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Comments from Transport Department:
(Contact Person: Mr Kraman LAM, Tel: 2829 5539)

Please find our following comment on the Traffic Impact Assessment
(Appendix G of the supporting documents) dated Aug 2024 from traffic
engineering viewpoint:

i. Please indicate the date of traffic survey conducted for weekday
and weekend;

ii. Please provide the junction assessment for both the AM Peak and
PM Peak of weekend for the existing and design scenarios;

iii. Please explain the drastic change in the operational junction
performance of (A) Tai Tam Road/Stanley Gap Road/Stanley
Village Road, (E) Stanley Gap Road/Chung Hom Kok Road and
(F) Stanley Village Road/Stanley Beach Road/Stanley New Street
for weekday and weekend when compared to the TIA submitted in
2021;

iv. Please indicate the category of parking space on plan to
demonstrate the total number of parking space proposed in Figure
2.2 and 2.3;

v. Please demonstrate the swept path of private car for parking
space, the loading/unloading bay on G/F, the entrance of ramp to
carpark from “Right of Way” access road and from “Right of
Way” access road to the public road,

Please refer to Para. 3.1.2 of the revised TIA report for the date of traffic
survey conducted for weekday and weekend.

Noted, please refer to Table 3.3 and Table 5.2 of the revised TIA report
for the junction assessment for both the AM Peak and PM Peak of
weekend for the existing and design scenarios respectively.

Please note that the traffic flows for weekday and weekend have been
reviewed and revised, please refer to Table 3.2, Table 3.3, Table 5.1 and
Table 5.2 of the revised TIA report for details.

Noted, please refer to Figure 2.2 (Rev A) and Figure 2.3 (Rev A) of the
revised TIA report with the category and parking space number
indicated on plan.

Noted, please refer to Figure SP-01 to Figure SP-04 of the revised TIA
report for swept path analysis demonstrating that it is feasible to
maneuver private car for parking space, the loading/unloading bay on
G/F, the entrance of ramp to carpark from “Right of Way” access road
and from “Right of Way” access road to Stanley Village Road.
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vi. Please demonstrate that there would be sufficient sightline
distance for the proposed vehicular access including the
connection of “Right of Way” to the public road, the run in/out of
site at the “Right of Way” access road and the run in/out of the
ramp to carpark on G/F level. Please consider appropriate
improvement measures where necessary;

Please advise the frequency of guided tours, the target number of
visitors per tour and whether it will be arranged on weekday

and/or weekend;

Vii.

viii. Please provide the proposed frequency, routing, pick up/drop off
points, swept path along the “Right of Way” and critical road

sections for the 28-seater coach serving the guided tours; and

ix. Please provide the traffic management plan for the access of
visitors using public transport.

Noted, please refer to Figure 2.4 to Figure 2.6 of the revised TIA for the
sightline assessments for proposed vehicular access connecting “Right of
Way” to Stanley Village Road, the run in/out of the site at the “Right of
Way” access road, and the run in/out of ramp to carpark on G/F level.

Please refer to Para. 2.6.1 of the revised TIA report for the frequency of
guided tours and the target number of visitors per tour. Please note that
whether it will be arranged on weekday and/or weekend will be
determined at later stage.

Please refer to Para. 2.6.4 of the revised TIA report for the proposed
frequency, routing, pick up/drop off points, swept path along the “Right
of Way” and critical road sections for the 28-seater coach serving the
guided tours.

Please refer to Section 2.6 of the revised TIA report for the traffic
management plan for the access of visitors using public transport.

Comments from District Planning Officer/ Hong Kong, Planning

Department:
(Contact Person: Ms Maggie WU, Tel: 2231 4942)

1. Please provide more justifications on the proposed relaxation of
building height restrictions from 75mPD to 75.4mPD for the
eastern extension block. Why the water-proof, heat reduction and
other building services cannot be accommodated within the block

Accommodating the water-proof, heat reduction and other building
services within the block is not preferred. This is to allow sufficient
headroom for a comfortable living environment in a high-end apartment
within a residential development with heritage component, in which a lot
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without BH relaxation?

