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Urgent Return receipt Sign Encrypt Mark Subject Restricted Expand personal&public groups

Re: Fw: Light Village - Submission Documents
16/11/2020 12:13

From: Mina Leung <minaleung@lwkp.com>

To: "kkhlee@pland.gov.hk" <kkhlee@pland.gov.hk>

Cc: "awymak@pland.gov.hk" <awymak@pland.gov.hk>, "kchfung@pland.gov.hk" 
<kchfung@pland.gov.hk>

History: This message has been forwarded.

Mina Leung has shared a OneDrive for Business file with you. To view it, click the link below. 

Photomontage_S_Fig 3 (VP2).pdf

Dear Kent,
We refer to the Visual Impact Assessment for the South Site. As spoken, the kiosk is added 
to the photomontage of VP2 (Figure 3) as shown in the attached.
Thanks.
Regards
Mina

From: kkhlee@pland.gov.hk <kkhlee@pland.gov.hk>
Sent: Monday, November 16, 2020 10:39 AM
To: Mina Leung <minaleung@lwkp.com>
Cc: awymak@pland.gov.hk <awymak@pland.gov.hk>; kchfung@pland.gov.hk 
<kchfung@pland.gov.hk>
Subject: Re: Fw: Light Village - Submission Documents 
 
Dear Mina, 

The applications are A/YL-PS/622 (for the South Site) and A/YL-PS/623 
(for the North and Middle Site). 

Regards, 
Kent 
TP/TM1, PlanD 
2158 6362 

From:        Mina Leung <minaleung@lwkp.com> 
To:        "kkhlee@pland.gov.hk" <kkhlee@pland.gov.hk> 





Urgent Return receipt Sign Encrypt Mark Subject Restricted Expand personal&public groups

Re: Fw: Light Village - Submission Documents
16/11/2020 16:24

From: Mina Leung <minaleung@lwkp.com>

To: "kkhlee@pland.gov.hk" <kkhlee@pland.gov.hk>

Cc: "awymak@pland.gov.hk" <awymak@pland.gov.hk>, "kchfung@pland.gov.hk" 
<kchfung@pland.gov.hk>

History: This message has been forwarded.

2 attachments

S_S16-III+form_20201116.pdfS_S16-III+form_20201116.pdf S16+Light+Be_S_2020_Nov_16.pdfS16+Light+Be_S_2020_Nov_16.pdf

Dear Kent,
We refer to the south site of the captioned application.  The application form and planning 
statement are revised and enclosed as below:- 
Application Form: Section 6

Replace "shop & services" by "ancillary use"

Kiosk height revised as "5m"

Planning Statement:
 ES1 (English & Chinese) - replace "shop & services" by "ancillary use" and number of 

blocks revised to "2".
Para 1.2.2 - replace "shop & services" by "ancillary use".

Regards
Mina

From: Mina Leung <minaleung@lwkp.com>
Sent: Monday, November 16, 2020 12:13 PM
To: kkhlee@pland.gov.hk <kkhlee@pland.gov.hk>
Cc: awymak@pland.gov.hk <awymak@pland.gov.hk>; kchfung@pland.gov.hk 
<kchfung@pland.gov.hk>
Subject: Re: Fw: Light Village - Submission Documents 
 
Dear Kent,
We refer to the Visual Impact Assessment for the South Site. As spoken, the kiosk is added 
to the photomontage of VP2 (Figure 3) as shown in the attached.
Thanks.
Regards
Mina

From: kkhlee@pland.gov.hk <kkhlee@pland.gov.hk>
Sent: Monday, November 16, 2020 10:39 AM
To: Mina Leung <minaleung@lwkp.com>
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6. Type(s) of Application 申請類別

(A) Temporary Use/Development of Land and/or Building Not Exceeding 3 Years in Rural Areas
位於鄉郊地區土地上及/或建築物內進行為期不超過三年的臨時用途/發展
(For Renewal of Permission for Temporary Use or Development in Rural Areas, please proceed to Part (B))
(如屬位於鄉郊地區臨時用途/發展的規劃許可續期，請填寫(B)部分)

(a) Proposed
use(s)/development
擬議用途/發展

(Please illustrate the details of the proposal on a layout plan) (請用平面圖說明擬議詳情)

(b) Effective period of
permission applied for
申請的許可有效期

£ year(s) 年 ………………………………

£ month(s) 個月 ………………………………

(c) Development Schedule發展細節表

Proposed uncovered land area擬議露天土地面積

Proposed covered land area擬議有上蓋土地面積

Proposed number of buildings/structures擬議建築物／構築物數目

Proposed domestic floor area擬議住用樓面面積

Proposed non-domestic floor area 擬議非住用樓面面積

Proposed gross floor area擬議總樓面面積

……………………………sq.m £About約

……………………………sq.m £About約

……………………………

……………………………sq.m £About約

……………………………sq.m £About約

……………………………sq.m £About約

Proposed height and use(s) of different floors of buildings/structures (if applicable) 建築物/構築物的擬議高度及不同樓層
的擬議用途 (如適用) (Please use separate sheets if the space below is insufficient) (如以下空間不足，請另頁說明)

……………………………………………………………………………………………………………………
……………………………………………………………………………………………………………………
……………………………………………………………………………………………………………………
……………………………………………………………………………………………………………………
Proposed number of car parking spaces by types 不同種類停車位的擬議數目

Private Car Parking Spaces 私家車車位
Motorcycle Parking Spaces 電單車車位
Light Goods Vehicle Parking Spaces 輕型貨車泊車位
Medium Goods Vehicle Parking Spaces 中型貨車泊車位
Heavy Goods Vehicle Parking Spaces 重型貨車泊車位
Others (Please Specify) 其他 (請列明)

Proposed number of loading/unloading spaces上落客貨車位的擬議數目

Taxi Spaces 的士車位
Coach Spaces 旅遊巴車位
Light Goods Vehicle Spaces 輕型貨車車位
Medium Goods Vehicle Spaces 中型貨車車位
Heavy Goods Vehicle Spaces 重型貨車車位
Others (Please Specify) 其他 (請列明)

