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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 be assessed 
at the short-range street level. The nature of this VP is transient and the visual sensitivity of 
this VP is considered medium. 

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 view of Ping Che. 
Given the low usage at daily operation, the visual sensitivity of this VP is considered 
Medium. 

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 the northeast of 
the Application Site, is selected to assess far-range visual impact on hikers and sightseers 
engaging in hiking activities. Given the low usage at daily operation and far viewing 
distance, the visual sensitivity of this VP is considered Medium. 



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 recommendations of the P&E study, 
detailed design and associated statutory procedures of the NTN Project will follow. Outline 
implementation programme for the development will be formulated under the NTN Project. 

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 standards. 

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 prepared based on 
typical architectural layouts generally fulfilling the Building Ordinance. The residential 
towers (T2 to T6) comprised of residential unit mix and were placed to provide appropriate 
view and sightline for each unit. Building separations of 14.5m are provided between T2 
and T3, T4 and T5 for air ventilation. The towers are grouped to the east facing the proposed 
access road, basic prescribed windows were also provided. To synergise with the future 
potential railway station and reduce potential noise impact, Tower 1 (Commercial block) is 
placed near Ping Che Road with building separation of 14m between T1 and T2. In addition, 
to illustrate the reasonably foreseeable future condition of the surrounding area, the planned 
Ping Che NDA under Government’s Study is incorporated in the Baseline Scheme and 
Indicative Scheme for evaluation of cumulative visual impacts. 

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 block with the 
maximum height of approximately 170mPD located near Ping Che Road, the building 
separation between the tower are ranged from 17m to 32m. the Proposed Scheme also 
consists of a one-storey clubhouse, and a swimming pool is provided. Similar to the Baseline 
Scheme, it consists of retail, office, childcare centre, and elderly day care centre. 

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 
 Baseline Scheme Proposed Scheme 

No. of Blocks 5 Blocks 6 Blocks 

Building Height 

T1:169.70mPD 
T2:175.00mPD 
T3:175.00mPD 
T4:171.85mPD 
T5:171.85mPD 

T1:169.70mPD 
T2:175.00mPD 
T3:171.85mPD 
T4:171.85mPD 
T5:171.83mPD 
T6:171.83mPD 

Plot Ratio 7 7 

Estimated No. of 
Units 

2,205 units 2,205 units 

Building Separation 14 to 14.5m 17 to 32m 

Mitigation Measures 

5.1.10 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, such as articulated façades and 
landscaping, are proposed to enhance visual interest, to reduce collective visual mass, and 
to harmonize with surroundings. 

VP1: Ping Che Mini-Soccer Pitch (Figure 3 refers) 

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 existing cluster of trees and 
low-rise workshops, only the upper part of the proposed development will be visible under 
the Indicative Scheme.  

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 Scheme, a small 
proportion of open sky view will be screen off by the proposed development. In addition, 
both schemes will be in harmony with the predicted future scenario of Ping Che/ Ta Kwu 
Ling NDA , but Indicative Scheme will result in additional blockage to the open sky due 
larger building mass as compared to Baseline Scheme. The effects of the Indicative Scheme 
on visual composition are considered slightly adverse.  

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 harmony with the 
predicted future scenario of Ping Che/Ta Kwu Ling NDA, the Indicative Scheme will 



 

introduce a larger building mass compared to the Baseline Scheme, resulting in additional 
blockage to the open sky. The effects of the Indicative Scheme on visual obstruction are 
considered slightly adverse.  

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 as negligible. 

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 predicted future 
scenario of Ping Che/ Ta Kwu Ling NDA, the presence of the Indicative Scheme with larger 
building mass will screen off more open sky view and bring slightly adverse effects on the 
visual resources as compared with the Baseline Scheme. With appropriate design mitigation 
measures such as lighter colour tone façade design and architectural articulation, impacts on 
visual resources are anticipated to be mitigated. 

5.1.16 Based on the above, the Indicative Scheme will bring negligible visual impact to the 
recreational users in Ping Che Mini Soccer. 

 

VP2: Hong Kong Baptist Assembly (Figure 4 refers) 

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 residential 
development at the Application Site will be visible in the background, partly screened by 
existing tree clusters along Ping Che Road. 

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 will blend in with 
the predicted future scenario of Ping Che/ Ta Kwu Ling NDA due to similar building height. 
However, Indicative Scheme will allow more view with the sky due to reduced building 
mass and introduction of air path (17m wide) as compared with Baseline Scheme. Therefore, 
the effects of the Indicative Scheme on visual composition will be partly enhanced as 
compared to Baseline Scheme.    

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 compatible building 
height with the predicted future scenario of Ping Che/ Ta Kwu Ling NDA, the Indicative 
Scheme will preserve more sky view in the background by implementing more unobstructed 
air channels (17m wide) and reducing building mass. Hence, the effects of the Indicative 
Scheme on visual obstruction and visual permeability are considered partly enhanced as 
compared to the Baseline Scheme.  

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 that the proposed 
development will screen off  the sky view between the gap of the predicted development of 
Ping Che/ Ta Kwu Ling NDA . For the photomontage of the Indicative Scheme, it shows 



that an air path is incorporated in the proposed development which allow the public to have 
a more direct and unobstructed view to the sky between gaps of the predicted development 
of Ping Che/ Ta Kwu Ling NDA (17m wide)  as compared to the Baseline Scheme. It is 
evident that the effects of the Indicative Scheme on public viewers will be partly enhanced 
as compared to the Baseline Scheme.  

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 enhancing the 
visual resources under Indicative Scheme as compare with Baseline Scheme. The effects on 
visual resources are therefore considered partly enhanced as compared to the Baseline 
Scheme. 

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. 

VP3: Bus Stop at Ta Kwu Ling Rural Centre Government Offices (Figure 5 refers) 

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 behind the existing cluster of 
trees clusters along Ping Che Road and low-rise workshop, only the upper part of the 
proposed development will be visible under the Indicative Scheme. 

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 background. The proposed 
development under both Baseline Scheme and Indicative Scheme will blend in with the 
predicted future scenario of Ping Che/ Ta Kwu Ling NDA in the backdrop, but the Indicative 
Scheme has less building mass and wider air path (32m wide) as compared to Baseline 
Scheme.A greater expanse of the sky view is preserved under the Indicative Scheme. 
Therefore, the effects of the Indicative Scheme on visual composition will be partly 
enhanced.    

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 building heights 
that are compatible with the predicted future scenario of Ping Che/Ta Kwu Ling NDA. 
However, the Indicative Scheme will not result in additional blockage of the open sky view 
due to wider air path (32m wide) and reduced building mass as compared with Baseline 
Scheme. Therefore, the effects of the Indicative Scheme on visual obstruction are considered 
partly enhanced as compared to Baseline Scheme. 

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 being oblivious to 
the visual difference in the background, negligible impacts on the public viewers will be 
resulted at this VP.    



 

Table 5.4 Visual Impact Assessment Summary 

VP Visual 
Sensitivity 

Appraisal Components 

Conclusion Visual 
Composition 

Visual 
Obstruction 

Effect on 
Public 

Viewers 

Effect on 
Visual 

Resources 
VP 1: Ping Che 
Mini Soccer 
 

Medium Slightly 
adverse 

Slightly 
adverse 

Negligible Slightly 
adverse 

Negligible 

VP 2: Hong 
Kong Baptist 
Assembly 

Medium Partly 
enhanced 

Partly 
enhanced 

Partly 
enhanced 

Partly 
enhanced 

Partly 
enhanced 

VP 3: Bus Stop 
at Ta Kwu Ling 
Rural Centre 
Government 
Offices 

Medium Partly 
enhanced 

Partly 
enhanced 

Partly 
enhanced 

Partly 
enhanced 

Partly 
enhanced 

VP 4: Tsung 
Shan 
 

Medium Negligible Negligible Negligible Negligible Negligible 

VP 5: Wo Keng 
Shan 
 

Medium Negligible Negligible Negligible Negligible Negligible 

 

  



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 
Government Land in Ping Che, Ta Kwu Ling, New Territories, to facilitate the 
implementation of a quality commercial and residential development at the Application Site. 
A total of 1,755 private residential units will be delivered together with retail, club house, 
children care centre and day care center to serve the neighbourhood.  

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 with negligible visual impact 
under the Indicative Scheme as compared with the Baseline Scheme.  

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 well as the compatible scale 
and building density with the surrounding residential development, the Indicative Scheme 
contributes to enhance the visual quality of the area by replacing the underutilized 
Application Site by a well-managed and high quality residential development.  

6.1.4 Based on the above, the Proposed Amendment demonstrated by the Indicative Scheme is 
considered to be fully acceptable from visual perspective. 
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	1 INTRODUCTION
	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...
	1.1.1
	1.1.1
	1.1.1
	1.1.1
	1.1.1
	4.2.1
	4.2.2 According to PNAP APP-152, for a site between 1,000 m2 and 20,000 m2 in area, the total greenery area should be 20% or more (Figure 1.7). The greenery coverage is summarized as follows:
	Figures
	Appendix A
	Appendix B




	Appendix C - Visual Impact Assessment.pdf
	Figures
	Tables
	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.


	1
	1
	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.
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