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INTRODUCTION

The proposed residential development is located at No. 21-35 Wang Yip Street East, Tung Tau
Industrial Area, Yuen Long, New Territories (Y.L.T.L. 362) (The Proposed Development). This
proposal is prepared as part of the planning application for the proposed development.

This report describes the concepts and principles underlying the Landscape Master Plan of the
Proposed Development. It describes the proposed composite development and the associated
landscape design. A more comprehensive package of proposals will be formulated at the detailed
design stage of the Project.

This landscape proposal presents:

* The existing tree vegetation;

* The Landscape Master Plan;

» Site Coverage of Greenery;

* Communal Open Space Provision and

* Planting Proposal of the Proposed Development.

THE SITE AND ITS CONTEXT

The Site is situated at No. 21-35 Wang Yip Street East, Tung Tau Industrial Area, Yuen Long, New
Territories. To the south of the Site is the new residential development — The Spectra while Tung Tau
Industrial Area Playground is located on its north. It was bounded by Wang Yip Street East and Po
Yip Street on its east and west respectively. The main vehicular and pedestrian is via Wang Yip Street
East. Long Ping MTR Station is situated at about 200m southwest of the Site and within 10-minute
walking distance.

The Site itself is occupied by existing Lai Sun Yuen Long Centre which is existing 9-storey industrial
building and no vegetation was found within the Site. It is confirmed that no Old and Valuable Trees
(OVT) and protected species were identified in accordance with the DEVB TCW No. 5/2020 -
Registration and Preservation of Old and Valuable Trees and the Forests and Countryside Ordinance.

The landscape character of the Site and its surroundings are mixed ranging from industrial buildings,

e.g. Yuen Long Trading Centre, Yuen Long Logistics Centre, residential developments, e.g. The
Spectra, Twin Regency and The Parkville and villages, e.g. Sai Pin Wai and Nam Pin Wai.

Landes Limited
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3.0

3.1

3.2

4.0

4.01

4.02

THE PROPOSED DEVELOPMENT

The proposed development comprises two 28-storey residential towers constructed atop a 3-storey
podium. The ground floor of the development will accommodate retail shops, residential lobbies,
recreational facilities, and car parking while home care services (HCS) for frail elderly persons, indoor/
outdoor car parking, and landscaped areas are proposed at 1/F. The podium level at 2/F will serve
recreational facilities, swimming pools, residential lobbies, STFAST, and outdoor recreation areas.

Landscape provision is mainly located at the G/F, 1/F, and 2/F levels of the residential towers in order
to enhance local greenery at pedestrian level. Building edges have been set back along the western
boundary fronting Wang Yip Street East, the eastern boundary fronting Po Yip Street, and the southern
boundary adjoining the electrical substation, with a view to improving the local streetscape. Details of
the proposed development are shown in the Architect’s drawings submitted as part of the planning
application.

LANDSCAPE PROPOSAL

The landscape design aims to respond to the site conditions, building form, and function and to provide
a high-quality landscape scheme that would improve the overall site character for the proposed
building blocks with a higher building height. The main factors to be taken into consideration are:

* Response to the site context, both in terms of landscape character and visual amenity;

e Supplement to the proposed building and its architectural style;

*  Creation of a green and sustainable setting by maximising the opportunity for soft landscape;

* Improve the existing streetscape by creating open spaces and promoting outdoor activities;

*  Establishment of pleasant landscape areas which meet the varying needs of users; and

*  Minimization of future maintenance requirements.

Landscape drawings showing the proposed landscape treatment for the Proposed Development, and

their underlying principles have been attached in Appendix A for ease of reference.

¢ Hong Kong Planning Standards and Guidelines;

e Design Manual: Barrier Free Access 2008 (Building Department);

e DEVB TC W No. 6/2015 - Maintenance of Vegetation and Hard Landscape Features;

* LAO Practice Note No. 6/2023 — Processing of Tree Preservation and Removal Proposals for
Building Development in Private Projects — Compliance with Tree Preservation Clause under
Lease;

* PlanD’s PNPP No. 1/2019 — Processing and Compliance Checking of Landscape Submissions
related to Planning Applications; and

¢ Guidance Notes for Application for Permission under Section 16 of the Town Planning Ordinance
(Cap. 131).

Landes Limited
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4.1.1

LANDSCAPE DESIGN CONCEPT

The landscape concept mentioned below describe considerations, which has been considered as
being general to the whole landscape design.

Enhancement of Streetscape

In view of the existing condition of Wang Yip Street East, the footprint of the existing building directly
abuts the street, leaving only a narrow pedestrian walkway. To improve the existing streetscape, a
substantial building setback of 1.5 m from Wang Yip Street East and 3.0 m from the southern boundary
is proposed for the roadside planters with ornamental trees and shrubs. This will help enhance visual
amenity and provide shade for pedestrians.

Similarly, the residential towers have been set back from Po Yip Street to allow for approx. 3.5 m-wide
planting bed and pavement for the enjoyment of occupants and visitors. Rows of heavy standard trees
are proposed to soften the hard architectural edges at pedestrian level and to provide a smooth visual
transition between the proposed development and the adjoining roadside environment. Please refer
to Drawing No. Landscape Master Plan and Sections in Appendix A.

Integration of the development with the Surrounding Context

The landscape design aims to create soft-planted edges to the proposed development and to provide
a smooth transition between the development and the adjoining roadside environment. Together with
peripheral planting along the eastern, southern, and western site boundaries, edge planters with
ornamental trees, shrubs and creeping plants are proposed within the landscaped areas at the 1/F
and 2/F levels of the development. These landscape features will help achieve visual integration
between the proposed development and the adjoining neighbours. Please refer to Landscape Master
Plan and Sections in Appendix A.

Landscaped Garden at 1/F and 2/F

Landscaped open spaces are proposed at the 1/F and 2/F levels to cater for the recreational needs of
both users and visitors. A variety of landscaped areas, including entrance plaza, sitting courtyards,
children’s play areas, fitness facilities, a swimming pool, jacuzzi, and BBQ terrace, are strategically
located within available spaces to create inviting settings for social interaction and community activities.
These gardens will be equipped with appropriate outdoor furniture and recreational facilities and will
incorporate a diverse palette of planting to form attractive and functional green spaces. The use of
refined paving materials and carefully coordinated plant combinations is intended to enhance the visual
appeal of the development by introducing richness in colour, texture, and spatial layering, thereby
providing a vibrant and aesthetically pleasing environment for all users.