Part 6 第 6部分

Proposed Temporary Transitional Housing and ancillary use

✔                       3

472
✔

708 ✔

2

1,817
✔

13

1,830
✔

G/F - 2/F: Flats / Caretaker's office / E&M

[The proposed building height is not more than +16mPD]

G/F: Kiosk (about 5m)

NA
NA
NA
NA
NA
NA
NA

NA
NA
NA
NA
NA
NA
NA
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Section	16	Planning	Application	
Proposed	Temporary	Transitional	Housing	for	a	Period	of	3	Years	in	Lots	387	S.B	ss.1	RP,	387	S.B	ss.4	and	387	S.B	
RP	in	D.D.	122,	Ping	Shan,	New	Territories	
	

	
Ref:	HKA-P-01437-PLA	 ES1	 LWK	&	Partners	(HK)	Ltd.	
	 	

EXECUTIVE	SUMMARY	

INTRODUCTION	

This	planning	application	is	submitted	to	the	Town	Planning	Board	(‘the	Board’)	under	Section	16	of	
the	Town	Planning	Ordinance	(CAP	131)	 for	Proposed	Temporary	use	for	Transitional	Housing	with	
ancillary	use	(hereafter	referred	as	‘the	Proposed	Development’)	for	a	Period	of	3	Years	in	Lots	387	S.B	
ss.1	RP,	387	S.B	ss.4	and	387	S.B	RP	in	D.D.	122,	Ping	Shan,	New	Territories.		The	Application	Site	falls	
within	areas	zoned	“Other	Specified	Uses”	Zone	annotated	“Heritage	and	Cultural	Tourism	Related	
Uses”	(“OU	(Heritage	and	Cultural	Tourism	Related	Uses)”)	and	“Village	Type	Development”	(“V”)	on	
the	Approved	Ping	Shan	Outline	Zoning	Plan	No.	S/YL-PS/18	(‘the	OZP’).	

INDICATIVE	DESIGN	PROPOSAL	

This	 planning	 application	 proposes	 one	 transitional	 housing	 block	 of	 not	more	 than	 three	 storeys,	
providing	a	total	of	30	flats.	The	total	gross	floor	area	(GFA)	proposed	is	about	1,830m2.		Table	ES1	sets	
out	the	development	parameters	of	the	Proposed	Development.	

Table	ES1:	Indicative	Development	Schedule	

	 Proposed	Development	Parameters	
Site	Area	 1,180	m2	
Plot	Ratio	 1.55	
Total	GFA		 	
-	Domestic	GFA	
-	Non-Domestic	GFA	

Not	more	than	1,830	m2	
Not	more	than	1,817	m2	
Not	more	than	13	m2	

No.	of	units	 	 30	
No.	of	Block(s)	 2	
No.	of	Storey(s)		 Not	more	than	3	Storey	
Maximum	Building	Height		 Not	more	than	+16	mPD	
Site	Coverage	 Not	more	than	60%	
Car	Parking	Space	and	Loading/Unloading	Bay	 Nil	

	

DEVELOPMENT	JUSTIFICATION	AND	PLANNING	GAINS	

The	subject	planning	application	is	supported	by	the	following	justifications:	
• The	 Proposed	 Development	 in	 lines	 with	 government	 policies/objectives	 in	 community-led	

transitional	housing	projects;	
• The	Proposed	Development	will	optimise	the	use	of	brownfield	sites	and	brings	improvements	

to	the	urban	environment;	
• The	design	is	in	harmony	with	local	heritage	and	village	environment;	
• The	Proposed	Development	brings	cultural	and	social	merits;	and	
• Acceptable	in	traffic,	engineering,	environmental	and	visual	aspects.	

	



Section	16	Planning	Application	
Proposed	Temporary	Transitional	Housing	for	a	Period	of	3	Years	in	Lots	387	S.B	ss.1	RP,	387	S.B	ss.4	and	387	S.B	
RP	in	D.D.	122,	Ping	Shan,	New	Territories	
	

	
Ref:	HKA-P-01437-PLA	 ES2	 LWK	&	Partners	(HK)	Ltd.	
	 	

Based	on	the	above	justifications,	 it	 is	envisioned	that	the	project	could	contribute	to	the	supply	of	
transitional	housing,	brownfield	optimisation,	poverty	relief	and	culture	development.	The	Board	 is	
cordially	invited	to	consider	the	subject	planning	application	favourably.	 	



Section	16	Planning	Application	
Proposed	Temporary	Transitional	Housing	for	a	Period	of	3	Years	in	Lots	387	S.B	ss.1	RP,	387	S.B	ss.4	and	387	S.B	
RP	in	D.D.	122,	Ping	Shan,	New	Territories	
	

	
Ref:	HKA-P-01437-PLA	 ES3	 LWK	&	Partners	(HK)	Ltd.	
	 	

行政摘要（聲明：此中文譯本謹供參考，如中文譯文和英文原文有差異，應以英文為準。）	

引言			

本規劃申請是根據《城市規劃條例》CAP131 第 16 條，向城市規劃委員會（「城規會」）遞

交，擬議作臨時住宿機構(過渡性房屋)	用途並輔助用途，為期 3 年（「擬議發展」）。 
申請地盤覆蓋的面積現時於《屏山分區計劃大綱核准圖編號 S	/	Y	L	-	P	S	/	1	8》上顯示為「其他
指定用途	(與文物及文化旅遊有關用途)」及「鄉村式發展地帶」。	

