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9. Impacts of Development Proposal 擬議發展計劃的影響

If necessary, please use separate sheets to indicate the proposed measures to minimise possible adverse impacts or give 

justifications/reasons for not providing such measures. 

如需要的話，請另頁註明可盡量減少可能出現不良影響的措施，否則請提供理據/理由。 

Does the development 

proposal involve 

alteration of existing 

building? 

擬議發展計劃是否
包括現有建築物的
改動? 

Yes 是 

No 否 

□ Please provide details  請提供詳情

………………………………………………………………………………

………………………………………………………………………………

………………………………………………………………………………

………………………………………………………………………………

……………………………………………………………………………… 

□ 

Does the development 

proposal involve the 

operation on the 

right? 

擬議發展是否涉及
右列的工程?  

(Note: where Type (ii) 

application is the 

subject of application, 

please skip this 

section. 

註 : 如申請涉及第
(ii)類申請，請跳至下
一條問題。)

Yes 是 

No 否 

□ (Please indicate on site plan the boundary of concerned land/pond(s), and particulars of stream diversion,

the extent of filling of land/pond(s) and/or excavation of land)

(請用地盤平面圖顯示有關土地／池塘界線，以及河道改道、填塘、填土及／或挖土的細節及/或範

圍)

□ Diversion of stream 河道改道

□ Filling of pond 填塘

Area of filling 填塘面積  ……………… sq.m 平方米 About 約 

Depth of filling 填塘深度 …………………… m 米 About 約 

□ Filling of land 填土

Area of filling 填土面積 ……………… sq.m 平方米 About 約 

Depth of filling 填土厚度 …………………… m 米 About 約 

□ Excavation of land 挖土

Area of excavation 挖土面積…………… sq.m 平方米 About 約 

Depth of excavation 挖土深度 …………………m 米 About 約 

Would the 

development 

proposal cause any 

adverse impacts? 

擬議發展計劃會否
造成不良影響？ 

On environment 對環境 

On traffic 對交通 

On water supply 對供水 

On drainage 對排水 

On slopes 對斜坡 

Affected by slopes 受斜坡影響 

Landscape Impact 構成景觀影響 

Tree Felling  砍伐樹木 

Visual Impact 構成視覺影響 

Others (Please Specify) 其他 (請列明) 

_________________________________

_________________________________ 

Yes 會 □ 
Yes 會 □ 
Yes 會 □ 
Yes 會 □ 
Yes 會 □ 
Yes 會 □ 
Yes 會 □ 
Yes 會 □ 
Yes 會 □ 
Yes 會 □ 

No 不會 □ 
No 不會 □ 
No 不會 □ 
No 不會 □ 
No 不會 □ 
No 不會 □ 

No 不會 □ 
No 不會 □ 
No 不會 □ 
No 不會 □ 

………………………………………………………………………………………………

………………………………………………………………………………………………

………………………………………………………………………………………………

……………………………………………………………………………………………… 

Part 9 第 9 部分 

No adverse impact on sewerage and 
archaeological  perspective

Please state measure(s) to minimise the impact(s).  For tree felling, please state the number, 

diameter at breast height and species of the affected trees (if possible) 

請註明盡量減少影響的措施。如涉及砍伐樹木，請說明受影響樹木的數目、及胸高度的樹幹

直徑及品種(倘可) 

Please refer to the technical assessment reports attached in Appendices B to I of the Supporting
Planning Statement for the details. 
……………………………………………………………………………………………… 

□
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Government Departments’ General Comments 
 
 
1. Land Administration 
 

Comments of the District Lands Officer/Sai Kung, Lands Department (DLO/SK, LandsD): 
 
(a) only portions of some private lots (i.e. Lots 76 S.A RP, 239 RP, 240 RP, 242 RP, 247, 248, 249 

S.A, 250, 251, 271 S.A RP, 271 S.D and 271 S.E in D.D 221) and the adjoining government 
land are involved under the current application; 
 