Planting Design

For the entire landscape area, where practicable, ornamental trees, flowering shrubs, creeping plants
and foliage plants are proposed. The use of tree planting in heavy standard size would be
encouraged to provide a more instant effect while the proposed shrub and groundcover planting will
in addition to contribute to the landscape concept for the development and visually soften the
appearance of the development in short and medium distance views. Drawings showing the soft

landscape treatments such as trees, shrub, groundcovers and lawn are in Appendix B.
Landes Limited
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4.2 ACTIVE AND PASSIVE RECREATION FACILITIES:

4.2.1 Recreational facilities like entrance plaza, sitting courtyards, children’s play areas, fitness facilities, a
swimming pool, jacuzzi, and BBQ terrace are provided at 1/F and 2/F levels, in order to cater for the
recreational need of the occupants and visitors.

422 It is expected that there will be about 2,881 occupants at the Proposed Development while the
proposed area of the communal open spaces under application shall not be less than 2,881 m2.
Hence, the provision of the communal open space can meet the requirement set out in HKPSG, i.e. 1
m?2 per person. Please refer to the Communal Open Space Calculation in Appendix C.

4.3 SOIL DEPTH FOR PLANTING

4.3.1  The requirement of soil depth is directly related to the planting design and its associated loading
requirement upon structure. In general, the soil depth provided, with all drainage layers, water-
proofing and protective screening exclusive is listed below:

Table 1.0 Planting Medium (Soil Depth)
Planting Type Soil Depth (Minimum)
Tree/ Palm tree 1200mm
Shrub/ Climber 600mm
Groundcover/ Turf 300mm

4.4 SITE COVERAGE OF GREENERY

441 The current landscape proposal aims to provide more greenery within the site boundary. The
calculation of greening ratio in accordance with PNAP APP No. 152 is shown as follows and the
common greenery calculation shall refer to Common Greenery Provision in Appendix C:

Table 2.0 Common Greenery Calculation
Required Common Greenery
Site Area: 7,271.0m?
Minimum Total Common Greenery: 7,271.0m2 x 20%
=1,454.20m?
Minimum  Common Greenery at | 7,271.0m2x 10%
Primary Zone: =727.10m?
Provided Common Greenery
Common Greenery Area at Primary | 1,548.10m?2 (>727.10m?)
Zone (G/F, 1/F and 2/F):
Common Greenery Area at Other | Om?2
Areas:
Total Common Greenery Area: 1,548.10m?2 (>1,454.20 m?3)
Total Green Coverage in Common | 1,548.10/7,271.0 x 100%
Area =21.29%
4.4.2 The proposed greenery at common area is approx. 1,548.10m? which exceeds the required 20%

greenery requirement, i.e. 1,454.20m2. Besides, all the proposed greenery are easily accessible and
visible by the users and visitors and is counted as “common greenery area at Primary Zone”, i.e.
1,548.10m? which also exceeds the required 727.10m?2,

Landes Limited
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4.5 IRRIGATION
451 The proposed irrigation system will be by tap water pipe for manual operation. Lockable water points

4.6

4.6.1

4.6.2

4.6.3

4.6.4

will be provided at 40m centres covering the entire site. The proposed source of water supply is
subject to final approval from the Water Services Department.

FUTURE MAINTENANCE
Hard Landscape Elements

Maintenance for hard landscape elements within the proposed landscaped areas shall be carried out
by management office of the development with maintenance intention as follows:

| — Routine Maintenance (Daily — Weekly)

a. Rubbish and litter removal

b. Sweeping and cleaning

c. Damage inspection and repair for site furniture and light bulb replacement

Il — Annual/ Long Term Maintenance

a. Repainting

b. Resurfacing of worn pavements

c. Replacing worn parts site furniture, lighting fixture and other facilities
d. Replacement of worn landscape furniture.

Soft Landscape Element

For the whole landscaped areas, the softworks contractor will be responsible for maintenance of the
planting during the establishment period allowed for in the construction contract, usually for the first
year after the beginning of the schemes operational phase. This will ensure that the soft landscape
measures are in a healthy condition prior to the finished scheme being handed back to the lot owner.

Ultimately the management office will employ maintenance staff to take care of all landscape areas
within the Site.

The maintenance schedule for soft landscape works has been included in Appendix D. Itis important

to mention that tree risk assessment will be conducted at appropriate time to facilitate proper tree
management and maintenance.

Landes Limited
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5.0

5.1

5.2

PLANTING PROPOSALS

Low maintenance requirement;
Evergreen with small amount of leave fall to prevent litter accumulation;

Tolerance to wind and exposed condition;
To screen the proposed buildings and reduce the visual impact to the nearby users.

Table 3.0 Planting Schedule

In order to provide quality landscape for the proposed development, soft landscape works will be the
major landscape element of the landscaping proposal and the following factors are taken into
consideration in planting species selection:

The proposed planting species list is shown as follows and details shall refer to the Planting Plans in
Appendix B.

Botanical Name CL'::::Ze Size (mm) S'();(::;g '\é?(t;‘t,iec/
P wores ™
Bischofia javanica XA, 3500x1500x75 4000 Native
Cinnamomum burmanii [=%=5 4000x2000x75 4000 Native
Garcinia Subelliptica JEEEA 4000x1500x75 4000 Exotic
Osmanthus fragrans =T 4000x1500x75 4000 Exotic
Sterculia lanceolata RIEE 4000x1500x75 4000 Native
Sapium dicolor L&A 3500x1500x75 4000 Native
Terminalia boivinii AMEBC 5500x2000x75 4000 Exotic
SHRUBS Heigh(t n:( n?)pread S;();iir;g I\éitci,\tlii/
Codlaeum variegatum | grsemea 450x400 300 Exotic
Cordy e terminalls TR 500x450 150 Exotic
Duranta repens 'Golden’ HEEET 300x250 250 Exotic
Ixora chinensis BEARAE 500x450 300 Native
Philodendron selloum E=N 500x500 500 Exotic
Rhapis humilus INEERRATT 500x350 300 Exotic
Rhaphiolepis indica AR 450x300 250 Native
Rhododendron simsii AL ES 300x250 200 Native
Schefflera arboricola IEEE 600x550 500 Exotic
GROUNDCOVER Heigh(tr;‘ n?)p’ead S?;‘r"i")‘g “éf(g‘t’l‘z/
Dieffenbachia picta BItEFEE 400x350 300 Exotic
Lantana montevidensis INE ST 400x350 300 Native
Ligustrum sinense LFEER 350x300 250 Native
Nephrolepis auriculata = 350x300 250 Native

Landes Limited
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CREEPING PLANT He'gh(tn:‘ n?)pread S'(";i:';g "éig‘t’lec/

Bauhinia glauca FIMFRE 800x400 300 Native

i 7%275}2,3;”3 TesE s 800x400 300 Exotic
s e
Zoysia japonica s - Exotic

5.3

of the development.