概念設計方的	

本規劃提出了一個由不多於三層樓組成的過渡性住宅建築，可提供共 30 個單位。總樓面面積
約 1,830 平方米。表 ES1 詳述了擬議發展的發展參數。	

表 ES1:	概念發展方案	

	 擬議發展	

地盤面積（平方米）	 約 1,180	
地積比率	 1.55	
總樓面面積（平方米）	
住宅	
非住宅	

不多於 1,830	
不多於 1,817	

不多於 13	
單位數目	 30	
大樓數目	 2	
層數	 不多於 3層	
最高建築物高度（米（主水平基準以上）	 不多於 16米	
上蓋面積	 不多於 60%	
私家車停車位	/上落貨停車位（個）	 0	

	

發展理據及規劃增益	

以下理據支持是次規劃申請：	

• 擬議發展與政府就社區主導的過渡性住房項目的政策一致 
• 擬議發展將優化棕地的使用，並改善城市環境； 
• 擬議發展的設計與當地的文化遺產和村莊環境互相協調 ; 
• 擬議發展具文化和社會價值； 
• 在交通、工程、環境及視覺各方面均可接受。 

基於上述理據，本項目可以為過渡性住房的供應，棕地優化，減貧和文化發展做出貢
獻。懇請城規會對是次規劃申請予以贊同。 



Section	16	Planning	Application	
Proposed	Temporary	Transitional	Housing	for	a	Period	of	3	Years	in	Lots	387	S.B	ss.1	RP,	387	S.B	ss.4	and	387	S.B	RP	
in	D.D.	122,	Ping	Shan,	New	Territories	
	

	
Ref:	HKA-P-01437-PLA	 1	 LWK	&	Partners	(HK)	Ltd.	
	 	 	

1. INTRODUCTION	

1.1 Background	

1.1.1 Affordable	housing	has	long	been	the	main	aspiration	in	the	HK	society.		The	Government	
has	been	striving	to	increase	the	housing	supply,	in	particular	public	rental	housing	(PRH)	as	
a	long-term	solution	to	address	the	housing	problem	in	Hong	Kong.		Nevertheless,	while	land	
is	 insufficient	 and	 new	 supply	 is	 not	 yet	 available,	 the	 Government	 has	 been	 offering	
assistance	to	families	that	have	been	waiting	for	PRH	and	housed	in	poor	living	conditions.		

1.1.2 In	the	Chief	Executive’s	Policy	Address	2018,	Government	introduced	a	task	force	under	the	
Transport	and	Housing	Bureau	to	facilitate	community	initiatives	to	increase	the	supply	of	
transitional	housing,	especially	actively	supporting	social	enterprise	and	NGOs	to	explore	the	
feasibility	of	constructing	transitional	housing	on	idle	sites.		The	objectives	of	these	initiatives	
are	to	offer	 flexible	relieves	by	optimising	the	use	of	community	resources	on	top	of	the	
Government’s	long-term	housing	programmes.	

1.1.3 In	the	Chief	Executive’s	Policy	Address	2019,	Government	announced	short-	and	medium-	
term	support	measures	to	increase	the	number	of	transitional	housing	projects	to	provide	
10,000	units	within	three	years,	including	a	non-recurrent	commitment	of	$5	billion	for	a	
funding	scheme	to	support	social	enterprise	and	NGOs	in	constructing/providing	transitional	
housing.	 	These	units	can	be	built	on	government	 land,	public	 facilities,	and	 land	 lent	by	
private	developers.		

1.1.4 Light	Be	('the	Applicant')	is	the	first	social	housing	enterprise	in	Hong	Kong	since	2010.		The	
Applicant	has	much	experience	in	developing	and	running	social	housing	projects.		

1.1.5 The	Applicant	has	successfully	developed	an	across-18-district	social	housing	network	–	Light	
Home,	 and	 a	 distinctive	 social	 housing	 community	 –	 Sham	 Tseng	 Light	 Housing.	 	 The	
Applicant	is	renowned	for	the	creativity	and	high	social	impact	of	its	projects.	

1.1.6 In	response	to	the	Government's	initiative	in	transitional	housing	as	well	as	in	pursuit	of	the	
Applicant’s	mission	in	betterment	of	affordable	living,	the	Applicant	strives	to	put	forward	
their	third	social	housing	project	–	Light	Village.		

1.2 Purpose	of	Submission	

1.2.1 The	proposed	Light	Village	 is	a	transitional	housing	project	 in	Ping	Shan	comprising	three	
sites,	i.e.	the	North,	Middle	and	South	Sites	(Figure	1.1	refers).		

1.2.2 This	planning	application	is	submitted	to	the	Town	Planning	Board	(‘the	Board’)		in	support	
of	the	transitional	housing	development	with	convenient	store	at	the	South	Site	which	 is	
zoned	“Other	Specified	Uses”	annotated	“Heritage	and	Cultural	Tourism	Related	Uses”	(“OU	
(Heritage	and	Cultural	Tourism	Related	Uses)”)	and	“Village	Type	Development”	(“V”)	on	the	
Approved	 Ping	 Shan	 Outline	 Zoning	 Plan	 No.	 S/YL-PS/18	 (‘the	 `OZP’)	 (Figure	 1.1	 refers).		
According	 to	 the	Notes	of	 the	OZP,	 the	proposed	 transitional	housing	development	with	
ancillary	use	for	not	more	than	3	years	required	permission	from	the	Board.		



Urgent Return receipt Sign Encrypt Mark Subject Restricted Expand personal&public groups

RE: Fw: Light Village - Submission Documents
18/11/2020 11:20

From: Mina Leung <minaleung@lwkp.com>

To: "kkhlee@pland.gov.hk" <kkhlee@pland.gov.hk>

Cc: "awymak@pland.gov.hk" <awymak@pland.gov.hk>, "kchfung@pland.gov.hk" 
<kchfung@pland.gov.hk>

History: This message has been forwarded.

1 attachment

S16 Light Be_S_2020_Nov 18.pdfS16 Light Be_S_2020_Nov 18.pdf

Dear Kent,
 
Further amendment of the Planning Statement, Para 1.2.2 – “convenient store” to be 
revised as “ancillary store” in the attached.  
 
Thanks.
 
Regards
+ MINA LEUNG |  ASSOCIATE DIRECTOR
15/F, North Tower, World Finance Centre
Harbour City, TSIM SHA TSUI, Hong Kong
T +852 25741633 | D +852 3589 0682 | F +852 25724908

LWKP.COM | Facebook | WeChat | Linkedin | INSTAGRAM | TWITTER
 

 

 
Please consider the environment before printing this email.
 
This communication is intended for the sole use of the person(s) to whom it is addressed and may contain information that is privileged, confidential 
or subject to copyright. Any unauthorized use, disclosure or copying of this communication is strictly prohibited. If you have received this 



Section 16 Planning Application 
Proposed Temporary Transitional Housing for a Period of 3 Years in Lots 387 S.B ss.1 RP, 387 S.B ss.4 and 387 S.B RP 
in D.D. 122, Ping Shan, New Territories 

 

 

Ref: HKA-P-01437-PLA 1 LWK & Partners (HK) Ltd. 
   

1. INTRODUCTION 

1.1 Background 

1.1.1 Affordable housing has long been the main aspiration in the HK society.  The Government 
has been striving to increase the housing supply, in particular public rental housing (PRH) as 
a long-term solution to address the housing problem in Hong Kong.  Nevertheless, while land 
is insufficient and new supply is not yet available, the Government has been offering 
assistance to families that have been waiting for PRH and housed in poor living conditions.  

1.1.2 In the Chief Executive’s Policy Address 2018, Government introduced a task force under the 
Transport and Housing Bureau to facilitate community initiatives to increase the supply of 
transitional housing, especially actively supporting social enterprise and NGOs to explore the 
feasibility of constructing transitional housing on idle sites.  The objectives of these initiatives 
are to offer flexible relieves by optimising the use of community resources on top of the 
Government’s long-term housing programmes. 

1.1.3 In the Chief Executive’s Policy Address 2019, Government announced short- and medium- 
term support measures to increase the number of transitional housing projects to provide 
10,000 units within three years, including a non-recurrent commitment of $5 billion for a 
funding scheme to support social enterprise and NGOs in constructing/providing transitional 
housing.  These units can be built on government land, public facilities, and land lent by 
private developers.  

1.1.4 Light Be ('the Applicant') is the first social housing enterprise in Hong Kong since 2010.  The 
Applicant has much experience in developing and running social housing projects.  

1.1.5 The Applicant has successfully developed an across-18-district social housing network – Light 
Home, and a distinctive social housing community – Sham Tseng Light Housing.  The 
Applicant is renowned for the creativity and high social impact of its projects. 

1.1.6 In response to the Government's initiative in transitional housing as well as in pursuit of the 
Applicant’s mission in betterment of affordable living, the Applicant strives to put forward 
their third social housing project – Light Village.  

1.2 Purpose of Submission 

1.2.1 The proposed Light Village is a transitional housing project in Ping Shan comprising three 

sites, i.e. the North, Middle and South Sites (Figure 1.1 refers).  

1.2.2 This planning application is submitted to the Town Planning Board (‘the Board’)  in support 
of the transitional housing development with ancillary use at the South Site which is zoned 
“Other Specified Uses” annotated “Heritage and Cultural Tourism Related Uses” (“OU 
(Heritage and Cultural Tourism Related Uses)”) and “Village Type Development” (“V”) on the 
Approved Ping Shan Outline Zoning Plan No. S/YL-PS/18 (‘the `OZP’) (Figure 1.1 refers).  
According to the Notes of the OZP, the proposed transitional housing development with 
ancillary use for not more than 3 years required permission from the Board.  
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EXECUTIVE SUMMARY 

INTRODUCTION 

This planning application is submitted to the Town Planning Board (‘the Board’) under Section 16 of 
the Town Planning Ordinance (CAP 131) for Proposed Temporary use for Transitional Housing with 
Convenient Store (hereafter referred as ‘the Proposed Development’) for a Period of 3 Years in Lots 
387 S.B ss.1 RP, 387 S.B ss.4 and 387 S.B RP in D.D. 122, Ping Shan, New Territories.  The Application 
Site falls within areas zoned “Other Specified Uses” Zone annotated “Heritage and Cultural Tourism 
Related Uses” (“OU (Heritage and Cultural Tourism Related Uses)”) and “Village Type Development” 
(“V”) on the Approved Ping Shan Outline Zoning Plan No. S/YL-PS/18 (‘the OZP’). 

INDICATIVE DESIGN PROPOSAL 

This planning application proposes one transitional housing block of not more than three storeys, 
providing a total of 30 flats. The total gross floor area (GFA) proposed is about 1,830m2.  Table ES1 sets 
out the development parameters of the Proposed Development. 

Table ES1: Indicative Development Schedule 

 Proposed Development Parameters 

Site Area 1,180 m2 

Plot Ratio 1.55 

Total GFA   
- Domestic GFA 
- Non-Domestic GFA 

Not more than 1,830 m2 
Not more than 1,817 m2 

Not more than 13 m2 

No. of units  30 

No. of Block(s) 1 

No. of Storey(s)  Not more than 3 Storey 

Maximum Building Height  Not more than +16 mPD 

Site Coverage Not more than 60% 

Car Parking Space and Loading/Unloading Bay Nil 

 

DEVELOPMENT JUSTIFICATION AND PLANNING GAINS 

The subject planning application is supported by the following justifications: 
• The Proposed Development in lines with government policies/objectives in community-led 

transitional housing projects; 

• The Proposed Development will optimise the use of brownfield sites and brings improvements 
to the urban environment; 

• The design is in harmony with local heritage and village environment; 

• The Proposed Development brings cultural and social merits; and 
• Acceptable in traffic, engineering, environmental and visual aspects. 
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Based on the above justifications, it is envisioned that the project could contribute to the supply of 
transitional housing, brownfield optimisation, poverty relief and culture development. The Board is 
cordially invited to consider the subject planning application favourably.  
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行政摘要（聲明：此中文譯本謹供參考，如中文譯文和英文原文有差異，應以英文為準。） 

引言   

本規劃申請是根據《城市規劃條例》CAP131 第 16 條，向城市規劃委員會（「城規會」）遞
交，擬議作臨時住宿機構(過渡性房屋) 用途並提供便利店設施，為期 3 年（「擬議發
展」）。 

申請地盤覆蓋的面積現時於《屏山分區計劃大綱核准圖編號 S / Y L - P S / 1 8》上顯示為「其他
指定用途 (與文物及文化旅遊有關用途)」及「鄉村式發展地帶」。 

概念設計方案 

本規劃提出了一個由不多於三層樓組成的過渡性住宅建築，可提供共 30 個單位。總樓面面積
約 1,830 平方米。表 ES1 詳述了擬議發展的發展參數。 

表 ES1: 概念發展方案 

 擬議發展 

地盤面積（平方米） 約 1,180 

地積比率 1.55 

總樓面面積（平方米） 

住宅 

非住宅 

不多於 1,830 

不多於 1,817 

不多於 13 

單位數目 30 

大樓數目 1 

層數 不多於 3層 

最高建築物高度（米（主水平基準以上） 不多於 16米 

上蓋面積 不多於 60% 

私家車停車位 /上落貨停車位（個） 0 

 

發展理據及規劃增益 

以下理據支持是次規劃申請： 

• 擬議發展與政府就社區主導的過渡性住房項目的政策一致 

• 擬議發展將優化棕地的使用，並改善城市環境； 

• 擬議發展的設計與當地的文化遺產和村莊環境互相協調 ; 

• 擬議發展具文化和社會價值； 

• 在交通、工程、環境及視覺各方面均可接受。 

基於上述理據，本項目可以為過渡性住房的供應，棕地優化，減貧和文化發展做出貢

獻。懇請城規會對是次規劃申請予以贊同。 
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1. INTRODUCTION 

1.1 Background 

1.1.1 Affordable housing has long been the main aspiration in the HK society.  The Government 
has been striving to increase the housing supply, in particular public rental housing (PRH) as 
a long-term solution to address the housing problem in Hong Kong.  Nevertheless, while land 
is insufficient and new supply is not yet available, the Government has been offering 
assistance to families that have been waiting for PRH and housed in poor living conditions.  

1.1.2 In the Chief Executive’s Policy Address 2018, Government introduced a task force under the 
Transport and Housing Bureau to facilitate community initiatives to increase the supply of 
transitional housing, especially actively supporting social enterprise and NGOs to explore the 
feasibility of constructing transitional housing on idle sites.  The objectives of these initiatives 
are to offer flexible relieves by optimising the use of community resources on top of the 
Government’s long-term housing programmes. 

1.1.3 In the Chief Executive’s Policy Address 2019, Government announced short- and medium- 
term support measures to increase the number of transitional housing projects to provide 
10,000 units within three years, including a non-recurrent commitment of $5 billion for a 
funding scheme to support social enterprise and NGOs in constructing/providing transitional 
housing.  These units can be built on government land, public facilities, and land lent by 
private developers.  

1.1.4 Light Be ('the Applicant') is the first social housing enterprise in Hong Kong since 2010.  The 
Applicant has much experience in developing and running social housing projects.  

1.1.5 The Applicant has successfully developed an across-18-district social housing network – Light 
Home, and a distinctive social housing community – Sham Tseng Light Housing.  The 
Applicant is renowned for the creativity and high social impact of its projects. 

1.1.6 In response to the Government's initiative in transitional housing as well as in pursuit of the 
Applicant’s mission in betterment of affordable living, the Applicant strives to put forward 
their third social housing project – Light Village.  

1.2 Purpose of Submission 

1.2.1 The proposed Light Village is a transitional housing project in Ping Shan comprising three 

sites, i.e. the North, Middle and South Sites (Figure 1.1 refers).  

1.2.2 This planning application is submitted to the Town Planning Board (‘the Board’)  in support 
of the transitional housing development with convenient store at the South Site which is 
zoned “Other Specified Uses” annotated “Heritage and Cultural Tourism Related Uses” (“OU 
(Heritage and Cultural Tourism Related Uses)”) and “Village Type Development” (“V”) on the 
Approved Ping Shan Outline Zoning Plan No. S/YL-PS/18 (‘the `OZP’) (Figure 1.1 refers).  
According to the Notes of the OZP, the proposed transitional housing development with 
convenient store for not more than 3 years required permission from the Board.  
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1.2.3 This planning application is submitted to the Board under Section 16 of the Town Planning 
Ordinance for a proposed temporary use for transitional housing (‘the Proposed 
Development’) for a period of 3 years at lots 387 S.B ss.1 RP, 387 S.B ss.4 and 387 S.B RP in 
D.D. 122, Ping Shan, New Territories (hereinafter referred as ‘the Application Site’) (Figure 
1.2 refers). 

1.2.4 For the North and Middle Sites, a separate s.16 planning application is submitted as they are 
located in areas zoned “Village Type Development” (“V”) on the same OZP. 

1.2.5 LWK & Partner (HK) Limited is commissioned by the Applicant to prepare and submit this 
planning application to the Board on his behalf.  

 

2. SITE AND SURROUNDING CONTEXTS 

2.1 Site Context 

2.1.1 The Application Site, with an area of about 1,180m2, is located at the Ping Shan area.  To the 
west of the Application Site is the Tin Shui Wai Station across Tsui Sing Road, to the 
immediate north is the declared monument - Tsui Sing Lau Pagoda, along Ping Shan Heritage 
Trail, and to the further north east is another declared monument – Tat Tak Communal Hall 
(Figure 2.1).  As shown in Figure 2.2, the Application Site is bounded by Tsui Sing Road in the 
west and Ping Shan Heritage Trail in the north.  The Application Site is currently being used 
as a temporary public car park.  

2.1.2 The Application Site is located within 5-minute walk (about 100 meters) from Tin Shui Wai 
Station across Tsui Sing Road.  It is conveniently served by west rail and light rail services at 
the Tin Shui Wai Station, and buses and green minibuses services along Tin Fuk Road. 

2.1.3 A total of 4 existing trees are found, including 3 Ficus microcarpa within the site and 1 Ficus 
microcarpa outside the site boundary. Ficus microcarpa is not listed in the ‘Rare and Precious 
Plants of Hong Kong’. All four trees are of low amenity value and poor structural condition. 
Please see Figure 2.2 and 2.3 for tree locations and conditions.   

2.2 Surrounding Context 

2.2.1 The area to the east of the Application Site is rural and low-rise in nature. It mainly consists 
of public car parks and residential developments including Ping Wu Garden, Elle Garden and 
village houses that are of two to four storeys high.  There is a Thai restaurant to the 
immediate southwest and a temporary car park to the immediate east of the Application 
Site (Figure 2.1 refers). 

2.2.2 To the further southwest of the Application Site, community facilities are found, namely Ping 
Shan Tin Shui Wai Public Library and TWGHs Kwok Yat Wai College that are of seven to eight 
storeys high. 

2.2.3 To the southwest across Tin Fuk Road located a large scale housing estate – Tin Yiu Estate.  
Commercial facilities such as shopping centre, supermarket and fresh markets are provided 
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in Tin Shing Shopping Centre and Tin Yiu Plaza.  Both shopping centres are located within 
300m ie. 10-minute walking distance from the Application Site.   

Ping Shan Heritage Trail and Tsui Sing Lau Pagoda  

2.2.4 The trail starts from Tat Tak Communal Hall (located to the north of the Application Site) and 
ends at Ping Shan Tang Clan Gallery to the south. There are various points of interest along 
the trail, namely Tsui Sing Lau Pagoda, Sheung Cheung Wai and Tang Ancestral Hall. 

2.2.5 The Tsui Sing Lau Pagoda was built in the 1480s.  It is a hexagonal shaped, three-storey grey-
brick structure of about 13 metres in height distinguished by unique eaves between each 
level. 

2.2.6 According to the genealogy of the Tang Clan in Ping Shan, Tsui Sing Lau Pagoda is built by 
the seventh-generation ancestor of the Tang Clan living in Ping Shan.  The Tsui Sing Lau 
Pagoda was originally designed to signify the Chinese writing brush and a pond (which was 
originally located in front of the Pagoda) to signify the ink. 

2.3 Planning and Development Context 

Transitional Housing Supply 

2.3.1 The Government has been facilitating the provision of transitional housing in supporting 
short-term initiatives by the community in order to assist non-PRH families who are in 
difficult situation.   

2.3.2 In particular, it was stated in the Policy Address 2018 to increase the supply of transitional 
housing by means of setting up a task force to facilitate the implementation of community 
initiatives to increase the supply of transitional housing, supporting social enterprises and 
NGOs to explore the feasibility of constructing transitional housing on idle private and 
government sites, etc. 

2.3.3 It is also stated in the Policy Address 2019 that a total of 10,000 transitional housing units 
will be provided within the next three years to relieve the pressure of families living in 
unpleasant conditions and those waiting for PRH for a long time. They will be built on 
government land as well as land lent by private developers. Moreover, $5 billion is reserved 
for a funding scheme to support social enterprise and NGOs in constructing transitional 
housing.  

“OU (Heritage and Cultural Tourism Related Uses)” and “V” Zones 

2.3.4 According to the Approved Ping Shan Outline Zoning Plan No. S/YL-PS/18, the Application 
Site falls within areas zoned “OU (Heritage and Cultural Tourism Related Uses)” and “Village 
Type Development” (“V”) (Figure 1.1 refers).  

2.3.5 In accordance with the Notes of the OZP, ‘transitional housing’ is not a Column 1 or Column 
2 use under the “OU (Heritage and Cultural Tourism Related Uses)” zone; while ‘Residential 
Institution’ use is a column 2 use under the “V” zone. Nevertheless, the Notes of the OZP 
also stipulated that ‘…temporary use or development of any land or building not exceeding a 
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period of three years requires permission from the Town Planning Board. Notwithstanding 
that the use or development is not provided for in terms of the Plan, the Town Planning Board 
may grant permission, with or without conditions, for a maximum period of three years…’ 

2.3.6 On land designated “OU (Heritage and Cultural Tourism Related Uses)”, any new 
development is subject to a maximum plot ratio of 0.4 and a maximum building height of 
10mPD.  Minor relaxation of the plot ratio and building height restriction is required to 
accommodate this essential and sustainable community development.  

2.4 Existing Land Ownership 

2.4.1 The Application Site falls within private lots nos. 387 S.B ss.1 RP, 387 S.B ss.4 and 387 S.B RP 
in D.D. 122, Ping Shan, New Territories.  The Applicant is not the owner of the involved 
private lots. Consents have been obtained from the landowners.   
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3. INDICATIVE DEVELOPMENT PROPOSAL 

3.1 Indicative Proposed Layout Plan and Development Schedule 

3.1.1 The Proposed Development provides temporary housing units for inadequately housed 
families and individuals to live there for not more than 3 years.  Indicative Development 
Layout Plan, Floor Plans and Section Plan are attached in Figure 3.1 to 3.6.  

3.1.2 The Application Site has an area of approximately 1,180 m2.  The site coverage is about 60%. 
The total domestic floor area (‘GFA’) of the Proposed Development will be about 1,817 m2 
providing 30 flats with an average flat size of about 35 m2.  A kiosk of about 13m2 is proposed 
selling daily necessity goods for residents’ convenience as well as serving the local villagers.   
Since the Application Site is well-served by public transport services, car parking facility is 
not proposed.   

3.1.3 The Proposed Development will not be more than 3 storeys high.  The plot ratio and building 
height are 1.55 and +16mPD respectively which exceed the maximum plot ratio of 0.4 and 
maximum building height of 10mPD as stipulated in the Notes of the OZP for the “OU 
(Heritage and Cultural Tourism Related Uses)” zone.  The proposed PR of 1.55 is essential 
such that 30 flats can be provided for over 100 residents.  

3.1.4 All four existing trees surveyed are proposed to be felled due to their low amenity value and 
poor structural condition.  As a substitute and to enhance a green environment, shrubs 
planting will be provided on the periphery of the site to screen and visually soften the façade 
of the Proposed Development (Figure 3.7). 

3.1.5 Indicative development parameters of the Proposed Development are summarised in Table 
3.1 below.  

Table 3.1 Indicative Development Schedule 

 Proposed Development Parameters 

Site Area About 1,180 m2 

Plot Ratio 1.55 

Total GFA 
- Domestic 
- Non-Domestic 

Not more than  1,830 m2 
Not more than 1,817 m2 

Not more than 13 m2 

No. of Flats 30 

No. of Blocks 1 

No. of Storeys  Not more than 3 Storey 

Maximum Building Height Not more than +16 mPD 

Site Coverage Not more than 60% 

Car Parking and Loading/Unloading Provision Nil 
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3.2 Design Concept 

3.2.1 The Proposed Development, including its typology, massing, height, and colour scheme, is 
carefully designed so as to echo the ambience of the local village environment and heritage, 
especially the Tsui Sing Lau Pagoda. 

3.2.2 The proposed structure is a perimeter block with an opening to the northeast of the 
Application Site facing the Tsing Sing Lau Pagoda.  In order to create an intact and close-knit 
community with vibrant social interactions, a communal courtyard will be provided in the 
centre of the site. 

3.2.3 A stepping height pattern is adopted in the northern portion in order to minimise any 
adverse visual impact from the Proposed Development to the Tsui Sing Lau Pagoda.  The 
disposition of the building block is arranged without facing the nearby rail noise sources.  A 
1m architectural fin will be provided at the southwestern tip of the block to reduce the angle 
of view of the rail track (Figure 3.2).   

3.2.4 As mentioned in Para. 2.2.5 above, there was a pond located at the Application Site when 
the pagoda was built that signified the Chinese writing brush and ink as part of the heritage 
feature in the area.  Water feature is thus proposed at the entrance of the Application Site 
facing the pagoda with the aspiration to reassemble and commemorate this local culture. 

3.2.5 Building materials such as grey-brick, wood, fair-faced concrete, paint and metal screens will 
be adopted as appropriate for the façade treatment and fence wall.  Together with the water 
feature at the entrance of the proposed development, it will echo the cultural ambience 
created by the Pagoda, Ping Shan Library and Tang Ancestral Hall.  

3.2.6 Existing roadside vegetation fronting Tsui Sing Road will be retained and utilised to screen 
off the building structure of the Proposed Development.  The existing planter box fronting 
the Pagoda along Ping Shan Heritage Trail will be beautified and extended to the southern 
periphery of the proposed development (Figure 3.7).  It will not only create a green street 
environment in the neighbourhood but also soften the likely visual impact from the 
Proposed Development. 

3.2.7 For illustration purpose, the design concept is depicted in Figure 3.8 – an artist impression 
of the Proposed Development. 

 

3.3 Implementation 

3.3.1 The Proposed Development is envisaged to obtain funding from the Government in mid-

2021 upon TPB’s approval of the Proposed Development. Construction will take 

approximately 12 months to complete, hence occupancy of the transitional housing is 

envisaged to be in 2022. 
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4. TRAFFIC CONSIDERATIONS 

4.1 A traffic review has been conducted to assess the potential traffic impact from the Proposed 
Development. It is considered acceptable without the provision of internal transport 
facilities for the Proposed Development since the Application Site is close to the Tin Shui Wai 
Station and well served by light rail and buses/minibuses.  Moreover, given that there are 
other fee-paying public vehicle parks in the vicinity, there will be no adverse traffic impact 
upon the closure of the existing temporary public vehicle park at the Application Site.  

4.2 The traffic review concluded that the Proposed Development will not induce adverse traffic 
impact to the local road network.  Details of the traffic review are enclosed in Appendix A. 

 

5. DRAINAGE AND SEWERAGE Considerations 

5.1 A Drainage & Sewerage Impact Assessment (“DSIA”) has been conducted for the Proposed 
Development.  Surface runoff from the application site and sewage generated from the 
proposed development will be diverted to the existing public drainage and sewerage system. 
The findings are summarized below and the detailed DSIA are provided in Appendix B.   

 

6. ENVIRONMENTAL CONSIDERATIONS 

6.1 The Proposed Development is environmentally compatible with its surrounding 
environment and uses which are predominantly 2-3 storey village buildings and car parks. 
Considering the limited scale and temporary nature of the Proposed Development, no 
adverse environmental impact is expected to be induced.  

 Noise Aspect  

6.2 The Application Site are bounded by Tsui Sing Road and Ping Shan Heritage Trail, which are 
local distributors with light traffic.  The Proposed Development will not be more than 3 
storeys high.  Noise impact from roads further away will be blocked by the surrounding 
building structures.  Adverse traffic noise impact is therefore not expected. 

6.3 The horizontal separation from the edge of the Light Rail Transit (LRT) track to the 
Application Site is about 20m.  The design of the blocking layout has incorporated 
appropriate noise mitigation measures.  Fixed/maintenance windows will be located at the 
façade facing the LRT track.  A 1m architectural fin will be provided at the southwestern tip 
of the block to reduce the angle of view of the LRT track from the south facing façade of the 
development.  As such, adverse railway noise impact from LRT operation is not expected. 

