gaps to create a spacious development and to enhance the air ventilation performance. Building separation of not less than 15m would be provided to  enhance ...
	3.3.3 Considering the proximity to Light Rail Lam Tei Station and the Tuen Ma Line Railway Viaduct, varying height bands ranging from +59.8mPD to +107.8mPD or 14 to 27 storeys is proposed. The varying BH design would be able to add visual interest to ...
	3.3.4 In consideration of the railway noise of Tuen Ma Line and Light Rail Transit, the proposed development scheme has incorporated single-aspect tower design to reduce the railway noise impact from the Tuen Ma Line and Light Rail Transit running nor...
	3.3.5 To continue to facilitate pedestrian movement between the nullah and Castle Peak Road, the Applicant proposes a 3m wide replacement footpath for public use at the northern end within the Application Site adjacent to Lingrade Garden. This will be...
	3.3.6 To minimize visual impact to the surrounding and to maximize at-grade open space, car parking spaces are placed within the 2 basement levels. Besides, the Applicant proposes to minimize the ground floor footprint to only underneath the towers as...

	3.4 Landscape Design and Proposal
	3.4.1 In formulation of the landscape design of the Proposed Development, the following primary landscape objectives have been considered and adopted:
	3.4.2 The landscape proposal is summarised as follows.
	3.4.3 The Proposed Development will provide not less than 1m2 of communal open space per person. The detailed landscape proposal and the Landscape Master Plan are appended in Appendix H.

	3.5 Tree Preservation and Removal Proposal
	3.5.1 A tree survey was conducted in May 2022 and 224 nos. of trees within the Application Site are identified. There is no endangered tree specifies identified. The Tree Preservation and Removal Report (TPRR) is appended in Appendix I.
	3.5.2 Whilst, among the existing trees surveyed, 145 nos. of Leucaena leucocaphala are identified. With reference to the Guideline Notes on TPRR for Building Development in Private Projects – Compliance with Tree Preservation Clause under Lease of LAO...
	3.5.3 Apart from these 154 nos. of trees, another 79 nos. of trees are proposed to be felled due to their unrecoverable health problem, poor condition, and low survival rate after transplanting. There is no endangered tree species identified in the tr...

	3.6 Internal Transport Provision
	3.6.1 The unnamed vehicular access road between the Application Site and Ng Lau Road is at present sub-standard of about 6m wide. The section near Ng Lau Road is a suspended concrete structure spanning over the nullah.
	3.6.2 With reference to the approved scheme, the existing access road and the unnamed road connecting the Proposed Development with Ng Lau Road is planned to be upgraded to a 7.3m wide carriageway with a 2m wide footpath and a 2m wide cycle track. The...
	3.6.3 The Application Site is well served by public transport. The Light Rail Lam Tei Station is located within five minutes walking from the Application Site. The Light Rail Transit also functions as a feeder service to the Tuen Ma Line with key inte...
	3.6.4 The proposed parking provision complies with the high-end requirement of the Hong Kong Planning Standards and Guidelines (HKPSG), which the car parking spaces will be provided in two basement storeys while the  loading / unloading bays will be p...

	3.7  Implementation
	3.7.1 While the Applicant has applied to LandsD on relevant lease administration procedures concerning the approved scheme, with the strong commitment of the Applicant’s in contributing to increasing housing supply in the territory, the Proposed Devel...


	4. Technical Considerations
	4.1 Traffic Considerations
	4.1.1 In order to assess the potential traffic impact of the Propsoed Development on surrounding road network, a Traffic Impact Assessment (TIA) has been carried out (see Appendix B). Manual classified counts were conducted at 9 junctions which are lo...
	4.1.2 Year 2033 has been adopted as the design year in which its peak hour traffic flows at the 9 junctions were assessed with reference to the BDTM, estimated growth from 2031 to 2033 and expected traffic generation by the planned / committed develop...

	4.2 Environmental Considerations (see Appendix C)
	4.2.1 Railway noise due to Tuen Ma Line and Light Rail Transit on the Proposed Development has been assessed. The cumulative results show that the predicted noise levels at the representative noise sensitive receivers (NSRs) would comply with the rele...
	4.2.2 Although some car repairing workshops and storage sites were identified in the vicinity of the Application Site, the predicted noise levels from the identified fixed noise sources on the NSRs would be well below the     relevant noise criteria s...
	4.2.3 With the implementation of mitigation measures including acoustic window / balcony, full compliance of the HKPSG recommended criterion of 70 dB(A) for L10 (1-hr) would be achieved at all NSRs. Therefore, the Proposed Development will not be subj...
	4.2.4 An assessment area of 500m radius from the Application Site boundary has been adopted to assess the air quality impacts due to the chimney and vehicular emissions. The quantitative assessment shows that full compliance of air quality objectives ...

	4.3 Visual Considerations
	4.3.1 To assess the potential visual impact of the Proposed Development on the overall visual quality of the surroundings, a Visual Impact Assessment has been conducted. Please refer to Appendix D for more details.
	4.3.2 A total of 7 public viewpoints (“VP”) have been selected to assess the visual impact of the Proposed Development against the Baseline Development Scheme, which refer to the approved scheme with a BH of 8 storeys or +35mPD. Among the 6 VPs, the o...
	4.3.3 However, with the proposed mitigation measures including carefully tower disposition, tower setbacks along the nuallah, varying BH design, provision of building separations and appropriate façade design in place, the Proposed Development is cons...