(b) the private lots within the Site, save for Lot 1696 in D.D. 221, are old scheduled agricultural 
lots held under Block Government lease which restricts that no structure shall be allowed 
without prior approval of the Government.  Lot 1696 in D.D. 221 is a New Grant lot restricted 
for threshing floor on which no building shall be erected thereon; 

 
(c) regarding the access to the existing shrine, the applicants should note that, prior to the 

completion of the public pedestrian walkway together with the 6m-wide public pedestrian 
walkway along the southern boundary of the Adjoining Site, the part of existing footpath within 
the Site (which leads to the existing shrine by the Adjoining Site) should be kept open for 
public passage at all times and should be managed and maintained by future grantee of the land 
exchange application at the Site; 

 
(d) the public pedestrian walkway shall be formed by the future grantee under the land exchange 

proposal of the adjoining site, and the public pedestrian walkway or any part(s) thereof shall be 
surrendered to the Government upon demand.  In the connection, the boundary of the regrant 
lot under the future land exchange application for the subject proposed development (the Future 
EXC Proposal), particularly whether the public pedestrian walkway would be included, would 
be subject to comments from relevant departments and the decision of the approving authority.  
There is also no guarantee that the possession of the public pedestrian walkway would be given 
to the applicants at the time when the Future EXC Proposal is executed and the applicants 
should be prepared to accept that a deferred possession arrangement may be required for the 
public pedestrian walkway under the Future EXC Proposal; and 

 
(e) it is the Government’s prevailing stance to avoid passing the maintenance and management 

responsibilities of public facilities onto individual flat owners of the private development. 
 
 

2. Traffic 
 
Comment of the Chief Engineer 5/Major Works, Major Works Project Management Office, 
Highways Department (CE5/MW, MWPMO, HyD): 
 
The Chief Executive-in-Council authorised the Hiram’s Highway Improvement Stage 2 Project in 
accordance with the Roads (Works, Use and Compensation) Ordinance (Cap. 370).  The relevant 
authorisation notice of the project was gazetted on 29 October and 5 November 2021.  The detailed 
design commenced in end 2024, followed by the commencement of the road widening works in full 
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swing in 2026.  It is expected to complete the section at Tai Mong Tsai Road about four years after 
the commencement of construction, and the remaining sections at Po Tung Road and Hiram’s 
Highway in the following one to two years. 
 
 

3. Landscape 
 
Comments of the Chief Town Planner/Urban Design and Landscape, Planning Department 
(CTP/UD&L, PlanD): 
 
(a) based on the aerial photo, the Site is situated in an area of miscellaneous urban fringe landscape 

character predominated by open storage, small houses and scattered tree groups.  As the Site is 
located at the direct north of a “Comprehensive Development Area (1)” (“CDA(1)”) zone 
where a s.16 application for proposed residential development was approved in 2022 
(Application No. A/SK-SKT/28), the proposed use is considered not incompatible with the 
surrounding landscape character; and 
 

(b) according to the Landscape Master Plan, noting 175 existing trees in total (126 trees within the 
development site and 49 trees outside the development site) were found within the application 
boundary.  Among the 126 trees within the development site, 121 trees (including two dead 
trees and 80 Leucaena leucocephala) are proposed to be felled, while five trees will be retained 
within the development site.  For the 49 existing trees outside the development site, three trees 
are proposed to be felled and the remaining (i.e. 46 trees) will be undisturbed and unaffected.  
Compensatory tree planting in 1:1 ratio (i.e. 44 trees) will be provided on G/F of the proposed 
residential development.  Greenery coverage of not less than 20% and open spaces such as 
children play area, water feature, outdoor swimming pool and landscape garden will be 
provided. 
 
 

4. Fire Safety 
 
Comment of the Director of Fire Services (D of FS): 
 
Detailed fire safety requirements will be formulated upon receipt of a formal submission of short 
term tenancy/short term waiver, general building plans or referral of application via relevant 
licensing authority.  Furthermore, the emergency vehicular access provision in the captioned work 
shall comply with the standard as stipulated in Section 6, Part D of the Code of Practice for Fire 
Safety in Buildings 2011, which is administrated by the Buildings Department (BD). 

 
 

5. Risk Aspect 
 
Comments of the Director of Electrical and Mechanical Services (DEMS): 
 
(a) the applicants are required to observe the requirements of the Electrical and Mechanical 

Services Department’s “Guidance Note on Quantitative Risk Assessment Study for High 
Pressure Town Gas Installations in Hong Kong” for carrying out the Quantitative Risk 
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Assessment.  The guidance note can be downloaded via the following web-link:- 
http://www.emsd.gov.hk/en/gas_safety/ publications/guidance_notes/index.html; and 
 

(b) the applicants should liaise with the Hong Kong and China Gas Company Limited in respect of 
the exact locations of existing and planned gas pipes/gas installations in the vicinity to the Site 
and any required minimum set back distance away from them during the planning, design and 
construction stages of the proposed development. 
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Recommended Advisory Clauses 

 
 
(a) to note the comments of the Director of Food and Environmental Hygiene that: 

 
(i) no facilities of his office will be affected; 

 
(ii) proper licence/permit issued by his office is required if there is any food business/catering 

service/activities regulated by his office under the Public Health and Municipal Services 
Ordinance (Cap. 132) and other relevant legislation for the public; 

 
(iii) pursuant to Section 4 of the Food Business Regulation (Cap. 132X), the expression of “food 

business” does not include any club; 
 
(iv) proper license issued by his office is required if related place of entertainment is involved.  

Any person who desires to keep or use any place of public entertainment for example a theatre 
and a cinema or a place, building, erection of structure, whether temporary or permanent, on 
one occasion or more, capable of accommodating the public presenting or carrying on public 
entertainment within Places of Public Entertainment (PPE) Ordinance (Cap. 172) and its 
subsidiary legislation, such as a concert, opera, ballet, stage performance or other musical, 
dramatic or theatrical entertainment, cinematograph or laser projection display or an 
amusement ride and mechanical device which is designed for amusement, a Place of Public 
Entertainment Licence (or Temporary PPE Licence) should be obtained from his office 
whatever the general public is admitted with or without payment; 

 
(v) a swimming pool licence must be obtained from his office for any artificially constructed pool 

used for swimming or bathing and to which the public have access (whether on payment or 
otherwise) or which is operated by any club, institution, association or other organization.  A 
swimming pool licence is not required for any swimming pool which serves not more than 20 
residential units and to which the public have no access; 

 
(vi) there should be no encroachment on the public place and no environmental nuisance should be 

generated to the surroundings.  Its state should not be a nuisance or injurious or dangerous to 
health and surrounding environment.  Also, for any waste generated from such activities/ 
operation, the applicants should arrange disposal properly at their own expenses; 

 
(vii) if provision of cleansing service for new public roads, streets, cycle tracks, footpaths, paved 

areas, public carpark, footbridge, subway etc., is required, his office should be separately 
consulted.  Prior consent from his office must be obtained and sufficient amount of recurrent 
cost may have to be provided to his office.  His office will not provide cleansing service 
within the Site under private grant; and 

 
(viii) if domestic waste collection service of his office is required in future, prior comments from his 

office on the waste collection plan, including the accessibility and maneuverability of refuse 
collection vehicles to refuse collection points, should be sought; 
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(b) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning 

Department that approval of the s.16 application by the Town Planning Board does not imply 
approval of the site coverage of greenery requirements under PNAP APP-152 and/or under the 
lease.  The site coverage of greenery calculation should be submitted separately to BD for 
approval.  Similarly for any proposed tree preservation/removal scheme and compensatory 
proposal, the applicants should approach relevant authority direct to obtain necessary approval as 
appropriate; and 
 

(c) to note the comments of the Director of Electrical and Mechanical Services that the applicants 
should liaise with the Hong Kong and China Gas Company Limited in respect of the exact locations 
of existing and planned gas pipes/gas installations in the vicinity to the Site and any required 
minimum set back distance away from them during the planning, design and construction stages of 
the proposed development. 
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	行政摘要
	1 INTRODUCTION
	1.1.1 This Application is to seek approval from the Town Planning Board (TPB) under Section 16 of the Town Planning Ordinance (Cap. 131) for a Proposed Residential Development at various lots in D.D. 221 and adjoining Government land in Sha Ha, Sai Ku...
	1.1.2 The Application Site is an elongated piece of land falling within area shown as ‘Road’ on the Approved Sai Kung Town Outline Zoning Plan (OZP) No. S/SK-SKT/6. To its immediate north is the existing Tai Mong Tsai Road which will be widened under ...
	1.1.3 The Application Site, with an area of about 9,041m2, is the leftover area between the extent of the Tai Mong Tsai Road to be widened under HH2 works and the “CDA(1)” site largely under the Applicant’s ownership, yet with no long-term designated ...
	1.1.4 The planning history of the Application Site is as below:
	 As part of the ‘Road’ area since the Proposed Amendments to the Draft Sai Kung Town OZP No. S/SK-SKT/2 exhibited to public on 6 January 2006 (as shown on Plan No. O/S/SK-SKT/1-A), the Application Site has been left vacant and reserved for potential ...
	 In January 2020, HyD proposed to implement the HH2 works with the objectives to relieve traffic congestion and improve road design0F . According to the Gazette Plan No. 91272/GAZ/1007 published in January 2020, one of the proposed works was the “imp...
	 An Amendment Scheme and the associated Amendment Plan No. 91272/GAZ/2106 were later published in November 20201F , with a section of the proposed noise barrier relocated towards the southbound carriageway near The Mediterranean. The amended Scheme a...
	 The HH2 works are scheduled to commence in the second quarter of 2024 and complete in 20323F .
	1.1.5 With reference to the Gazette Plan No. 91272/GAZ/1007 (with amendments as shown on Gazette Plan No. 91272/GAZ/2106) indicating the planned works and limits of works area, the Application Site is not required to be the extent of the road under th...
	1.1.6 The Proposed Development, with a PR of about 1.5 (based on the Development Site) will provide about 280 private housing units by 2032. This aligns with the scheduled completion year of the HH2 works, in order to minimise interface issues during ...
	1.1.7 Technical assessments have also been conducted to ascertain feasibility of the Proposed Development from landscape, traffic, environmental, drainage, sewerage, visual and archaeological aspects. Approval of this S16 planning application will set...
	1.1.8 The structure of this Supporting Planning Statement is as below:
	1.1.9 We sincerely seek the favourable consideration from the TPB to grant approval to this well-justified S16 Application.

	2 SITE CONTEXT
	2.1 Location
	2.1.1 The Application Site, with a site area of about 9,041m2, is located at Sha Ha, in the northern fringe of Sai Kung Town. It is an elongated piece of land sandwiched between the existing Tai Mong Tsai Road (and the future road extent under the pla...
	2.1.2 Please refer to Figure 2.1 for the location of the Application Site and Development Site.
	2.1.3 Please also refer to Figures 2.2a-b for the Gazette Plan No. 91272/GAZ/1007 (with amendments as shown on Gazette Plan 91272/GAZ/2106) for the details of HH2 works along Tai Mong Tsai Road with an overlay of the Application and Development Site b...

	2.2 Land Status
	2.2.1 The Application Site mostly comprises private lots with an area of about 6,451m2 (about 71.4%), and there is a minor portion of Government land of about 2,590m2 (about 28.6%). Most Government land are located outside the Development Site, i.e. i...
	2.2.2 All private lots within the Application Site are solely owned by the Applicants. They include Lot Nos, 70 S.A, 76 S.A RP (Part), 76 S.B, 77 RP, 78 S.C ss.1, 78 S.D RP, 78 S.E RP, 78 S.E ss.1, 78 S.F ss.1, 78 S.G RP, 202 S.A, 206 S.A, 228 S.A, 23...
	2.2.3 Please refer to Figure 2.3 for the lot index plan, including the land ownership pattern of the Application Site.

	2.3 Existing Use and Condition
	2.3.1 A large part of the Application Site is currently vacant while a portion at the southwest has been formed for temporary open-air storage and carpark.
	2.3.2 Please refer to Figure 2.4 for the existing conditions of the Application Site.

	2.4 Surrounding Uses
	2.4.1 Existing developments in the surroundings mainly comprise low-to-medium-density private residential developments, as well as scattered temporary open storage uses.
	2.4.2 To the immediate north of the Application Site is the existing Tai Mong Tsai Road. A “Government, Institution or Community” (“G/IC”) zone with no designated use can be found between Tai Mong Tsai Road and the Application Site, which is currently...
	2.4.3 To the immediate east across Wai Man Road is a Green Belt (“GB”) zone and the Sha Ha Village under “Village Type Development” (“V”) zone. To the further east is a site zoned as “Other Specified Uses” (“OU”) annotated “Beach Related Leisure Uses”.
	2.4.4 To the immediate south of the Application Site is the “CDA(1)” zone, which is the subject of an approved planning application (No. A/SK-SKT/28) for proposed comprehensive residential development with domestic PR of 1.5 and building height (BH) o...
	2.4.5 To the west of the Application Site across Tai Mong Tsai Road is the low-density village areas of Sha Kok Mei under “V” zone. To the northwest is a large piece of “Recreation” (“REC”) zone planned for active and/ or passive recreation and touris...
	2.4.6 Please refer to Figures 2.5a-b for the surrounding land uses of the Application Site.

	2.5 Accessibility
	2.5.1 Vehicular and pedestrian access to the Application Site could be made via the existing Tai Mong Tsai Road, a local distributor linking Sai Kung Town to the surrounding areas. Under the planned HH2 works, this section of Tai Mong Tsai Road along ...
	2.5.2 The Application Site is well-served by public transport services, including franchised bus and green minibus. Bus stops can be found along Tai Mong Tsai Road adjoining the Application Site, providing public transport services to Wong Shek Pier, ...


	3 PLANNING CONTEXT
	3.1 Statutory Land Use Zoning
	3.1.1 The Application Site falls within an area shown as ‘Road’ on the Approved Sai Kung Town OZP No. S/SK-SKT/6 (the OZP) gazetted on 14 June 2013.
	3.1.2 As shown on the Plan of the OZP, the Application Site, as part of the area shown as ‘Road’, has been indicated as “Proposed Road (Form and Alignment subject to Detailed Design)” (Figures 2.1 refers). This has been further elaborated in the Expla...
	3.1.3 It is specified in the paragraph (8) in the Cover Notes of the OZP that “In any area shown as ‘Road’, all uses or developments except on-street vehicle park and those specified in paragraph (7) (of the same Cover Notes)…require permission from t...
	3.1.4 Since the Proposed Residential Development at the Application Site is not one of the specified uses stated in both paragraphs (7) and (8) above, a S16 planning application is required to seek permission from the TPB.
	3.1.5 Please refer to Figures 3.1 and 3.2 for the extracted Cover Notes and Explanatory Statement of the OZP that is relevant to the Application Site.

	3.2 Planning History of the Application Site
	3.2.1 The Application Site was zoned as part of a “CDA(1)” zone on the first Sai Kung Town OZP No. S/SK-SKT/1 exhibited to public on 4 March 2005. Later on, the Application Site was rezoned as part of an area shown as ‘Road’ reserved for proposed road...
	3.2.2 The Application Site is not a subject of any previous planning applications.

	3.3 Changing Planning Circumstances Brought by the Hiram’s Highway Improvement Stage 2 Works for Relieving Traffic Congestion and Enhancing Safety of Road Section at Sai Kung Area
	3.3.1 Hiram’s Highway is a strategic road linking up Sai Kung to East Kowloon and Tseung Kwan O. The existing Hiram’s Highway between Marina Cove to Sai Kung Town is generally a single 2-lane carriageway.
	3.3.2 Improvement works to Hiram’s Highway has been planned by HyD, with the objectives to relieve existing traffic congestion and enhance the resilience to unexpected incidents. The works have been divided into 2 stages. Stage 1 works included the ro...
	3.3.3 As indicated on the Gazette Plans No. 91272/ GAZ/1007 (with amendments in Gazette Plan No.91272/GAZ/2106)13F  (please refer to Figure 2.2a-b for the plans with an overlay of the Application and Development Site boundaries) near the Application S...
	3.3.4 In view of the changing circumstances brought by the HH2 works, opportunity is taken to review the land area no longer in the future road alignment after Government’s road planning and consider utilising it for development uses that serve the co...
	3.3.5 In view of the scheduled completion year of HH2, the future development at the Application Site is intended to be completed by 2032, in order to minimise interface issues during construction stage with consideration of the current traffic concer...

	3.4 Approved Comprehensive Residential Development at “CDA(1)” Zone Immediately Adjoining the Application Site
	3.4.1 The Application Site is immediately adjacent to a “CDA(1)” site (with a site area of 59,262m2) to its south, where a comprehensive residential development was approved with conditions (No. A/SK-SKT/28) by the TPB on 14 January 2022. The total PR...
	3.4.2 The planning and design merits committed in the approved MLP of the “CDA(1)” site are summarised as below:
	3.4.3 Being the same Applicants of the “CDA(1)” site and in view of the close proximity of the two sites, the Applicants intend to position the Application Site as an organic extension of the “CDA(1)” site for private residential use, and explore desi...

	3.5 Responding to Government’s Initiative to Identify Spade-Ready Sites for Territorial Housing Supply
	3.5.1 According to the latest projection from the Long-Term Housing Strategy (LTHS) Annual Progress Report 2023 (for the 10-year period from 2024-25 to 2033-34), the projected total private housing supply is 132,000 units14F . It is estimated that aro...
	3.5.2 This has been reaffirmed in the 2023 Policy Addresses that the Government will continue to update the forecast of 10-year supply of developable land (i.e. spade-ready sites) on an annual basis, so as to facilitate monitoring of work progress for...
	3.5.3 Therefore, the Proposed Residential Development at the Application Site aligns with the Government’s multi-pronged housing strategy, to optimise a spade-ready piece of land next to an already approved residential development, for contributing to...
	3.5.4


	4 THE PROPOSED RESIDENTIAL DEVELOPMENT
	4.1 Optimising Development Potential of the Land for Private Housing Development
	4.1.1 Taking into consideration of the changing planning circumstances brought by the HH2 works and proximity of the Application Site to the approved comprehensive residential development at the “CDA(1)” site, the Applicants are keen to take forward a...
	4.1.2 Some general planning and design principles have been formulated to determine the development scale and design layout of the Proposed Residential Development. They are presented in Section 4.2 below.

	4.2 General Planning and Design Principles
	4.2.1 Realising a Spade-Ready Site for Private Housing Development – In response to the Government’s continuous efforts in achieving the long-term housing supply, the Proposed Development is intended to rationalise a spade-ready site not required for ...
	4.2.2 Adopting Sensitive Design in Response to the Site Configuration – The Application Site is characterised with an elongated site configuration due to its planning history. Future residential blockings will be situated within the boundary of the De...
	4.2.3 Ensuring a Compatible Development Intensity with the Surroundings – The Application Site is located within a low-to-medium-density residential neighbourhood at the fringe of Sai Kung Town. To fully respect the rural township character, the Propo...
	4.2.4 Maintaining a Stepped Building Height Profile for Sai Kung Town – Respecting the stepped building height profile of the adjoining “CDA(1)” site (from 10 storeys in the north to 4 storeys in the south), the BH of the Proposed Development to its n...
	4.2.5 Synergising with the Planning and Design Merits of the adjoining “CDA(1)” Site  – The Proposed Development is intended to be developed in a self-contained manner, for instance with its own vehicular and pedestrian access and car parking faciliti...
	4.2.6 Provision of Additional Public Vehicle Parking Spaces to Serve the Locality – Considering that the Application Site is located at a highly accessible location along Tai Mong Tsai Road, and in proximity to the recreational and tourism destination...
	4.2.7 Please refer to Appendix A for the Architectural Drawings for the Proposed Residential Development.

	4.3  Key Development Parameters
	4.3.1 The Proposed Residential Development consists of 3 residential towers (10 storeys, excluding 1 storey of basement) with a total PR of about 1.5, providing a total of about 280 private housing units on the Development Site. A 2-storey clubhouse w...
	Table 1 Key Development Parameters of the Proposed Residential Development

	4.4 Landscape Design Framework
	4.4.1 The objectives for the landscape design of the Proposed Residential Development are:
	4.4.2 Adhering to the design objectives above, Landscape Master Plan (Appendix B refers) have been prepared for the Proposed Residential Development with key features highlighted as below.
	4.4.3 Provision of Landscape Buffer – Disturbance to existing tree clusters within the Application Site will be minimised as far as practicable to preserve existing rural character of the site. The tree clusters currently under the management of Highw...
	4.4.4 Provision of Local Open Space – The Proposed Residential Development will provide local open space of at least 1m2 per resident in accordance with the Hong Kong Planning Standards and Guidelines (HKPSG). Based on the design population, not less ...
	4.4.5 Provision of Greenery – The landscape design maximises greening opportunities within the development through tree preservation and planting of high-quality ornament trees. A combination of specimen trees and shrub planting will be provided along...
	4.4.6 Tree Treatment Proposal – Based on the tree survey, there are a total of 126 nos. of existing trees within the Development Site and 49 nos. outside. Trees that will be felled due to direct conflicts with the layout plan, poor health conditions, ...

	4.5 Traffic and Transport Arrangement
	4.5.1 Vehicular and Pedestrian Access – The vehicular ingress/egress for the Proposed Residential Development will be provided at the realigned Tai Mong Tsai Road. Pedestrian connection will also be provided for residents and visitors at the realigned...
	4.5.2 Internal Transport Facilities – All necessary ancillary traffic facilities, such as car parking and loading/unloading bays will be provided in accordance with the latest HKPSG high-end requirement. Parking spaces for the residential towers would...
	4.5.3 Public Vehicle Parking Provision – The Proposed Development explores the potential to optimise the elongated site for PVP provision through placing the PVP spaces in underground space for good carpark management. Taking into consideration the ba...
	4.5.4 Please refer to Appendix C Traffic Impact Assessment for details on the traffic and transport arrangement for the Proposed Development.

	4.6 Proposed Programme
	4.6.1 According to the HyD’s press releases dated 29 September 2023, the construction of the HH2 works is scheduled to be completed by 203217F . In view of this, the Proposed Residential Development at the Application Site is intended to be completed ...


	5 PLANNING JUSTIFICATIONS
	5.1 Rationalising Valuable Land Resources No Longer Serving ‘Road’ Function for Housing Purpose
	5.1.1 Since the Proposed Amendments to the Draft Sai Kung Town OZP No. S/SK-SKT/2 exhibited in 2006, the Application Site has been reserved as an area shown as ‘Road’ for potential road projects along the existing Tai Mong Tsai Road for almost 20 year...
	5.1.2 With reference to a recent Sai Kung District Council Paper (Document No. 42/24)18F , it is observed that the Government is also taking the initiative to review land uses of area which is no longer required by the Hiram’s Highway Stage 1 work in ...
	5.1.3 Immediately adjoining a “CDA(1)” site to its south with a comprehensive residential development for 972 private housing flats approved in 2022, a Proposed Residential Development with the same nature and scale, and by the same Applicants, at the...
	5.1.4 The Application Site has taken into account the “leftover” area along the future extent of the realigned Tai Mong Tsai Road, rationalising the site boundary from land management perspective in long-term. Meanwhile, careful thought has also been ...

	5.2 Ensuring Compatibility with the Surrounding Context
	5.2.1 The Proposed Development has paid attention to ensure compatibility with the surroundings, which is characterised by a low- and medium-density private residential neighbourhood. The Proposed Development will adopt a plot ratio of about 1.5, in t...
	5.2.2 A Visual Impact Assessment (Appendix G refers) has also been prepared and confirmed that the Proposed Development is fully compatible with the surroundings and will not generate adverse visual impact from the 6 viewpoints assessed.

	5.3 Synergising with the Planning and Design Merits of the Adjoining “CDA(1)” Zone to Optimise Public Benefits
	5.3.1 In view of the close proximity of the Application Site and the “CDA(1)” site, the design of the Proposed Development has taken on the opportunities to synergise with the planning and design merits committed in the approved "CDA(1)” site. They in...
	5.3.2 The Applicants, being the same in both the Application Site and “CDA(1)” site, provide certainty in realising the synergised planning and design merits generated from both developments in a coordinated manner, benefiting the community at large.

	5.4 Supporting Community Needs with the Provision of Additional Public Vehicle Parking Spaces and Extended Public Pedestrian Walkway
	5.4.1 In response to the request from the District Council to provide more parking spaces in Sai Kung to address illegal parking issue, the Proposed Development has optimised its basement extent to contribute 10 nos. of PVP spaces at the Application S...

	5.5 Enhancing Landscape and Visual Amenity at the Highly Visible Entrance to Sai Kung Town
	5.5.1 Tai Mong Tsai Road immediately adjoining the Application Site is the major road access connecting Sai Kung Town Centre with rural destinations in the northern part of Sai Kung (such as Pak Tam Chung and Wong Shek Pier via Pak Tam Chung Road) and...
	5.5.2 As a piece of road reserve for almost 20 years, the Application Site has been left vacant, characterised with unmanaged vegetation and scattered open storage and temporary structures, next to an approved “CDA(1)” development. This Planning Appli...

	5.6 Confirming No Adverse Impacts on the Surrounding Area
	5.6.1 Various technical assessments have been conducted to ascertain technical acceptability of the Proposed Development. These include Landscape Master Plan (Appendix B), Traffic Impact Assessment (Appendix C), Environmental Assessment (Appendix D), ...
	5.6.2 Findings of all technical assessments have demonstrated that the Proposed Development will NOT be bringing in any adverse impact on the surroundings nor itself susceptible to unacceptable environmental qualities.

	5.7 Setting a Desirable Precedent for Optimising “Spade-Ready” Site for Housing Development
	5.7.1 Utilising the Application Site, which is no longer required for future road alignment upon HH2 works, for housing development echoes with Government’s policy to identify spade-ready site for housing supply in an effective manner, in the context ...
	5.7.2 In addition, it is also demonstrated that the development scale and design of the Proposed Development will be compatible and synergised with the surroundings, providing multiple planning and design merits for the community, and will bring signi...
	5.7.3 Therefore, this Planning Application demonstrates a desirable precedent to optimise the use of spade-ready sites for housing supply at a suitable location.


	6 CONCLUSION
	6.1.1 This Application is to seek approval from the Town Planning Board (TPB) under Section 16 of the Town Planning Ordinance for proposed residential development at various lots in D.D. 221 and adjoining Government land, Sha Ha, Sai Kung (“the Applic...
	6.1.2 This Supporting Planning Statement demonstrates the genuine intention of the Applicants to review the land use of a spade-ready site, which has been confirmed no longer required to be the upgraded road extent upon the HH2 works after being marke...
	6.1.3 The Applicants have demonstrated sincerity to optimise the Application Site for a private housing development with about 280 units in harmony with the adjoining “CDA(1)” site with a compatible development scale. The same Applicants, being for bo...
	6.1.4 We therefore sincerely seek the support from members of the Town Planning Board to approve this well-justified Planning Application.

	Figures