2. Regarding the GFA for Maryknoll House, there is a reduction of
GFA when comparing with the s.12A scheme partially agreed by
MPC in 2019, while there is an increase in GFA when comparing
with the s.16 scheme approved by MPC in 2021. Please clarify.

3. Para. 6.3.1 — It is mentioned that GFA of about 585m? has been
maintained for various heritage features. Whether the heritage
gallery is included?

4. The only access to the Maryknoll House is via a Right-of-Way
(ROW) of the adjacent Stanley Knoll. According to the assignment
between the owner of Stanley Knoll and Maryknoll House, only
owners and occupiers of Maryknoll House are allowed to use the
ROW. Please confirm whether agreement has been reached with the

of strengthening works to the heritage building may be required.

As demonstrated in the sectional drawing and photomontages in the
VIA, the relaxed height is still below the pitched roof of the main
building and the incurred change in the overall massing is negligible.

Under the approved S12A scheme, GFA of the existing building
(2939.26 s.m.) was retrieved from the GBP approved by BD dated 12
September 2018, which no GFA concession were applied.

Under the approved S16 scheme, GFA of the existing building
(2512.067 s.m.) have not included area of mandatory plant rooms and
resident’s recreation facilities.

In current S16 application, GFA of the existing building (2661.621 s.m.)
has been increased mainly due to the newly proposed heritage gallery
and adjustment to the size of E&M facilities.

The finalised GFA calculation will be subject to approval by the
Buildings Authority in GBP submission stage.

GFA of the heritage gallery has already been included.

The Applicant has been liaising and will continue to liaise with the
owners’ committee of Stanley Knoll. Once details of the guided tour
details have been confirmed, the Applicant will arrange the formal
agreement accordingly.
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owners’ committee of Stanley Knoll to allow public access to the
Maryknoll House vide the ROW at Stanley Knoll for the proposed
guided.

Consolidated by: KTA Planning Limited
Date: 12 November 2024
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	4.1.1 Schematic drawings for the Proposed Development are presented in Appendix A of this Supporting Planning Statement and this is supplemented by the Design Proposal prepared by Studio Milou in Appendix 3 annexed to the CMP Addendum in Appendix C.  ...
	4.1.2 Communal open spaces and private recreation facilities will be provided at the upper platform as well as the roof of the new building.  The total area of the communal open space would be not less than 308.2m2.

	4.2 Major Design Changes to the Approved S16 Scheme
	4.2.1 The extension block in the east comprises 3 levels above 1 storey of car park level in the Approved Scheme, which includes 2 indoor levels and a partially covered flat roof accessible from 2/F of the main building.  Majority of this level is loc...
	4.2.2 The glass canopy is a sleek steel canopy with luminous ceiling on the underside, extending from the existing entrance porch by approx. 2.3m on all three sides.  It is completely free-standing on 4 slim metal columns.  This provides better weathe...
	4.2.3 The existing cross at the roof ridge is proposed to be concealed in-situ using a reversible cladding and/or enclosure.  Please refer to Appendix E of the Conservation Management Plan.
	4.2.4 The existing wooden-frame door systems are  questionable to weather proof the interior at this sea-facing façade.  Therefore, for a more livable and delightful interior environment, the Current Proposed Scheme omits the current door system and c...


	5 IDENTIFICATION OF VISUAL SENSITIVE RECEIVERS AND SELECTION OF VIEWPOINTS
	5.1 Identifying Visual Envelope and Visual Sensitive Receivers
	5.1.1 The Visual Envelope (“VE”) or the zone of visual influence of the Proposed Development is determined by the existing topography and building in the vicinity of the Site.  As prescribed in the TPB PG-NO. 41, the viewers will tend to see the build...
	5.1.2 The VE covers the area where direct sight towards the Application Site is presented in Figure 5.1.  Since protecting private view is not the duty of the TPB, this VIA focuses primarily on public VSR only and no private VSR, such as residents of ...

	5.2 Selection of Visual Sensitive Viewpoints
	5.2.1 Representative VPs within the VE were selected for assessing the visual impact to the VSRs.  Selected VPs shall cover public views from easily accessible and popular area from different directions.  When selecting VPs, priority shall be given to...
	5.2.2 In this VIA, a total of nine VPs are selected for further assessment on the visual impact of the proposed relaxation of BHR, which are summarized in Table 5.1 and shown in Figure 5.1.  The VPs included both close-up and distant views which cover...


	VP1 – Stanley Gap Road
	5.2.3 Stanley Gap Road is one of the major accesses towards Stanely.  The carriageway is narrow (<7m) and the traffic is usually busy, this VP does not attract viewers to stay and appreciate the view towards the south.  However, this VP has been selec...

	VP2 – Ching Sau Lane
	5.2.4 VP2 is taken from Ching Sau Lane to represent the views from the west of the Site. These developments are private developments, yet there is a direct view towards the Site from the west.  Situated to the west of the Site at about 570m away with ...

	VP3 – Stanley Plaza
	5.2.5 Stanley Plaza is a local open space as well as part of the major tourist attraction in Stanely.  It is located at the south of the Site with the distance of about 200m.  With the level of about +6.3mPD, this VP is selected as a close-up viewpoin...

	VP4 – Blake Pier at Stanley
	5.2.6 Blake Pier at Stanley and Murrary House are two major attractions in Stanley.  Blake Pier at Stanley was a ferry pier in Central and was being decommissioned due to the central reclamation.  It was then used as a cover of a pavilion in Morse Par...

	VP5 – Carmel Road to the West of the Site
	5.2.7 VP5 is located at the exit of the bus terminus of Stanley Plaza.  At the level of about +31.1mPD and distance of about 150m from the west, it is one of the close-up VPs selected to assess potential visual impact when viewing from a short distance.

	VP6 – Carmel Road to the South of the Site
	5.2.8 VP6 is taken from the passenger pick up/drop off bays of Stanley Plaza with the distance of about 110m to the south of the Site.  With the level at about +28.4mPD, the VP captured the view of the existing vegetation above the man-made slope feat...

	VP7 – Stanely Village Road
	5.2.9 This is a distant VP taken at a bus stop, which is located at the gateway of Stanley at the intersection of Stanley Gap Road/Tai Tam Road and Stanley Village Road.  This VP is taken at about +35.4mPD and about 620m to the northeast of the Site. ...

	VP8 – Near Stanely Waterfront Playground
	5.2.10 This VP is located at the waterfront promenade to the southeast of the Site.  This VP is located about 310m away at a level of about +5.1mPD, this VP has the direct visual access to Stanley Bay.  This VP captures the suburban townscape of Stanl...

	VP9 – Stanley Ma Hang Park Hill Top Plaza
	5.2.11 Stanley Ma Hang Park is built by the Housing Authority.  It is designed to blend in with the natural landscape.  Pedestrian paths have been improved to enable safe and easy access to the various thematic zones, with display boards set up to int...

	INSERT Figure 5.1
	6 ASSESSMENT OF VISUAL IMPACTS
	6.1 General
	6.1.1 Since the primary objective of this VIA is for evaluating the visual impact of the Proposed Development (particularly the new elements proposed) at the Site, with minor relaxation of Site Coverage and Building Height Relaxations.  Hence, the ass...

	6.2 VP1 – Stanley Gap Road

	Visual Composition
	6.2.1 VP1 is a mid-range viewpoint taken Stanley Gap Road with distance of about 375m to the northwest of the Site.  It captures an open view towards the south with good visual access towards Stanley, Stanley Bay, Che Pau Teng, even outlying islands (...

	Visual Obstruction
	6.2.2 As illustrated in Figure 6.1, this VP offers an overview of the suburban townscape at Stanley with an open sky view and sea view in the background.  Given only a small portion of the new elements are visible from this VP, the Proposed Developmen...

	Effect on Public Viewers
	6.2.3 The VSRs of this viewpoint would mainly be the hikers of Wilson Trail Section 1.  Their sensitivity is therefore considered to be medium.  Since this VP is located on a narrow carriageway without a proper place for viewing, VSRs are not expected...
	6.2.4 The main building of the Proposed Development is one of the major visual resources at this VP.  The green pitched roof and red-brick structure will be largely retained.  Not least, existing vegetation in the foreground and the openness towards t...
	6.3 VP2 – Ching Sau Lane

	Visual Composition
	6.3.1 VP2 is a distant viewpoint taken from the west of the Site with the distance of about 570m.  It captures the carriageway and boundary walls of existing developments in the foreground and Shek O Peak and D’Aguilar Peak in the background.  The dis...

	Visual Obstruction
	6.3.2 As shown in Figure 6.2, Shek O Peak and D’Aguilar Peak are visible at the backdrop.  The East Extension Block, which appears as a natural extension of the main building of the Proposed Development, will partially obstruction the view towards She...

	Effect on Public Viewers
	6.3.3 This VP is selected to represent the views from the west.  Therefore, their visual sensitivity will be low to medium.  As discussed above, the main building will be retained and the East Extension Block appears as a natural extension of the main...

	Effect of Visual Resources
	6.3.4 The existing boundary walls and peripheral greenery in the foreground, as well as the ridgeline of Shek O Peak and D’Aguilar Peak in the background are the visual resources of this VP.  The Proposed Development would inevitably obstruct a tiny p...
	6.4 VP3 – Stanley Plaza

	Visual Composition
	6.4.1 VP3 is a close-up viewpoint taken at a famous tourist attraction in Stanley.  It is located at about 200m to the south of the Site.  Despite the close distance, there is a huge level difference between VP3 and the Site, at +6.3mPD and the upper ...

	Visual Obstruction
	6.4.2 As shown in Figure 6.3, the openness of the plaza and the view towards The Twins will both be maintained.  The main building of the Proposed Development will continue to be partially hidden by the existing mature trees within Stanley Plaza, whil...

	Effect on Public Viewers
	6.4.3 VSRs at this VP will be enjoying the serene environment of the plaza on weekdays and the vibrant environment during weekends, their visual sensibility is considered high.  The openness of the plaza, serenity and lush green environment will all b...

	Effect of Visual Resources
	6.4.4 The visual amenity of this VP is predominantly contributed by the tall and mature trees within the open area and this will be maintained.  While the main building of Maryknoll House will be retained, the new portion at the lower platform will in...
	6.5 VP4 – Blake Pier at Stanley

	Visual Composition
	6.5.1 VP4 is taken at a very similar direction as VP3, but further away from the Site to capture a wider spectrum to uncover the character of the area.   Standing in front of Blake Pier at Stanley, Murray House, The Twins and some existing low-rise de...

	Visual Obstruction
	6.5.2 According to Figure 6.4, major elements that are visible at this VP create, by and large, a skyline of a uniform height.  The small portion of West Extension Block obstruct a tiny portion of the skyview without affecting the overall skyline.  VS...

	Effect on Public Viewers
	6.5.3 The visual sensitivity of the VSRs on this VP is high as these people are mostly visitors who are visiting the historic artefacts – Blake Pier at Stanley and Murry House.  The scenic townscape and the landscaping will continue to dominate the vi...

	Effect on Visual Resources
	6.5.4 The condition, quality and character of the assessment area would be largely maintained upon completion of the Proposed Development.  The affluent scenic townscape with open sky view, historic features, mountain backdrop and ample greenery will ...
	6.6 VP5 – Carmel Road to the West of the Site & VP6 - Carmel Road to the East of the Site

	Visual Composition
	6.6.1 These VPs are taken at a close distance, just 110-150m away from the Site to the west and east respectively.  Due to the topography, only the carriageway, man-made retaining structure and some extensive hillside vegetation are captured into thes...

	Visual Obstruction
	6.6.2 As shown in Figure 6.5 and Figure 6.6, the massive hillside vegetation has completely blocked the view towards the Site and these vegetation would not be affected, therefore the Proposed Development behind these trees would not bring any visual ...