	4.4 Engineering Considerations
	4.4.1 A Drainage Impact Assessment (DIA) has been conducted to evaluate the potential impact of the Proposed Development to the surrounding drainage system (see Appendix E for more details.)
	4.4.2 U-channels are proposed along the boundary of the Proposed Development and underground carpark to collect the surface runoff, which will be stored temporarily in the proposed stormwater storage tank (i.e. approx. 91m3) before discharging to the ...
	4.4.3 Upon the implementation of the proposed drainage system, the Proposed Development would not result in insurmountable impact to the drainage system in the vicinity.
	4.4.4 A Sewerage Impact Assessment (SIA) has been conducted to evaluate the potential impact of the Proposed Development to the surrounding sewerage system (see Appendix F or more details.)
	4.4.5 Since there is no public sewerage system available for the Proposed Development, on-site treatment will be required. Connection to the public sewer will be a long-term option upon availability of trunk sewer connecting to the Application Site.
	4.4.6 An on-site treatment with Membrane Bioreactor (MBR) (i.e. approx. 1,254m2) will be used to treat effluent from the Proposed Development, which the treated effluent will be discharged to the nearby nullah. Relevant statutory guidelines and regula...
	4.4.7 With the sewage treatment plant and proposer maintenance in place, it is concluded that the Proposed Development will not impose any adverse sewerage impact to the surrounding sewerage system.
	4.4.8 A Water Supply Impact Assessment (WSIA) has been conducted to evaluated the potential impacts on the existing fresh water and salt water  supply facilities as a result of the Proposed Development (see Appendix G for more details).
	4.4.9 Considering the existing fresh water and salt water mains in the vicinity, a freshwater main of DN200 is proposed to tee-off from the existing DN350 fresh watermain at the junction of Ng Lau Road while a salt watermain of DN80 is also proposed t...
	4.4.10 Since the Proposed Development is located similar to the existing ground level, no additional pumping is required for providing sufficient residual head. While the existing residual heads for both fresh water and salt water systems are consider...
	4.4.11 With the proposed fresh water and salt water systems and proper maintenance in place, the WSIA concludes that the Proposed Development would not result in insurmountable impacts on the surrounding waters supply system.


	5. PLANNING JUSTIFICATIONS
	5.1 Changing Development Contexts in the Vicinity since Last Approval
	5.1.1 The TPB approved the upzoning of the Site from PR 1.0 to 2.5 in September 2021. By that time, as recorded in para. 11.3 of the RNTPC Paper No. Y/TM-LTYY/9C, “there is a planned public housing development zoned “R(A)” to the further southwest of ...
	5.1.2 In addition to the public housing site near Hong Po Road, there were a number of newly approved planning applications and development of both public and private housing developments within the area after the approval of the approved upzoning at ...
	5.1.3 Against the changing development contexts in the vicinity subsequent to the approval of the previous upzoning application and upon reviewing the capacity of the major infrastructure, the Applicant considers possible to further increase the PR fr...

	5.2 The Proposed Up-zoning is In-line with the Government’s Strategy to Provide More Housing Supply
	5.2.1 One strategy to boost housing supply in the short-term is to increase development intensity of sites where appropriate as re-iterated in the   2022 Policy Address. Recently in May 2023, TPB approved a residential development with provision of sh...
	5.2.2 The intensification does not only apply to private residential developments. The Government has also been boosting flat supply by means of intensification. For example, PlanD rezoned an extensive piece of land (about 21.52ha) located about 400m ...
	5.2.3 With the proposed increase in PR (i.e. from PR 2.5 to PR 5) and careful building design (i.e. tower disposition and stepped BH etc.), the Proposed Development would produce 1,078 additional flats, representing more than a four-fold increase as c...

	5.3 The Accessibility of the Site Offers Opportunities to Provide More Residential Units to Fully Utilise the Scarce Land Resources
	5.3.1 The Site is well served by the public transport system. LRT Lam Tei Station is located at the doorstep. There are also a number of road-based public transport services, including franchised buses and public light buses, within 500m or some 10-mi...

	5.4 The Proposed “R(B)4” Zoning Will Not Affect the “R(B)1” Zone or Set an Undesirable Precedent
	5.4.1 Although the Application Site is currently part of a 4.04ha “R(B)1” zone on the approved OZP, its southern end location and being separated by a “G/IC” site and an existing development (namely Lingrade Garden) make it physically standalone from ...

	5.5 Reprovision of a Footpath within the Application Site for Public Use
	5.5.1 At present, there is a footpath on the Applicant’s landholding that is heavily used by the locals as a short-cut between San Hing Tsuen and Castle Peak Road. The Applicant has incorporated a 3m wide replacement footpath for public use along the ...

	5.6 The Proposed Development is Technical Feasible and No Insurmountable Impacts are Anticipated
	5.6.1 The Proposed Development has proven to be technical feasible in terms of traffic, visual, landscape, environmental, air ventilation, drainage, sewerage, and water supply. With necessary improvement and mitigation measures proposed, there would b...


	6. CONCLUSION AND SUMMARY
	6.1 This Supporting Planning Statement has explained the planning context and the Applicant’s intention for the rezoning proposal. Members of the Board are respectively requested to give favorable consideration on the following grounds:


