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Loading / Motorcycle Parking Spaces: 33
Unloading Spaces | Light Goods Vehicle Loading / Unloading 8
Bl Bays
Heavy Goods Vehicle Loading / Unloading 10
Bays
Lay-by for Taxi and Private car: 2
Lay-by for Single Deck Tour Bus: 1
Anticipated 2032
Completion Year

1 Excluding GFA for Clubhouse which could be exempted. According to the Building (Planning) Regulations 23(3)(a) and PNAP APP-104, for total
domestic GFA of about 3,500m? could be exempted from GFA calculation for recreational use where the total domestic GFA ranging from more than
100,000m? to 125,000m?.

I The GFA for the 60-place Day Care Centre for the Elderly (DCC for the Elderly) and the 100-place Child Care Centre (CCC) are calculated based
on 2.2 times the respective Net Operational Floor Area (NOFA) requirement of 358m? for DCC for the Elderly and 530m? for the CCC as stipulated in
HKPSG Chapter 3. The GFA of the said social welfare facilities is additional to the proposed GFA/PR of the Indicative Scheme, which is assumed to
be exempted from PR calculation.

B The GFA for the PTT is additional to the proposed GFA/PR of the Indicative Scheme, which is assumed to be exempted from PR calculation.

MA person per flat (PPF) ratio of 2.8 is adopted with reference to the PPF of TPU (620, 622, 641 642, and 651, 653) as reported in the 2021 Population
Census by the Census and Statistics Department.

Bl All parking spaces are provided underground. According to PNAP APP-2, private carpark that is provided underground (including car parking and
loading/unloading areas) are 100% disregarded from the calculation of GFA.

4.4 Building Design of the Indicative Scheme

Overall Development Layout

441 The proposed mixed use development with a total PR of 7 has paid due consideration with the
surrounding context of the Application Site and the changing planning circumstances. The non-
domestic portion, which is represented by a commercial tower in the Indicative Scheme,
comprising retail, office and hotel together with the proposed social welfare facilities sitting on a
PTT is purposely planned with proximity to the Ping Che Road to facilitate access and synergise
with the future Ping Che Station. The commercial tower will also serve as a node for the future
users and the community by offering essential commercial floor spaces and accommodating a
variety of commercial activities. Meanwhile, the domestic portion, which is to the southwest of
the Application Site, is designed to accommodate 2,205 units to address the pressing housing
demand. The domestic portion is represented by a composite tower and four residential towers
with adequate setback being reserved from Ping Che Road to minimise potential noise impact. A
basement carpark is also designed to reduce the overall building bulk. Podium gardens at
commercial towers and sky gardens in residential tower are provided. The public realm within the
Application Site will also be provided with landscaping area as reflected in the overall layout
design to bring enhanced visual amenity to the area.

4.4.2 In the Indicative Scheme, an existing local road will be upgraded to a standard 7.3m carriageway
with footpaths for vehicle and pedestrian to access the Application Site. There will be a total
number of four accesses, including two vehicular accesses and one ingress and one egress point
for the PTT. For the two vehicular accesses, one of them will be located at the southern side of the
Application Site to serve the residential blocks while another access will be located at the mid-
way along the access road to serve mainly the commercial building and as the secondary access
for the residential blocks. For the access to the PTT, the ingress point will be located at the
upgraded access road and the egress point will be located at Ping Che Road. In addition, a possible
pedestrian connection to the future Ping Che Station has been reserved near the commercial tower,
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which the connection will be subject to detailed design depending on the exact location of the
future Ping Che Station.

Provision of Commercial, Social Welfare Facilities and a Public Transport Terminus

Considering the Application Site is in close proximity to the future Ping Che Station, PTT sitting
on the G/F of the development, commercial and social welfare facilities will be provided in the
Indicative Scheme. It will provide a total of non-domestic GFA of about 19,603 m2. 2,400m? is
designated for retail floor spaces. About 11,500m? is designated for office, and about 5,703m? is
designated for a 70-room complementary hotel. These commercial will cater emerging needs for
commercial activities related to the I&T industry, whereas the retail facilities serve the existing
and future local community.

The Indicative Scheme is proposed to provide two types of social welfare facilities, namely DE
and CCC. These two facilities are particularly proposed with thoughtful consideration of the
anticipated demand for serving the increasing aging population as well as new families moving
into the NTN New Town.

The GFA of the proposed DCC for the Elderly will be about 787.6 m? which is calculated based
on the NOFA requirement of 358m? for a 60-place DCC for the Elderly as stipulated in Chapter 3
of the Hong Kong Planning Standards and Guidelines (“HKPSG”). It is proposed to be located on
the 4/F of the commercial tower. The GFA of the proposed CCC will be about 1,166 m? which is
calculated based on the NOFA requirement of 530m? for a 100-place CCC also as stipulated in
Chapter 3 of HKPSG. It is proposed to be located on the 2/F and 3/F floor of the commercial
tower. The location of the social welfare facilities is thoughtfully planned at a location along Ping
Che Road, which is within the commercial tower with direct access to the proposed PTT. Together
with the possible connection to the planned Ping Che Station, these facilities will be highly
accessible by future users.

Rhythmic Building Height Profile

The Indicative Scheme is intended for a rhythmic building height profile from the future Ping Che
Station towards the hinterland of Ping Che. Tower 1, which is the commercial tower of 35 storeys
with a BH of 169.7mPD, is proposed to be located at the northern portion of the Application Site.
Tower 2 to 5 with higher building heights are placed at the core area and southern part of the
Application Site with a BH of not more than 175mPD. The proposed BH of different towers would
enhance the visual interest of the Application Site to serve as an opening entrance to the future
Ping Che Station. Overall, the Indicative Scheme will have an iconic commercial tower locating
along the Ping Che Road with possible connection to the planned railway station. It will allow
transition from the future vibrant urban centre from the north of the Application Site towards the
south where the remaining higher residential towers are placed.

A rhythmic BH profile is designed for the Indicative Scheme. The commercial tower (T1) of
+169.7mPD (35 storeys) is proposed at the northern portion of the Application Site facing the Ping
Che Road, while 5 residential towers (T2 to T6) from +171.83mPD to +175mPD are distributed
at the centre of the Application Site. The varying BH of the towers would formulate an undulating
BH profile, adding visual interests and variety to the surrounding environment. Podiums of T1 and
T2 are also designed with a 3-stepped terraced form allowing a gradual transition in the building
height, thus enhancing visual permeability.

The commercial tower fronting Ping Che Road and possible connection to Ping Che Station could
actas a landmark building welcoming visitors from the future railway, together with the residential
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towers placed at the centre and southern portion of the Application site, the Indicative Scheme
shows a lively and dynamic BH profile that is also compatible with the proposed high-dense
developments in the Ta Kwu Ling PDA in the NTN Study (Fig 3.4 refers).

The building height of the Indicative Scheme has also taken into account optimizing the habitable
space and operational requirement of domestic and non-domestic components, while not
compromising compatibility with surroundings. Overall, the Floor-to-Floor height of residential
floors are proposed to be about 3.15m, and about 4.2m for the office and hotel commercial uses.

Visual Mitigation Measures

The good design features includes:

e Building separation of the building bulk. The building bulk of the towers is sensitively
designed with appropriate building separation to allow visual permeability, while complying
with the building separation requirements as stipulated in PNAP APP-152 SBDG.

e Atrticulated facades and landscaping features. Articulated fagades and landscaping features
are proposed to enhance visual interest, to reduce collective visual mass, and to harmonize
with surroundings.

Wind Enhancement Features

The good design features includes:

e Permeable design of the ground level PTT;

e Chamfered corner design of the podium structure;

e Orientation of building blocks align with wind flow direction;
e Sufficient separation distance between building blocks;

e Terraced podium design;

e Lower podium and building height;

e Reduced ground coverage of clubhouse; and

e Vast opening design of sky garden

For the permeable design at ground floor, there will be a 7.5m tall PTT with 3 sides opening to
facilitate the east and southeast wind systems towards the downwind regions. The chamfered
building corners would be adopted for the commercial building black and the podium, which allow
smoother wind flow around the building structure. The chamfered building corners allows the
building group (including commercial and residential buildings) to attract incoming east and
southeast wind into the air path. For the building orientation, it is designed to align with wind
direction. The tower blocks under the proposed scheme will have their N-E axis aligned with the
prevailing wind direction from east and northeast. For building separation, the building gap will
be ranged from 17m to 32m in the Indicative Scheme. The gap distance will facilitate more east
and southeast wind flow between the buildings towards the downwind area. In terms of terraced
podium design, stepping terrace approach is adopted under Indicative Scheme at the podium
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design of blocks T1 and T2 to minimize building mass. It also allows incoming mid and high-level
wind flow along the stepping terraces and reach the downstream regions.

For podium height level, the Indicative Scheme has lower podium structure of 24.15mPD to allow
better flow of incoming east wind over the podium structure and reach the downwind areas. There
would be reduced ground coverage of clubhouse. The Indicative Scheme has reduced area of
clubhouse building. The small ground coverage is having lesser restriction to wind flow and allows
more wind flow at ground level. It is also located at the downwind area of T5, allowing gap
distance between clubhouse and T3 to enable wind flow from east and northeast direction. For
permeable design at sky garden, there would be sky gardens in residential buildings to provide
vast openings at facade of the building and allow more wind flow to travel through the building at
the facade that facing east and southeast direction.

With these wind enhancement features, significant wind deterioration at district level is not
anticipated with the Indicative Scheme. For the details, please refer to Appendix E for the AVA-
EE.

Environmentally Sensitive Design

Overall, the Indicative Scheme will not generate nor susceptible to unacceptable environmental
impact by incorporating environmentally sensitive design in the Indicative Scheme.

Air Quality

Sufficient setback of 50m and 10m of both Ping Che Road and unnamed access road (to be
upgraded) have been reserved in the Indicative Scheme from vehicle emission.

Traffic Noise and Fixed Plant Noise

For noise impact, mitigation measures have been provided in the Indicative Scheme to address
road traffic noise & fixed plant noise. Building setback from the local road and terraced podium
design have been incorporated in the architectural design. The commercial tower which will be
equipped with centralize air conditioning system is strategically designed at the north portion of
the site fronting Ping Che Road. It can provide noise shielding to residential blocks to the south.
Noise mitigation measures, including acoustic window / acoustic door (baffle type), fixed glazing
(with maintenance window), have also been proposed at appropriate locations. With the proposed
mitigation measures in place, all noise sensitive receivers (NSRs) comply with the HKPSG traffic
noise criteria of 70 dB(A) and no NSRs will be subjected to unacceptable traffic noise impact.

For fixed plant noise, the results showed that the future NSRs would not be subjected to
unacceptable industrial noise impact.

For other details, please refer to Appendix F regarding the Environmental Assessment.
Sewerage

An on-site Sewerage Treatment Plant (“STP”) which is interim in nature is proposed on the
Basement Level 1. It is anticipated that in the future NTN New Town Development under detailed
study by the Government, the sewerage generated by the Indicative Scheme will be discharged to
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the future upgraded public sewerage system. For details, please refer to Appendix H for the
Sewerage Impact Assessment.

Compliance with Sustainable Building Design Guidelines (SBDG)

The Indicative Scheme fully comply with the requirements on building separation, building
setback and site coverage of greenery as stipulated in PNAP APP-152. For building separation,
given the Application Site is less than 20,000m?, the residential blocks are at least 15m apart from
each other to avoid a continuous projected facade length of 60m or above. For building setback, a
minimum 7.5m (Width) x 15m (Height) cross-sectional area, measuring from centreline of the
street to building structure, is provided along full frontage of Ping Che Road. For the site coverage
of greenery, it fully complies with the minimum requirement of 20% for site area ranged from
1,000m? to 20,000m?, with at least 10% coverage at Primary Zone.

Landscape Design

Landscape Design Concept

During the formulation of the Landscape Master Plan (“LMP”), a careful mix of hard and soft
landscaping has been provided. Compensatory planting will also be cultivated at appropriate
locations. Key design landscape design concept are as follows:

e Provide a quality and sustainable environment with adequate landscape area for the
enjoyment of the residents of the proposed development;

e Provide sufficient landscape treatment along the boundary to minimize the potential visual
impact of the built form; and

e Incorporate new trees and shrubs to enhance the greenery.

As the entrance of the Application Site, the commercial tower (T1) would feature a vibrant green
wall for the aesthetic appeal and create a pleasing visual element for the future building users and
visitors arriving from Ping Che Road and Ping Che Station. Ample green coverage and open space
provision would promote a sense of harmony with the surrounding natural elements. Near
residential tower (T6) facing the roundabout, a feature signage wall and water feature have been
incorporated to create another access point of the Application Site with sense of arrival and visual
appeal.

Diverse and sufficient open spaces such as sun lawn, rose garden and multi-functional deck are
provided throughout the Indicative Scheme for the enjoyment of future building users. Leisure
areas such as water play area and Tai Chi courtyard are also designed to add variety to open spaces

Application for Amendment of Plan Under Section 12A of the Town Planning Ordinance
(Cap.131), to Rezone the Application Site from “Open Storage”, “Agriculture” Zones and an area
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improvement committed by the Applicant will be beneficial for the local community in the
surroundings without the need to mobilize public resources.

Supporting Community Needs and Improving Quality of Life

Apart from housing provision, the Applicant is committed to provide commercial facilities
alongside with retail floor spaces to serve needs of existing and future communities. The Proposed
Amendment proposes a non-domestic PR of about 1.1 at the Application Site, of which, under the
Indicative Scheme, included 2,400m? GFA for local retail, about 11,500m? GFA for satellite office
in support of the economic activities at the boundary and about 5,703m? GFA for complementary
hotel in support of the office. These non-domestic components are intended to located nearer to
the Ping Che Road and proximity to the future Ping Che Railway Station to create a economic
vibrancy and centrality for the NTN New Town.

In addition, to provide community support for existing and local communities, the Proposed
Amendment also require provision of social welfare facilities, including a 60-place Day Care
Centre for the Elderly and a 100-place Child Care Centre, to serve the anticipated increase in
young families in the area and responding to the territorial ageing population issue. It is also
recommended that these social welfare facilities to be provided nearer to the Ping Che Road to
enhance convenience to future users. Detailed layout and GFA of these social welfare facilities
will be subject to detailed design and liaison with relevant Government departments.

Ensuring Compatibility with Surrounding Environment

The Proposed Amendment has incorporated appropriate development control parameters, in terms
BH restrictions of maximum 175mPD to ensure compatibility with surrounding environment. As
stated in the proposed ES of the “OU(MU)” zone, a rhythmic building height profile has been
recommended to create an interesting skyline and centrality as a welcoming entrance from the
future Ping Che Railway Station. It is also demonstrated in the Indicative Scheme that the floor-
to-floor height adopted is reasonable. Carparks are all placed at basement location to avoid bulky
structure and to minimize BH. Wind permeable design is also encouraged with a number of wind
enhancement features suggested in the ES of the “OU(MU)” zone, proven feasible in the Indicative
Scheme, to enhance the overall outdoor environment.

Overall, the Indicative Scheme has also promoted building separation of the building bulk and
articulated facades and landscaping features as visual mitigation measures. In addition, wind
enhancement features, including permeable design of the ground level PTT, chamfered corner
design of the podium structure, orientation of building blocks align with wind flow direction,
sufficient separation distance between building blocks, terraced podium design, lower podium and
building height, reduced ground coverage of clubhouse, and vast opening design of sky garden.
They are sensitively designed to ensure the compatibility of the Indicative Scheme with the
surrounding environment.

Findings in the Visual Impact Assessment (Appendix C refers) and Air Ventilation Assessment
(Appendix E refers) confirmed that the Proposed Amendment is fully compatible with the
surrounding environment. with the surrounding environment.
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9.8.8 Rhythmic building height profile with maximum BH not more than
175mPD shall be adopted to encourage creation of an interesting skyline
at this prominent location at the future centre of the NTN New Town.
Stufficient separation distance between building blocks shall be reserved
fo enhance the visual permeability.

9.8.9 Development or redevelopment within the above zones are subject to a
maximnm BH restriction as stipulated on the Plan, or the height of the
existing building, whichever is the grealer.

9.8.10 Minor relaxation of the PR and/or BH restrictions for the “OU” zone
may be considered Dy the Board on application under section 16 of the
Ordinance. Each application for minor relaxation of PR / BH
restrictions will be considered on its own merits.

Figure No. Scale Figure Title proposed Explanatory Statement of the “Other Specified Uses” Annotated

5.3c - “Mixed Use” Zone (“OU(MU)”) (Sheet 3 of 3)

Dat S
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	1.1 Background
	1.1.1 This report contains the Tree Preservation Proposal and Landscape Master Plan (LMP) which forms part of the Supporting Planning Statement in support of the Section 12A of the Town Planning Ordinance (Cap. 131) for Mixed Use Development (Resident...
	1.1.2 The Landscape Master Plan (LMP) intends to demonstrate the overall landscape design of the Indicative Scheme at the Application Site and provide other relevant information as required in the Planning Department’s Practice Note for Professional P...

	1.2 Land Use Zoning
	1.2.1 The Applicant proposes amendments to the Approved Ping Che and Ta Kwu Ling Outline Zoning Plan No. S/NE-TKL/14 (“the OZP”) by rezoning the Application Site from “Agriculture” (“AGR”) and “Open Storage” (“OS”) to a tailor-made “Other specified Us...


	2 SITE DESCRIPTION
	2.1 Existing Site Context
	2.1.1 The Application Site has a site area of about 17,821.2m2. It is a piece of formed land currently sed as an open storage with a cluster of trees observed at the northern and southern part of the Application Site. As shown in Image 1.1, no permane...


	3 EXISTING TREES
	3.1 Key Findings
	3.1.1 Total 130 nos. of trees are found within the Application Site boundary and summarized in the following table (Table 3.1). The general health condition and structural form of the existing trees are ranging from fair to poor.
	3.1.2 Tree Survey Plan showing the locations of exiting tree and tree groups within the survey boundary is attached in Figure 1.2. Details of tree condition are included in the Tree Assessment Schedule in Appendix A. Photographic records are shown in ...

	Identified Trees with High Value for Priority Preservation
	3.1.3 There is no Registered Old and Valuable Tree (OVT), stonewall trees, rare and protected species of tree or vegetation, and tree of particular interest identified during the survey.

	3.2 Impacts of Existing Trees
	3.2.1 Total 130 existing trees are in direct conflict with the Application Site of proposed residential and commercial development, they are inevitably be affected during the work stage. Given their poor health condition and low survival rate after tr...
	3.2.2 In addition, out of 130 affected trees, 4 Leucaena leucocephala (銀合歡) are identified. The undesirable species should be removed and excluded in the compensatory tree planting proposal as according to para. 8 and 25 in DEVB TC(W) no. 4/2020 that ...

	3.3 Preliminary Compensatory Tree Planting Proposal
	3.3.1 To compensate the tree loss, 126 nos. of new trees shall be compensated within the Application Site. The proposed compensatory tree locations are indicated in the Compensatory Tree Planting Plan (Figure 1.4 to Figure 1.4b).
	3.3.2 To maintain the landscape features and the local biodiversity of the existing environment, and further enhance the existing environment, 5 native species and 3 exotic species are proposed throughout the Development Site. A summary of plant mater...
	3.3.3 Schima superba (木荷), Garcinia subelliptica (菲島福木), and Cinnamomum burmannii (陰香) are chosen for serving a number of landscape features such as screening undesirable views and providing pedestrians with shades, these species will be planted in th...
	3.3.4 Ornamental species are proposed for augmenting the aesthetics, such as Lagerstroemia speciose (大花紫薇), Magnolia grandiflora (荷花玉蘭), Sterculia lanceolata (假蘋婆) will be compensated within the proposed residential commercial development.
	3.3.5 The planting works shall make reference to the requirements as stipulated in the General Specification for Building 2017 Edition – Section 25. A detailed Tree Preservation & Tree Felling Application in accordance with LAO PN. 6/2023 process will...
	Minimum Soil Depth for Planting
	3.3.6 According to the General Specification for Building 2017 Edition – Section 25, the proposed soil depths shall make reference to the following requirements:


	4 LANDSCAPE DESIGN PROPOSAL
	4.1 Landscape Design Objective
	4.1.1 The design objectives for the proposed Indicative Landscape Master Plan is to:
	• Provide a quality and sustainable environment with adequate landscape area for the enjoyment of the building users and the visitors of the proposed development;
	• Provide sufficient landscape treatment along the boundary to minimize the potential visual impact of the built form; and
	• Incorporate new trees and shrubs to enhance the greenery.
	4.1.2 The landscape design at the G/F has included a welcoming entrance for the future building users and visitors, a feature signage wall and water feature have been incorporated to create a sense of arrival and add visual appeal to the site. In addi...
	4.1.3 The landscape design at the 1/F adjoining the transfer plate of residential building features a sculpture plaza and podium gardens which provides ample space for seating and relaxation. Ornamental trees have been placed around the open lawn area...
	4.1.4 Please refer to Figure 1.5 to Figure 1.5b for the details of the landscape proposal and Figure 1.8a to Figure 1.8b for the landscape section drawings.

	4.2 Provision of Local Open Space and Green Coverage
	1.1.1 In accordance with Hong Kong Planning Standard and Guidelines (HKPSG), the standards of provision of open space set out in section 1.8 of Chapter 4 Recreation, Open Space and Greening. In comprehensive residential developments, the standard of p...
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	1 INTRODUCTION
	1.1.1 This Visual Impact Assessment (“VIA”) is prepared in support of the Planning Application for Amendment of Plan under Section 12A of the Town Planning Ordinance (Cap. 131) for Mixed Use Development (Residential and Commercial) at Lot 796 and 1008...
	1.1.2 The Application Site falls within the Approved Ping Che and Ta Kwu Ling Outline Zoning Plan No. S/NE-TKL/14 (the “OZP”). With a site area of about 17,821.2m2, majority part of the Application Site (about 56.2%) falls within the “OS” zone. A mino...
	1.1.3 To the north of the Application Site is an island street block surrounded by Ng Chow South Road, Ng Chow Road and Ping Che Road, which mainly comprises of “Industrial (Group D)” (“I(D)”), “Government, Institution or Community” (“G/IC”) and “Gree...
	1.1.4 Point (g) of paragraph 2.3 of the Town Planning Board Guidelines No. 41 (“TPB PG-No. 41”) states that a VIA is required when “the proposal may affect existing visually sensitive areas, visual amenities and visual resources on-site or off-site en...
	1.1.5 The outline for the VIA is set out below:

	2 VISUAL CONTEXT OF THE APPLICATION SITE AND ITS SURROUNDING AREA
	2.1  Site Context and Existing Land Use
	2.1.1 The Application Site is about 17,821.2m2, of which about 7,883m2 (about 44.2% of the Application Site) is under private ownership (i.e Lots 796 and 1008 RP) under sole ownership by the Applicant.  The remaining area is occupied by Government land.
	2.1.2 The core area of the Application Site is currently used as open storage of construction materials. The northern portion of the Application Site along Ping Che Road is currently comprising a strip of trees and vegetation. Several temporary struct...
	2.1.3 There is an existing vehicular and pedestrian access to the northern-east of the Application Site connecting to Ping Che Road.

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


	3 The Indicative Scheme
	3.1 Introduction
	3.1.1 The Indicative Scheme has been carefully design having due regard to various technical considerations such as air ventilation, existing trees, environmental and transport arrangement. The Indicative Scheme comprises of 5 residential towers with ...
	1.1.1
	3.1.2 The general planning and design principless of the indicative development scheme shall refer to Section 4 in the supporting planning statement.

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

	4.2 Selection of Viewing Points
	4.2.1 When assessing the potential visual impacts of the Indicative Scheme, the classification of VPs is categorised as follows:
	4.2.2 A total of 5 VPs are considered to be mostly impacted by the Indicative Scheme at the Application Site (Figure 2 refers). The evaluated short-range, medium-range and long-range VPs include:
	4.2.3 VP1: Ping Che Mini-Soccer Pitch – This VP is located at about 230m to the south of the Application Site, it is a public playground with 1 football court and 1 children playground. This VP allows for the assessment of medium-range visual impact o...
	4.2.4 VP2: Hong Kong Baptist Assembly – This VP is located at the entrance of Hong Kong Baptist Assembly. It is a camp site and expected to attract youngsters and visitor for outdoor activities. This VP is located at about 320m to the southeast of the...
	4.2.5 VP3: Bus Stop at Ta Kwu Ling Rural Centre Government Offices – This VP is located at about 142m to the north of the Application Site near Ta Kwu Ling Rural Centre Government Offices. It allows the visual impact on pedestrians and road users to b...
	4.2.6 VP4: Tsung Shan – This long-range VP is located at viewing pavilion on Tsung Shan at about 790m to the southwest of the Application Site. It is a long-range VP representing views of hiker and recreational users to enjoy an elevated and panoramic...
	4.2.7 VP5: Wo Keng Shan – This VP is located at Robin’s Nest Jeep Track in Wo Keng Shan. It is a hiking trail where hikers and visitor can enjoy an elevated and panoramic view of Ping Che and the natural environment. This VP, located at about 3.2km to...


	5      ASSESSMENT OF VISUAL IMPACT
	5.1.1 This Section examines the visual impact of the Indicative Scheme by comparing it with the Planned Condition. Reference is made to TPB PG No. 41 and the following Table (Table 5.1) summarises the relevant appraisal aspects. The visual appraisal f...
	5.1.2 TPB PG No. 41 sets out the classifications of visual impact and its associated description. The classifications are tabulated below to appraise the Overall Visual Resultant Impact of the Proposed development on the Visual Sensitive Receivers (Pa...
	5.1.3 Noted that the Application Site is located within the proposed tentative boundary of New Territories North New Town which the EIA study for such is under preparation during the course of the study for this application. The latest available infor...
	5.1.4 Based on the EIA Project Profile and Study brief for Development of New Territories North New Town and Man Kam To (NTN Development) (ESB-341/2021), the NTN remaining phase development is proposed for housing, economic and employment-generating d...
	5.1.5 As refer to the Project Profile, the Planning and Engineering (P&E) study including the EIA study for NTN Development is targeted to commence in latter half of 2021 for completion within a study period of about 36 months. Subject to the recommen...
	5.1.6 Since the implementation details of NTN Development is yet to be confirmed, this study covers the scenario without NTN development in place for completeness and aims to demonstrate that there is feasible solution to meet relevant environmental s...
	Comparison of Baseline Scheme and Proposed Scheme
	5.1.7 A Baseline Scheme (i.e. subject to a maximum GFA of 124,748.092 m2 and a maximum BH of 45 storeys) has been formulated as the evaluation basis for assessing the visual impacts of the Indicative Scheme in this VIA. The baseline scheme was prepare...
	5.1.8 Meanwhile, the Proposed Scheme comprised of 1 block of 48-storey residential tower with the maximum height of approximately 175mPD, another 4 blocks of 47-storey residential tower with the maximum height of approximately 172mPD, 1 commercial blo...
	5.1.9 The major design parameters and layout plans between baseline scheme and proposed scheme are summarised in Table 5.3.
	Table 5.3 Comparison of Baseline Scheme and Proposed Scheme
	Mitigation Measures
	1.1.1 The building bulk of the towers is sensitively designed with appropriate building separation to allow visual permeability, while complying with the building separation requirements as stipulated in PNAP APP-152 SBDG. Further, design details, suc...
	5.1.10
	5.1.11 This medium-range VP located at Ng Chow Road near San Uk Tsai Village and represent the kinetic view of active recreational users who have a direct view towards the Application Site from the south. As the application site situates behind the ex...
	5.1.12 Effects on Visual Composition – The visual composition from this VP under the existing condition comprises roadside trees and low-rise workshop in the foreground and the open sky in the background. Under both Baseline Scheme and Indicative Sche...
	5.1.13 Effects on Visual Obstruction and Visual Permeability – Visual permeability to the open sky view at the backdrop will be partly impeded by the proposed development under both Baseline Scheme and Indicative Scheme. While both schemes will in har...
	1.1.1
	5.1.14 Effects on Public Viewers – The Mini-Soccer Pitch is mainly for users engaging in active recreational uses at the play area who are less attentive to distant views towards the Application Site. Hence, the effects on public views are considered ...
	1.1.1
	5.1.15 Effects on Visual Elements/Resources – The major visual resources of this VP comprise roadside trees and low-rise workshop in the foreground and open sky view in the background. Although both schemes have compatible building heights with predic...
	5.1.16 Based on the above, the Indicative Scheme will bring negligible visual impact to the recreational users in Ping Che Mini Soccer.
	5.1.17 This medium-range VP is located to the southeast of the Application Site at Ping Che Road. It represents views of recreational users at street level looking directly towards the Application Site. The southeastern part of proposed commercial and...
	5.1.18 Effects on Visual Composition – The visual composition of this VP includes Ping Che Road and low-rise workshops along the Pine Che Road in the foreground, roadside trees in the middle-ground, and open sky view in the background. Both schemes wi...
	5.1.19 Effects on Visual Obstruction and Visual Permeability – Visual permeability to the open sky will be impeded by the propose development under the Baseline Scheme which has narrow gap for direct view to the sky. Although both schemes will have co...
	5.1.20 Effects on Public Viewers – The predicted future scenario of Ping Che/ Ta Kwu Ling NDA will be situated in front of the Application site under both Baseline and Indicative Scheme. The photomontage of the Baseline Scheme at this VP demonstrates ...
	5.1.21 Effects on Visual Elements/Resources –  Although both Baseline Scheme and Indicative will be fully embedded with the predicted future scenario of Ping Che/ Ta Kwu Ling NDA,  a more permeable view to the open sky backdrops is preserved and hence...
	5.1.22 With reference to the above, the Indicative Scheme will bring partly enhanced visual impact to the recreational users in Hong Kong Baptist Assembly.
	5.1.23 This transient short-range VP is located to the north of the Application Site at Ping Che Road. It represents views of pedestrians and road users at street level looking directly towards the Application Site. As the application site situates be...
	5.1.24 Effects on Visual Composition – The visual composition from this VP under the existing condition comprises Ping Che Road in the foreground, roadside trees along Ping Che Road and low-rise workshop in the middle ground and open sky in the backgr...
	5.1.25 Effects on Visual Obstruction and Visual Permeability – Visual permeability to the open sky view at the backdrop will be partly impeded by the proposed development under both Baseline Scheme and Indicative Scheme. Both schemes will incorporate ...
	5.1.26 Effects on Public Viewers – From this VP, public viewers will be able to see the developments at the Application Site and open sky view will be screened off by proposed development. As this VP is transient in nature with the public viewers bein...
	5.1.27 Effects on Visual Elements/Resources – The major visual resources of this VP, i.e., roadside plantation in the middle-ground, will not be altered by both Baseline Scheme and Indicative Scheme in the background. The proposed development under bo...
	5.1.28 Based on the above, the Indicative Scheme will bring partly enhanced visual impact to the pedestrians and road users at bus stop near Ta Kwu Ling Rural Centre Government Offices.
	5.1.29 This long-range VP locates at the viewing pavilion of Tsung Shan and represents the view to hikers and sightseers with a direct view towards the Application Site. Under both Baseline and Indicative Scheme, the lower part of the proposed develop...
	5.1.30 Effects on Visual Composition – The visual composition from this VP under the existing condition comprises hillside shrublands and tree groups in the foreground, low-rise buildings and roadside plantation in the middle ground, and mountains inc...
	5.1.31 Effects on Visual Obstruction and Visual Permeability – Visual permeability to the mountain view at the backdrop will be partly impeded by the proposed development under both Baseline Scheme and Indicative Scheme. In addition, both schemes will...
	5.1.32 Effects on Public Viewers – The photomontage of the Indicative Scheme at this VP demonstrates that the Proposed development at the Application Site will screen off a small proportion of the mountain view. Given that both the Baseline Scheme and...
	5.1.33 Effects on Visual Elements/Resources – Both Baseline Scheme and Indicative Scheme will not alter the visual element in foreground including hillside shrubland and will blend in with the predicted future scenario of Ping Che/ Ta Kwu Ling NDA, on...
	5.1.34 Based on the above, the Indicative Scheme will bring negligible visual impact to this VP.
	5.1.35 This far-range VP is located to the northeast of the Application Site at hiking trial of Wo Keng Shan. It represents views of hikers and sightseers at an elevate level looking directly towards the Application Site. The southern part of proposed...
	5.1.36 Effects on Visual Composition – The visual composition from this VP under the existing condition includes hillside plantation in the foreground, low-rise buildings and roadside plantation in the middle ground, and high-rise developments in Fanl...
	5.1.37 Effects on Visual Obstruction and Visual Permeability – Visual permeability to the mountain backdrop will be partly impeded by the residential blocks under both the Baseline Scheme and Indicative Scheme. Also, both schemes have similar building...
	5.1.38 Effects on Public Viewers – Public viewers are expected to experience limited visual changes brought by the Indicative Scheme from this VP as compared to the Baseline Scheme, since they have similar building heights, unnoticeable difference in ...
	5.1.39 Effects on Visual Elements/Resources – The major visual resources of this VP comprise hillside plantation in the foreground and mountain view and open sky in the background. In addition, both schemes will be in harmony with the predicted future...
	5.1.40 Based on the above, the Indicative Scheme will bring negligible visual impact to this VP.
	5.1.41 A summarised assessment of the visual impacts of the Indicative Scheme is given in Table 5.4.

	6 CONCLUSION
	6.1.1 This VIA is prepared in support of the Planning Application for Amendment of Plan under Section 12A of the Town Planning Ordinance (Cap. 131) for Mixed Use Development (Residential and Commercial) at Lot 796 and 1008 RP at D.D. 77 and Adjoining ...
	6.1.2 In this Visual Impact Assessment, a total of 5 VPs (including short, medium and long-range) have been assessed, which are of medium visual sensitivity. In short, 2 VPs are identified with partly enhanced visual impact and 3 VPs is identified wit...
	6.1.3 In addition, design features incorporated into the Indicative Scheme, including the carefully designed building disposition/ layout to maximise the visual permeability, integrated landscape design to enhance the visual amenity of the area as wel...
	6.1.4 Based on the above, the Proposed Amendment demonstrated by the Indicative Scheme is considered to be fully acceptable from visual perspective.


	Appendix Flyer.pdf
	Appendix A Indicative Architectural Drawings
	Appendix B Landscape Design ProposalLandscape Master Plan and Tree Preservation Proposals
	Appendix A Tree Preservation Proposal
	Appendix A
	Appendix C Visual Impact Assessment
	Appendix D Traffic Impact Assessment
	Appendix E Air Ventilation Assessment – Expert Evaluation
	Appendix F Environmental Assessment
	Appendix G Drainage Impact Assessment
	Appendix H Sewerage Impact Assessment
	Appendix I Water Supply Impact Assessment

	[2127] Ping Che AVA_full_issue 2.pdf
	[2127] Ping Che AVA_text only_issue 2
	[2127] Ping Che AVA_App_issue 2
	Figure & Appendix Flysheet
	App A 2127 Ping Che MLP (Baseline Scheme)
	Figure & Appendix Flysheet
	App B 2127 Ping Che MLP (Proposed Scheme)