In this project, total 74 nos. of heavy standard trees and 1,548.10m?for shrubs, groundcover and lawn
will be planted within the Proposed Development.

They will be maintained by the management office

Landes Limited
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S.16 Planning Application for the
Proposed Residential Development at
21-35 Wang Yip Street East in Yuen Long Landscape Proposal

Appendix B
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Quantity | Code Chinese Name Botanical Name Native/Exotic| Height (mm) | Spread (mm) | DBH (mm) | Spacing (mm) Remark
STANDARD TREES
11 BJ Fk i, Bischofia javanica Native 3500 1500 75 4000 Abundance of Foliage, Well-Formed, Full Spread Formed
9 CB =& Cinnamomum burmanii Native 4000 2000 75 4000 Abundance of Foliage, Well-Formed, Full Spread Formed
15 GS JEERmAK Garcinia Subelliptica Exotic 4000 1500 75 4000 Abundance of Foliage, Well-Formed, Full Spread Formed
15 OF T Osmanthus fragrans Exotic 4000 1500 75 4000 Abundance of Foliage, Well-Formed, Full Spread Formed
4 SL REEE Sterculia lanceolata Native 4000 1500 75 4000 Abundance of Foliage, Well-Formed, Full Spread Formed
14 SD =E] Sapium dicolor Native 3500 1500 75 4000 Abundance of Foliage, Well-Formed, Full Spread Formed
6 B =B Terminalia boivinii Exotic 5500 2000 75 4000 Abundance of Foliage, Well-Formed, Full Spread Formed
SHRUBS
- Cov AEREA Codiaeum variegatum 'Glorisa’ Exotic 450 400 - 300 Abundance of Foliage, Well-Balanced Form
Ctr K-S Cordyline terminalis 'Rubra’ Exotic 500 450 - 150 Abundance of Foliage, Well-Balanced Form
- Drg =HEE B Duranta repens ‘Golden’ Exotic 300 250 - 250 Abundance of Foliage, Well-Balanced Form
- Ich BERSTE Ixora chinensis Native 500 450 - 300 Abundance of Foliage, Well-Balanced Form
- Pse =P Philodendron selloum Exotic 500 500 - 500 Abundance of Foliage, Well-Balanced Form
- Rh INEERRTT Rhapis humilus Exotic 500 350 - 300 at least 5 shoots per plant
- Rhi AR Rhaphiolepis indica Native 450 300 - 250 Abundance of Foliage, Well-Balanced Form
- Rhs PN Rhododendron simsii Native 300 250 - 200 Abundance of Foliage, Well-Balanced Form
- Sar IEERE Schefflera arboricola Exotic 600 550 - 500 Abundance of Foliage, Well-Balanced Form
GROUNDCOVERS
- Dip BEFS Dieffenbachia picta Exotic 400 350 - 300 at least 5 leaves per plant
- Lam INEEEF™ Lantana montevidensis Native 400 350 - 300 Abundance of Foliage, Well-Balanced Form
- Lis L35ER Ligustrum sinense Native 350 300 - 250 Abundance of Foliage, Well-Balanced Form
- Nau B Nephrolepis auriculata Native 350 300 - 250 at least 5 leaves per plant
CREEPING PLANT
- Bgl FE P Bauhinia glauca Native 800 400 - 300 at least 5 shoots per plant
- Phi e = Parthenocissus himalayana Exotic 800 400 - 300 at least 5 shoots per plant
GRASS
- Zja HEFE Zoysia japonica Exotic - - - Bermuda tif dwarf + overseeding
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S.16 Planning Application for the
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S.16 Planning Application for the

Proposed Residential Development at

21-35 Wang Yip Street East in Yuen Long

Landscape Proposal

OPERATIONS SPRING SUMMER AUTUMN WINTER REMARKS
March| Apr | May | June | July | Aug | Sep Oct Nov | Dec Jan Feb
Treatment
:?\Eiéiil(cj?\lNTROL 0 0 0] 0 0] 0 0 0 o] 0 0 0 immediate.ly
after detection
FERTILIZATION
Applications
Treatment
ﬁ\‘ES'\;,EEE%LOP,\EANT 0 0 @] 0 @] @] 0 0] o] 0] 0] 0 immediate.ly
after detection
Early morning /
lRRlGA_\TlON ) D D D D D D D D D D D D late afternoon,
Watering operation )
as appropriate
Inspection also
after heavy
PROTECTION storms and
Inspection of fence, 0 0 0 0 adverse
tree grates, guards, weather.
stakes & ties Treatments
immediately
after detection
Inspection also
after heavy
storms and
FIRMING UP of plants 0 0 0 0 adversg
& supports weather. Firm-
up operations
immediately
after detection
WEEDING AQditionél litter
Weeding operaton& | 0 | o | o | o | o | o | o] o ]| o | ol o o | Mnspection&
litter collection collection after
heavy use
Thinning
THINNING INSPECTION operatlor.1$ n
appropriate
pruning season
And following
MULCH run off caused
Topping up by rain / wind
storm
PRUNING As appropriate
FORKING OVER As appropriate

TREE RISK
ASSESSMENT

As appropriate

KEY:
D = once daily

Bi-W = Bi-weekly

W = once weekly
O =once

14

2W = twice weekly
R = repeat if necessary

Landes Limited
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	1 INTRODUCTION
	1.1 Purpose
	1.1.1 This Supporting Planning Statement is prepared and submitted on behalf of Star Success International Limited (“the Applicant”) to the Town Planning Board (“TPB”) in support of the S16 Planning Application for a proposed residential development a...
	1.1.2 In 2025, the Government has promulgated different measures to expedite developments and updated the whole Chapter 2 of Hong Kong Planning Standard and Guidelines on residential densities.  The Applicant therefore puts forward the current revised...

	1.2 Report Structure
	1.2.1 Following this Introductory Section, the site and planning context is set out in Section 2 while the Proposed Development Scheme is described in Section 3.   The planning merits and justifications of the Proposed Residential Development are incl...


	2 SITE AND PLANNING CONTEXT
	2.1 Site Location and Existing Condition
	2.1.1 The application site is located at 21-35 Wang Yip Street East, Yuen Long (Figure 2.1 refers) at the periphery of Tung Tau Industrial Area.   It is bounded by Wang Yip Street East to its northwest, Keung Yip Street to its northeast, Po Yip Street...

	2.2 Existing Use
	2.2.1  The site is currently occupied by a 12-storey industrial building (including ground floor) namely Lai Sun Yuen Long Centre, with some warehouses/storages, repair workshops and etc..

	2.3 Accessibility
	2.3.1 The Application Site is accessible by vehicles via Wang Yip Street East and by pedestrian on both Wang Yip Street East and Po Yip Street.  It situates between MTR Long Ping and Yuen Long Stations, with the former is located approx. 350m away fro...

	2.4 Surrounding Context
	2.4.1 The Site is situated in an area known as Tung Tau Industrial Area, one of the former active industrial areas of Yuen Long.   The Tung Tau Industrial Area is bounded by Po Yip Street to its southeast, Long Yip Street to its south and the Yuen Lon...
	2.4.2 A number of open spaces can be found in the area, such as, the Tung Tau Industrial Area Playground between Po Yip Street and Wang Yip Street East, and the children playground in Tak Yip Street, which together give the area a spacious and pleasan...
	2.4.3 The western edge of Tung Tau Industrial Area is zoned “Residential (Group E) 1 and there are a few completed medium rise residential developments along the nullah in response to the recommendation of the 2009 Area Assessment.  These include Twin...
	2.4.4 To the east of Tung Tau Industrial Area is a cluster of villages and residential developments, namely Kwan Lok San Tsuen, Sai Pin Wai, Nam Pin Wai, One Regent Place and The Parcville.
	2.4.5 There is currently very limited retail and dining facilities in the area. The Rainbow, to the opposite of The Spectra, offers a few dining outlets.  Apart from those, only several scattered vending machines are observed, for example, at the Tung...
	2.4.6 The residential cluster at the south end of Long Ping Station, including a public rental estate and a private residential development namely Long Ching Estate and SOL City respectively, which are both highly accessible from the Site, provide som...
	2.4.7 Yuen Long Town Centre and Castle Peak Road – Yuen Long (also known as Yuen Long Main Road 元朗大馬路) that accommodate the district’s most vibrant retail activities and vast amount of residential developments are just about 500 meters to the south of...

	2.5 Statutory Planning Context
	2.5.1 The Application Site falls within an area zoned “Residential (Group E) 2” (“R(E)2”) under the Draft Yuen Long Outline Zoning Plan No. S/YL/28 (“the Draft OZP) (Figure 2.3 refers).  According to the Statutory Notes of the Draft OZP, the planning ...
	“This zone is primarily intended for phasing out of existing industrial uses through redevelopment (or conversion) for residential use on application to the Town Planning Board. Whilst existing industrial uses will be tolerated, new industrial develop...
	2.5.2 No new development/redevelopment at the Site should result in a total development in excess of a maximum domestic plot ratio of 5 and non-domestic plot ratio of 0.22, in which floor space that is constructed or intended for use solely as GIC fac...

	2.6 Planning History of the Site
	2.6.1 The Applicant lodged a S12A Amendment of Plan Application in 2020 (application no. Y/YL/16) to rezone the Site from “Other Specified Uses” annotated “Business” (“OU(B)”) for residential use.  TPB agreed with the application and subsequently gaze...
	2.6.2 The same Applicant then submitted a S16 Planning Application for a proposed residential development with relaxation of plot ratio and building height restrictions under application no. A/YL/304, which TPB approved the application with conditions...

	2.7 Government Accelerates the Development of the Northern Metropolis
	2.7.1 The Northern Metropolis (“NM”) covers the Yuen Long District and North District, including new towns in Tin Shui Wai, Yuen Long and Fanling/Sheung Shui, various New Development Areas in different planning and development stages and their neighbo...
	 Providing land and housing
	 Industry-driven planning and a better home-job balance
	 Promoting integration of the GBA
	 Infrastructure-led, railways as backbone
	 Developing a “Northern Metropolis University Town”
	 Ecological conservation, urban-rural integration
	 Developing diversified arts, culture, sports and youth facilities
	 Establishing presence of government departments to drive development
	2.7.2 The current term Government is determined to enhance the speed and efficiency in the development of NM, and the 15th Five-Year Plan just approved by the country also explicitly requires accelerating the NM development.  According to the Legislat...

	2.8 Government’s On-going Strategy to Ensure a Steady Supply of Residential Flats
	2.8.1 The Government has put strong emphasis on upholding a steady supply of housing land in recent years to avoid the housing and land shortage problems.  The Government has been adopting a series of measures to ensure steady housing supply.
	2.8.2 The Long Term Housing Strategy (“LTHS”) was first released by the Transport and Housing Bureau on 16 December 2014 to address the structural issues pertaining to Hong Kong’s housing problem, and is being updated annually to make timely adjustmen...
	2.8.3 As announced in the Policy Address 2023 and 2024, the Government will continue to adopt multi-pronged strategy to increase housing land supply.  The supply of land in the short-to-medium term is mainly achieved through reviewing land uses and ap...
	2.8.4 In the Policy Address 2025, the Government remains determined to sustain efforts in land production.   The Government will assess the situation and take forward various projects in an orderly and pragmatic manner.   The Government will also take...

	2.9 Residential Density Recommended by the Hong Kong Planning Standards and Guidelines
	2.9.1 Chapter 2 of the Hong Kong Planning Standards and Guidelines (“HKPSG”) provides recommendations on residential densities.  It recognises that there is a need to make efficient use of the scarce land resources, in particular land more immediately...
	 The Main Urban Areas are generally divided into three Residential Density Zones: R1, R2 and R3.  Residential Zone 1 covers the highest density of residential development and applies to districts well served by high-capacity public transport systems ...
	 The New Towns / NDAs are also divided into three Residential Density Zones: R1, R2 and R3, on the same basis as those in the Main Urban Areas. (3.3.1 refers)
	 The New Towns/ NDAs are designed to provide more land for future development and encourage thinning out of the congested Main Urban Areas by offering prospective residents a better living environment. While the maximum domestic plot ratio adopted in...

	2.10 Government’s Policy on Enhanced Gross Floor Area Exemption Arrangements For Carparks In Private Development Projects
	2.10.1 As announced in the Policy Address 2025, the Hong Kong Government supports efficient land use through enhanced gross floor area (GFA) exemption arrangements for carparks in private developments to reduce construction costs, shorten timelines, a...
	2.10.2 To facilitate the implementation of the enhanced measure, town planning procedures will be streamlined for approving height restrictions relevant to aboveground carparks.  Planning applications for minor relaxations of height restriction due to...

	2.11 Land Ownership
	2.11.1 The Application Site is solely owned by the Applicant.  The lease modification for residential use is ongoing and is anticipated to be executed in a few months’ time.


	3 PROPOSED DEVELOPMENT SCHEME
	3.1 The Proposed Development Scheme
	3.1.1 The Proposed Development Scheme (Appendix I refers) for the Proposed Residential Development has been devised.   Based on a plot ratio of 6.72 and a site area of 7,271m2, the total gross floor area (GFA) of the Proposed Development Scheme would ...
	3.1.2 The Proposed Residential Development comprises 2 residential blocks, with 27 to 29 storeys (including 1 refuge floor) over 1 level of clubhouse and 2 levels of carpark, retail and GIC facilities. The building height ranges from 108.15mPD to 114....
	3.1.3 The Proposed Development Scheme will also include the following welfare facilities on G-2/F of Tower 2 with reference to the approved Planning Application No. A/YL-304:
	 Main-base of Short-term Food Assistance Service Team (STFAST); and
	 Home Care Services (HCS) for Frail Elderly Persons  (2-team size non-kitchen based).
	3.1.4 The total NOFA and GFA of the two GIC facilities required by SWD are 234.5m2 and 422.1m2 (at a factor of 1.8) respectively.  Floor area for GIC uses will be disregarded in the plot ratio calculation.  Detailed design, layout, floor area will be ...
	3.1.5 Table 3.1 summarizes the key development data of the Proposed Residential Development:
	**  Required by Social Welfare Department for operational needs

	3.2 Landscape Proposal, Open Space Provision and Recreational Facilities
	3.2.1 The landscape design aims to respond to the site conditions, building form, and function and to provide a high-quality landscape scheme that would improve the overall site character for the proposed building blocks with a higher building height....
	 Response to the site context, both in terms of landscape character and visual amenity;
	 Supplement to the proposed building and its architectural style;
	 Creation of a green and sustainable setting by maximising the opportunity for soft landscape;
	 Improve the existing streetscape by creating open spaces and promoting outdoor activities; and
	 Establishment of pleasant landscape areas which meet the varying needs of users.
	3.2.2 There will be open spaces with different functions and activities at various locations/levels within the Site to cater for the active and passive recreational needs of the future residents.  Total area of the communal open space will be not less...

	3.3 Internal Transportation Facilities Provision and Vehicular Access Arrangement
	3.3.1 The Site fronts onto Wang Yip Street East, Keung Yip Street Rest Garden to the north, and On Lok Road Substation to the south.  The vehicular run-in/out access of the Proposed Residential Development is located at Wang Yip Street East, on the no...
	3.3.2 Long Yip Street is an eastbound road with 2 traffic lanes connecting Castle Peak Road – Yuen Long at its eastern end to Wang Tat Road at its western end, and where numerous franchised bus routes operate along.  Po Yip Street, to the east of the ...
	3.3.3 The Site is highly accessible to both road-based and rail-based public transport services. The MTR Long Ping Station is located within 350m, or just around 6 minutes’ walk away.  Moreover, there are numerous franchised bus routes and Green Minib...
	3.3.4 The 2033 junction capacity analysis was undertaken for the cases with and without the Proposed Residential Development and concluded that these junctions have sufficient capacity to accommodate the expected traffic volume in 2033 and the additio...
	3.3.5 Pedestrian headcounts have also been conducted at the concerned footpaths sections connecting the Site with the MTR Long Ping Station to estimate the future pedestrian flows during the Am and PM peak hours. The LOS assessment demonstrates the co...

	3.4 Improvement to the Walking Environment
	3.4.1 The Proposed Development Scheme tries to improve the existing dull and monotonous walking environment by allowing opportunities for more street activities and street greening (Figure 3.3 refers).  Firstly, there will be a continue strip of shop ...
	3.4.2 The Site fronts onto Tung Tau Industrial Area Playground and Keung Yip Street Rest Garden.  The Proposed Development Scheme adopts a terraced podium design concept along Keung Yip Street.  The terraced design helps to break down the building mas...

	3.5 Stepped Building Height Profile
	3.5.1 The building height of Tower 2 is proposed to step up from 108.15mPD to 111.3mPD and 114.8mPD in a south to north direction to add some visual interest to the urban skyline.

	3.6 Provision of Retail and F&B Facilities to Serve the Local Community
	3.6.1 Retail facilities will be provided on G/F of the Proposed Residential Development facing Keung Yip Street Garden and Po Yip Street to serve the future residents, the TTIA neighbourhood and even the visitors at the nearby TTIA Playground.  Curren...

	3.7 Environmental Considerations
	3.7.1 Environmental impacts in terms of noise and air quality impacts towards and perhaps from the Proposed Residential Development during construction and operational phrases have been considered to ensure environmental sustainability. Relevant mitig...
	3.7.2 The Site is surrounded by carriageways, including Long Yip Street and Yuen Long On Lok Road to its south, Po Yip Street to its east, Keung Yip Street to its northeast and Wang Yip Street East to its northwest. Among these, Long Yip Street and Yu...
	3.7.3 As the Site is locating at the periphery of an industrial area, potential emissions from the industrial activities have also been taken into account.  It is found that there is no industrial undertaking and chimney observed within 200m from the ...
	3.7.4 Major road traffic noise source with respect to the Site is found to be arising from Long Yip Street and Po Yip Street.  Direct noise mitigation measures are proposed, including Acoustic Window/ Enhanced Acoustic Balcony (Baffle Type), fixed gla...
	3.7.5 Tuen Ma Line Long Ping Station and its associated viaduct track line are aligned to the southwest and south of the Application Site.  Having reviewed the location of the station, its configuration and parapets/solid fence wall available etc, the...
	3.7.6 Various fixed noise sources are identified within 300m from the Site, including garages, metal workshops and electrical sub-station which might be potential environmental nuisance to the Proposed Residential Development.  The assessment conclude...
	3.7.7 During construction, major air quality impact would be fugitive dust impact in relation to dusty activity and emission from dusty materials along with other emissions due to the use of diesel-powered equipment. It is well-noted and best manageme...
	3.7.8 Construction noise is usually generated by using powered mechanical equipment. It will then be controlled with reference to relevant technical memorandum and with best management practice to be adopted where appropriate to minimize the impact.
	3.7.9 Water pollution due to sediments, construction runoff and drainage, sewage effluent and liquid spillage would disturb the water quality, however, the aforementioned will be closely monitored and managed, and no sewage effluent discharge will be ...
	3.7.10 With adequate mitigation measures incorporated during the construction phase of the project as well as best management practices throughout the process, environmental impacts arising would be acceptable.
	3.7.11 There is a Ø750mm sewer running along Wang Yip Street East and flows south-westwards to Wang Yip Street South, which collects sewage from both upstream and downstream catchments. Wastewater to be generated from the Proposed Residential Developm...


	4 PLANNING JUSTIFICATIONS
	4.1  Echo with the Government’s Determination of Developing the Northern Metropolis at a Rapid Pace
	4.1.1 The Northern Metropolis (“NM”) covers a total area of 30,000 hectares (about one third of the total area of Hong Kong) in the New Territories.  The Application Site in Tung Tau near Long Ping Station falls within the future NM.  The current term...

	4.2 Respond to the Government’s Desire to Expedite Developments
	4.2.1 The Chief Executive announced in the Policy Address 2025 that the Government “will improve the efficiency of land production and lower construction costs by streamlining approval processes, optimising administrative procedures, strengthening int...
	4.2.2 Being located in Yuen Long New Town, abutting Tung Tau Industrial Area and well served by mass transit, the Site has great potential in providing more residential flats at this early stage of the development of the Northern Metropolis (“NM”).  W...
	4.2.3 The Application Site is solely owned by the Applicant; and the lease modification is ongoing and will be executed in a few months’ time.  The Site is ready for implementation.  Benefited by the updated PNAP APP-2 which reduces construction costs...

	4.3 The Proposed Development Intensity is In Line with the Recommendations on Residential Densities in the Updated Hong Kong Planning Standards and Guidelines
	4.3.1 Chapter 2 of the Hong Kong Planning Standards and Guidelines (“HKPSG”) provides recommendations on residential densities.  It recognises that there is a need to make efficient use of the scarce land resources, in particular land more immediately...
	4.3.2 The proposed domestic PR of 6.5 in the Proposed Development Scheme conforms to the rationale of the latest amendment to Chapter 2 of HKPSG.  The Application Site is readily available with the modified land lease (for residential use) in the pipe...

	4.4 The Site is IMMEDIATELY Available to Meet the Housing Demand
	4.4.1 The Application Site is located at an already developed area near to MTR Long Ping Station.  A flatted factory building has been erected at the Site since 1986.  The Applicant is the sole owner of the Site.   Construction works for the Proposed ...

	4.5 Provision of Retail Amenities to the Local Community
	4.5.1 Despite the Site favors from the prime location and is highly accessible to the retail and dining facilities as well as services in Yuen Long Town Centre, TTIA as well as the residential clusters to its east seem to have segregated from the Town...
	4.5.2 The Proposed Development Scheme proposes accommodate about 1,600m2 non-domestic GFA on ground floor facing Wang Yip Street East and Keung Yip Street for retail and/or F&B purposes with an aim to serve both the future residents and the local comm...

	4.6 Provide Planning and Design Merits
	4.6.1 The Proposed Residential Development will continue to provide the committed GIC facilities as requested by the Social Welfare Department.  There will also be retail and dining facilities to serve the neighbourhood.  All these will be placed alon...
	4.6.2 The Proposed Development Scheme will also continue to provide a 15m-wide building separation between the proposed towers and a stepped building height profile.  As described in Section 3.4, there will be setback on 3 sides of the Site.  Not leas...

	4.7 The Proposed Building Height is Considered Acceptable
	4.7.1 The Applicant has made an endeavour to maintain the domestic site coverage (i.e. ≤33%), building separation, stepped height profile and to provide as much setback as possible while seeking a further relaxation in Plot Ratio Restriction (from PR5...

	4.8 No Unacceptable Visual Impact
	4.8.1 The Visual Impact Assessment in Appendix VI assesses the potential visual impact on four viewpoints.  While the photomontage demonstrates that the Proposed Residential Development would be shielded by the existing medium-rise buildings on the ou...
	4.8.2 In view of the above, the Visual Impact Assessment concludes that the Proposed Redevelopment Scheme, with 15m building gap, stepped height profile and refuge floor in place, would be congruous to the surrounding character of the adjacent buildin...

	4.9 No Insurmountable Adverse Impact
	4.9.1 The 2033 junction capacity assessment was carried out against cases with and without the Proposed Residential Development and suggested that these junctions do have sufficient capacity to accommodate the expected traffic volume in 2033 as well a...
	4.9.2 The pedestrian counts at the footpaths connecting the Site with the MTR Long Ping Station also suggested that against future pedestrian flows during the AM and PM peak hours, they are still in adequate capacity to accommodate the estimated pedes...
	4.9.3 The Traffic Impact Assessment (Appendix III refers) concluded that the Proposed Residential Development will result in no adverse traffic and pedestrian impact to the surrounding road network and is acceptable in traffic engineering perspective.
	4.9.4 An Environmental Assessment (Appendix IV refers) has been conducted to identify any potential environmental pollution sources and recommend on relevant mitigation measures. For example, vehicular and industrial emission on air pollution, road tr...
	4.9.5 As confirmed in the industrial emission assessment, no chimney was identified within 200m from the Site therefore the buffer separation requirement can be well met.  On top of that, the buffer separation between the air sensitive uses in the MLP...
	4.9.6 In terms of road traffic noise impacts, several key NSRs were identified to present the worst scenario, and it is concluded that with all practical noise mitigation measures (including Acoustic Window/ Enhanced Acoustic Balcony (Baffle Type), fi...
	4.9.7 Various fixed noise sources to the Site have been identified, including On Lok Road Electrical Substation, Metal Workshop and Garage and Vehicle Testing Centre. The assessment suggests that the Proposed Residential Development would not be subje...
	4.9.8 Environmental implication during construction of the Proposed Development Scheme can be minimized by adopting best management practice and implementing relevant environmental mitigation measures. No adverse construction phase environmental impac...
	4.9.9 In view of the proposed change in land use at the Site from industrial uses to residential purposes, the wastewater will thus be anticipated to be contributed by the residents, clubhouse staff and commercial area employee after redevelopment. Th...


	5 CONCLUSION AND SUMMARY
	5.1  In light of the above, it is evident that the Proposed Residential Development should be favorably considered by the TPB from the land use planning grounds and technical points of view and based on the following:
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	1 INTRODUCTION
	1.1 Purpose
	1.1.1 This Visual Impact Assessment is prepared and submitted on behalf of Star Success International Limited (“the Applicant”) to the Town Planning Board (“TPB”/the “BOARD”) in support of the S16 Planning Application for a proposed residential develo...
	1.1.2 This VIA evaluates, in accordance with the “Town Planning Board Guidelines on Submission of Visual Impact Assessment for Planning Applications to TPB” (“TPB PG-No. 41A”), the anticipated visual impacts of the Proposed Development Scheme on publi...

	1.2 Report Structure
	1.2.1 Following this introductory section, the methodology adopted in this assessment will be set out in Section 2.  The baseline review of the assessment area is included in Section 3. Section 4 includes the Proposed Development Scheme and discussion...


	2 METHODOLGY
	2.1 Visual Impact Assessment Approach
	2.1.1 This VIA aims at evaluating the potential visual impact of the Proposed Development Scheme on the public viewers.
	2.1.2 According to TPB PG-No. 41A, Visual Impacts shall be assessed based on i) the sensitivity of the key public viewers; ii) visual resources and visual amenities likely to be affected; iii) the magnitude, extent and duration of impact and any resul...
	2.1.3 Visual sensitivity of public viewers/VSRs is determined taking into account the activity of the VSR, the duration and distance over which the proposed development would remain visual, and the public perception of the value attached to the view b...
	2.1.4 Visual changes could be positive or negative and they are not necessarily mutually exclusive. In considering the effect of visual changes, it covers the following four aspects:
	 the total effect on the Visual Composition of the surrounding context;
	 the degree of Visual Obstruction to key public viewing points; and
	 the Visual Change on Public Viewer.
	The magnitude of visual changes will be qualitatively graded as Substantial, Moderate, Slight or Negligible.
	2.1.5 The VIA will be undertaken in the following steps:
	 A baseline review will be conducted to capture the existing visual elements in the surroundings and the planning context of the Site.
	 The Proposed Development Scheme for the Site will be briefly presented.
	 The Visual Envelope (“VE”) will be determined and appropriate public viewpoints (“VPs”) to represent the view from key public viewers will be identified.
	 Each VP and potential visual impacts of the Proposed Development Scheme on the public viewers will be analysed based on the photomontages prepared from the selected VPs.
	 The overall visual impact will be assessed and conclusion on the visual acceptability of the Proposed Residential Development will be made.


	3 SITE AND PLANNING CONTEXT
	3.1 Site Location and Existing Condition
	3.1.1 The Application Site is located at 21-35 Wang Yip Street East in Yuen Long and at the periphery of Tung Tau Industrial Area (Figure 3.1 refer).  The Site occupies a land area of about 7,271m2.  It is currently occupied by a 12-storey industrial ...
	3.1.2 The Application Site is bounded by Wang Yip Street East to its northwest, Keung Yip Street to its northeast, Po Yip Street to its southeast and Long Yip Street to its south.  The Site and the wider Tung Tau Industrial Area is generally flat with...

	3.2 Existing Visual Elements in the Surrounding Context
	3.2.1 The Site is situated in an area known as Tung Tau Industrial Area, one of the former active industrial areas of Yuen Long.   The Tung Tau Industrial Area is bounded by Po Yip Street to its southeast, Long Yip Street to its south and the Yuen Lon...
	Positive Attributes
	Negative Attributes
	3.2.2 The existing visual quality of the Application Site can be regarded as fair.

	3.3 Statutory Planning Context
	3.3.1 The Application Site falls within an area zoned “Residential (Group E) 2” (“R(E)2”) under the Draft Yuen Long Outline Zoning Plan No. S/YL/28 (“the Draft OZP) (Figure 3.2 refers).  According to the Statutory Notes of the Draft OZP, the planning ...
	“This zone is primarily intended for phasing out of existing industrial uses through redevelopment (or conversion) for residential use on application to the Town Planning Board. Whilst existing industrial uses will be tolerated, new industrial develop...
	3.3.2 No new development/redevelopment at the Site should result in a total development in excess of a maximum domestic plot ratio of 5 and non-domestic plot ratio of 0.22, in which floor space that is constructed or intended for use solely as GIC fac...

	3.4 Planning History of the Site
	3.4.1 The Applicant lodged a S12A Amendment of Plan Application in 2020 (application no. Y/YL/16) to rezone the Site from “Other Specified Uses” annotated “Business” (“OU(B)”) for residential use.  TPB agreed with the application and subsequently gaze...
	3.4.2 The same Applicant then submitted a S16 Planning Application for a proposed residential development with relaxation of plot ratio and building height restrictions under application no. A/YL/304, which TPB approved the application with conditions...


	4 PROPOSED DEVELOPMENT
	4.1 The Proposed Redevelopment Scheme
	4.1.1 The Proposed Development Scheme (Appendix I of the Supporting Planning Statement refers) for the Proposed Residential Development has been devised.   Based on a plot ratio of 6.72 and a site area of 7,271m2, the total gross floor area (GFA) of t...
	4.1.2 The Proposed Residential Development comprises 2 residential blocks, with 27 to 29 storeys (including 1 refuge floor) over 1 level of clubhouse and 2 levels of carpark, retail and GIC facilities. The building height ranges from 108.15mPD to 114....
	4.1.3 The Proposed Development Scheme will also include the following welfare facilities on G-2/F of Tower 2 with reference to the approved Planning Application No. A/YL-304:
	 Main-base of Short-term Food Assistance Service Team (STFAST); and
	 Home Care Services (HCS) for Frail Elderly Persons  (2-team size non-kitchen based).
	4.1.4 The total NOFA and GFA of the two GIC facilities required by SWD are 234.5m2 and 422.1m2 (at a factor of 1.8) respectively.  Floor area for GIC uses will be disregarded in the plot ratio calculation.  Detailed design, layout, floor area will be ...
	4.1.5 Table 3.1 summarizes the key development data of the Proposed Residential Development:
	**  Required by Social Welfare Department for operational needs

	4.2 Design Considerations and Design Merits
	4.2.1 The Proposed Development Scheme tries to improve the existing dull and monotonous walking environment by allowing opportunities for more street activities and street greening (Figure 4.1 refers).  Firstly, there will be a continue strip of shop ...
	4.2.2 The Site fronts onto Tung Tau Industrial Area Playground and Keung Yip Street Rest Garden.  The Proposed Development Scheme adopts a terraced podium design concept along Keung Yip Street.  The terraced design helps to break down the building mas...
	4.2.3 The building height of Tower 2 is proposed to step up from 108.15mPD to 111.3mPD and 114.8mPD in a south to north direction to add some visual interest to the urban skyline.
	4.2.4 Any openings would introduce railway noise into the Site and create adverse noise impact to the noise sensitive receivers within the Proposed Residential Development.  Yet, with the aid of noise mitigation measures, the Proposed Development Sche...
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	5.1.1 The Visual Envelope (“VE”) or the zone of visual influence of the Proposed Residential Development is determined by the existing topography and building in the vicinity of the Site.  As prescribed in the Town Planning Board Guidelines No. 41A, s...
	5.1.2 In an urban setting, when viewing from street level, existing buildings may block most of the view from close-up key public viewers while buildings of similar height may hide the development from distant.  Therefore, the identification of public...