	Effect on Public Viewers
	6.6.3 The visual sensitivity of the VSRs on these VPs are low as pedestrians would most probably be concentrating on road traffic and would only have a glimpse on the surrounding settings.  Even they do, this existing vegetation will not be affected b...

	Effect on Visual Resources
	6.6.4 The condition, quality and character of the assessment area will be maintained.
	6.7 VP7 – Stanely Village Road

	Visual Composition
	6.7.1 VP7 is distant viewpoint taken at a bus stop at the intersection of Stanley Gap Road/Tai Tam Road and Stanley Village Road with the distance of about 620m to the northeast of the Site.  This VP captured Che Pau Teng (about +177mPD) and some sea ...

	Visual Obstruction
	6.7.2 As illustrated in Figure 6.7, the Proposed Development will continue to be hidden by the existing vegetation in the foreground.  The Proposed Development will not bring visual obstruction to any features.

	Effect on Public Viewers
	6.7.3 This VP is a transient VP.  The potential VSRs are bus patrons who are waiting for buses to come from east and this scenic view would most probably be located at their back.  Hence, the visual sensitivity of the potential VSRs is considered low....

	Effect on Visual Resources
	6.7.4 All visual resources will be retained thus there will be no impact on visual resources.
	6.8 VP8 – Near Stanely Waterfront Playground

	Visual Composition
	6.8.1 This VP is a mid-range viewpoint taken at the waterfront promenade with a distance of about 310m to the southeast of the Site.  It captured the bay view and existing developments along the waterfront in the foreground; Murray House is also visib...

	Visual Obstruction
	6.8.2 The photomontage in Figure 6.8 illustrates that the first row of buildings near the waterfront would block the view towards the Site.  As such, the Proposed Development at the back of these existing developments would not further obstruct other ...

	Effect on Public Viewers
	6.8.3 The VSRs, which are mostly the general public who are having a leisure walk along the waterfront the promenade and enjoying the scenic bay view towards Stanley Bay.  The VSRs might stop during their leisure walking activities to seek for high qu...

	Effect on Visual Resources
	6.8.4 They bay view, Murray House suburban setting and greenery along the waterfront will remain untouched.  Therefore, the impact on visual condition, quality and character by the Proposed Development will be negligible.
	6.9 VP9 – Stanley Ma Hang Park Hill Top Plaza

	Visual Composition
	6.9.1 Similar with VP8, this VP is a mid-range viewpoint taken at a distance of about 350m to the southwest of the Site.  Stanley Ma Hang Park is a large open space with an area of about 5.5 ha. and is largely covered with vegetation.  Out of the vari...

	Visual Obstruction
	6.9.2 As illustrated in Figure 6.9, the only obstruction to be brought by the Proposed Development is the blocking the view towards another built development (i.e. The Manhattan) which is located far apart.  No obstruction to other elements nor loss o...

	Effect on Public Viewers
	6.9.3 The visual sensitivity of VSRs at Stanley Ma Hang Park Hill Top Plaza is considered high owing to the nature of their activities within the park.  Since the existing vegetation within the park dominates the view and the proposed East Extension B...

	Effect on Visual Resources
	6.9.4 Existing vegetation within the park remains and the skyview are the major visual resources at this VP.  While these will be largely maintained, the slight visual change to the suburban fabric would not affect the visual condition, quality at thi...

	7 CONCLUSION
	7.1.1 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 7.1 below presents the overall visual impact caused by the Proposed Development to th...
	7.1.2 VP1 to VP4 and VP9 capture the view towards the suburban townscape in Stanley.  Existing low-rise developments and abundant greenery contribute to the character of the area.  Given that the main building (i.e. Maryknoll House) within the Site wi...
	7.1.3 VP5 to VP8 includes both mid-range and close-up viewpoints.  Existing features, including vegetation, man-made slope feature and buildings block views towards the Site in the foreground, thus the Proposed Development will not be directly visible...
	7.1.4 In views of the above, it is considered that the Proposed Development will not cause unacceptable visual impact.
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