	5.2 Selection of Visual Sensitive Viewpoints
	5.2.1 Representative public viewers within the VE have been 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 s...
	5.2.2 In this VIA, four public viewpoints have been selected for further assessment on the visual impact of the proposed redevelopment, which are summarized in Table 5.1 and shown in Figure 5.1. The public viewpoints included both close-up and distant...
	Table 5.1  Selected Key Public Viewpoints

	5.2.3 On Lok Road is the road connecting Castle Peak Road – Yuen Long Section, which also signifies the departure of a district distributor and the entrance to Yuen Long New Town.  Shui Mun Tau Rest Garden is a small sitting out area, but it also loca...
	5.2.4 Tung Tau Industrial Area Playground is one of the key public open spaces in the area, serving both the working and living population.  It contains 2 football fields and 2 basement ball courts.  Users of Tung Tau Industrial Area Playground are us...
	5.2.5 Yeung Uk San Tsuen Sitting Out Area is located at the corner of Wang Lok Street and Fuk Hi Street, in which Fuk Hi Street leads to the future public housing developments in Wang Chau.  This VP represents low-rise village type developments and fu...
	5.2.6 The area enjoys excellent accessibility brought by MTR Long Ping Station and Exit F is the closest exit.  This is a VP where travellers’ visual attention may be caught by the proposed development.  VSRs of VP3 are people walking to and from the ...
	Table 5.2 Identified Key Public Viewers with Preliminary Analysis



	6 ASSESSMENT OF VISUAL IMPACTS
	6.1 General
	6.1.1 The primary objective of this VIA is for evaluating the visual impact of the Proposed Residential Development in support of the S16 Planning Application.  The assessment will focus on the visual composition, visual obstruction and visual change ...

	6.2 VP1 - Shui Mun Tau Rest Garden on Yuen Long On Lok Road (Figure 6.1 refers)
	6.2.1 The Tuen Ma Line viaduct and the associated structures dominate the view at this VP.  Yuen Long High Tech Centre (19 storeys) and part of the new residential development (namely After the Rain) are visible from this VP.  The rest of the existing...
	6.2.2 As shown in Figure 6.1, the Proposed Residential Development will take up part of the skyline when viewing from VP1 and partially affect the visual openness experienced by the public viewers.
	6.2.3 Comparing with the Approved Development Scheme which as a building height of 100.75mPD (max.), the Proposed Residential Development is going to introduce additional visual obstruction to the skyline.
	6.2.4 The public viewers will continue to experience a typical urban landscape view characterized by medium to high-rise developments.  Development of the Proposed Residential Development would result in moderate visual change as compared with the exi...
	6.2.5 The Proposed Residential Development would become part of the urban landscape and it would not change the quality and character of the assessment area.  The proposed stepping building height profile, 108.15mPD to 111.3mPD and 114.8mPD in a south...

	6.3 VP2 – Tung Tau Industrial Area Playground (Figure 6.2 refers)
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	6.3.5 The proposed 15m building gap between T1 and T2 would serve to create some visual interest as compared to the bulky existing building at the Site and other existing industrial buildings with high site coverage that are visible from this viewpoint.

	6.4 VP3 – Yeung Uk San Tsuen Sitting Out Area (Figure 6.3 refers)
	6.4.1 Figure 6.3 showed the view of the Site from the northwest.  View of the Site from this VP is dominated by a lush green plantations and trees within the sitting out area and along Wang Lok Street.  This VP also captures the view towards the outer...
	6.4.2 Existing buildings on the outer ring of Tung Tau Industrial Area obstruct views towards the centre and opposite side of Tung Tau Industrial Area, apart from the building gap mentioned above.
	6.4.3 Public viewers at this VP are users of the sitting out area, thus their visual sensitivity would be high.  The effect on their visual experience due to the Proposed Residential Development would be negligible since the Proposed Residential Devel...
	6.4.4 The condition and quality of this VP as well as the character of the area will remain unchanged.  Thus, the overall visual impact to this VP is negligible.

	6.5 VP4 – Footbridge connecting Exit F of MTR Long Ping Station on Kwong Yip Street (Figure 6.4 refers)
	6.5.1 Figure 6.4 showed the view of the Site from this VP from the west.  View of the Site from this VP is dominated by a lush green road side landscaping along Kwong Yip Street right in front of this VP.  The building edge of Tower 1 of The Spectra a...
	6.5.2 The existing 10-storey industrial building at the Site creates openness and allows the view towards an open skyline.  As shown in Figure 6.4, the Proposed Residential Development will take up part of the skyline and partially affect the visual o...
	6.5.3 Comparing with the Approved Development Scheme, the Proposed Residential Development is going to introduce little additional visual obstruction to the skyline.
	6.5.4 Public viewers at this VP are at a transient mode, thus their visual sensitivity would be medium.  The effect on their visual experience due to the Proposed Residential Development would be moderate.  Their focus shall continue to remain on the ...
	6.5.5 The Proposed Residential Development appears right next to The Spectra, thus it forms an extension of the nearby existing residential building and makes no change to the character of the assessment area.  The refuge floor helps to break down the...


	7 CONCLUSION
	7.1 Based on the analysis on the appraisal of visual impact on Visual Composition, Visual Obstruction and Visual Change, Table 7.1 below presents the overall visual impact caused by the proposed redevelopment to the public viewers represented in each VP.
	7.2 While the photomontage demonstrates that the Proposed Residential Development would be shielded by the existing medium-rise buildings on the outer ring of Tung Tau Industrial Area when viewing from VP3 hence would not be visible, photomontages fro...
	7.3 To compare with the Approved Development Scheme, the visual obstruction and anticipated visual change would be comparable.
	7.4 In view of all the above, it is considered that the Proposed Development Scheme, with 15m building gap, stepped height profile and refuge floor in place, would be congruous to the surrounding character of the adjacent buildings.  Therefore, the Pr...
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