6.4 For West Rail Line (WRL), the application site is located next to the Tin Shui Wai Station while 
the WRL is more than 100 m away from the site.  With the incorporation of noise mitigation 
measures mentioned above, the angle of view to the open viaduct section is narrow and the 
viaduct structure itself provides some noise screening.  Considering the above, adverse noise 
impact from the WRL is not expected. 
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Air Aspect 

6.5 With reference to the HKPSG, sufficient buffer distance (5m) from Tsui Sing Road and Ping 
Shan Heritage Trail is provided for all air sensitive receivers in the proposed Development. 
No adverse air quality impact of the proposed development is therefore anticipated. 

 

7. VISUAL IMPACT ASSESSMENT 

7.1 A Visual Impact Assessment (VIA) has been conducted to assess the potential visual impact 
of the Proposed Development.  The details of which are included in Appendix C. 

7.2 A total of 7 VPs are selected for this VIA.  Two of which are considered causing slightly 
adverse visual impact by the Proposed Development, one causing negligible visual impact 
and four will have no visual impact.  

7.3 The scale and building height of the Proposed Development is visually compatible with the 
Tsui Sing Lau Pagoda and the surrounding village type developments.  To minimise the likely 
visual impact and soften the proposed building structure, mitigation measures such as 
stepped building height, provision of planters, adopting materials and colour scheme to echo 
the ambience of the aforesaid heritage and local village developments are proposed.  With 
the mitigation measures proposed, the likely visual impact caused by the Proposed 
Development would be mitigated to an acceptable level.  
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8. PLANNING JUSTIFICATIONS 

8.1 In line with Government policies/objectives 

8.1.1 Given the government's transitional housing policy, the Proposed Development aimed at 
providing 30 units to families and individuals with housing difficulties at an affordable rent. 
It is expected to provide short-term accommodation for about 100 residents.  

8.1.2 It is in line with the Government objectives to ease the short-term housing need by 
increasing the supply of transitional housing.  Besides, the applicant is renowned for the high 
social impact of its projects.  Tenant programs will be provided to promote upward mobility, 
distinctive community building and other social values. 

8.2 Optimise the Development Potential of Brownfield Site 

8.2.1 The Application Site is a typical brownfield site of irregular shape and is currently used for 
temporary car park.   The proposed residential use at the brownfield site improves the 
urban environment in general.  It also optimises the development potential of brownfield 
site.  By removing the temporary structure of the temporary car park, the low rise 
residential building is considered more compatible to the adjacent declared monument and 
village neighbourhood. 

8.3 In harmony with local heritage 

Visually compatible  

8.3.1 The ambience of the local village environment has been taken into account when 
determining the massing, height and colour scheme of the proposed transitional housing 
block.  The materials used for the transitional housing are mainly grey-brick, wood, fair-faced 
concrete, and metal screens which are adopted from the design elements of Tsui Sing Lau 
Pagoda, Ping Shan Tin Shui Wai Library, and Tang Ancestral Hall.  

Compatible height to the Tsui Sing Lau Pagoda 

8.3.2 The maximum height of the Proposed Development is about +16 mPD which is of similar 
height as the Tsui Sing Lau Pagoda at +16.9mPD.  The portion of the Proposed Development 
which is within 15 meters from the Pagoda is proposed to be 2-storey high.  It could further 
minimise the visual impact to the Pagoda. 

Greening Enhancement 

8.3.3 Existing roadside vegetation along the northwest boundary of the Proposed Development 
fronting Tsui Sing Road will be retained and utilised to screen off the building structure of 
the Proposed Development.  Existing planter box along Ping Shan Heritage Trail fronting the 
Pagoda will be beautified and extended to the southern periphery of the Proposed 
Development so as to soften the building façade and create a pleasant street environment 
for the neighbourhood. 
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8.4 Cultural Merits 

8.4.1 Tsui Sing Lau Pagoda is a traditional culture aiming to protect the village from flooding as 
well as enhancing their offspring.  Taken into consideration this local culture essence, a 
water feature is proposed at the entrance of the Proposed Development to reassemble the 
cultural essence of the ink and Chinese writing brush.     

8.5 Social Merits 

8.5.1 The Proposed Development will be implemented by the Applicant as part of their social 
housing scheme.  It will also be managed and maintained by the Applicant.  The project 
aims at empowering temporarily poor households to rebuild their social mobility with 
tenancy up to 3 years. 

8.5.2 The Applicant put a lot of emphasis on resident development by providing personal 
empowerment, community building and affordable wellbeing development programs.  This 
proposal is not merely a transitional housing development but a high-impact social project. 

8.5.3 The Applicant intends to conduct local heritage programme to the residents so that they 
could better cherish the architectural fabrics and village culture along the Ping Shan Heritage 
Trail. 

8.6 Technical Feasibility 

8.6.1 TIA, DSIA, and VIA have been conducted.  The assessment results show that the Proposed 
Development is considered technically feasible in all these aspects and insurmountable 
impacts are not anticipated.  

9. CONCLUSION

9.1 This planning application is submitted to the Board under Section 16 of the Town Planning
Ordinance CAP 131 for temporary use as transitional housing for a period of 3 years in Lots
387 S.B ss.1 RP, 387 S.B ss.4 and 387 S.B RP in D.D. 122, Ping Shan, New Territories.  The
Proposed Development supports the Government’s initiative in the supply of transitional
housing.

9.2 As detailed in the Planning Statement, the Proposed Development is justified on the
following grounds: -

• In line with government policies/objectives;

• Optimise the development potential of brownfield site;

• In harmony with the local heritage;

• Cultural merits;

• Social merits; and

• Technical feasibility
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9.3 In view of the above planning justification and analyses provided in this Planning Statement, 
the Board is respectfully invited to give favourable consideration to the proposed 
development. 
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1. Background 

The subject site is located at Tsui Sing Road opposite the MTR Tin Shui Wai Station.  

Figure 1 shows the location of the subject site. 

 

The Applicant, Light Be, intends to develop a transitional housing with 30 residential 

units (the “Proposed Development”).  Each unit is a single residential dwelling, and the 

average flat size is around 35m2.   

 

CKM Asia Limited, a traffic and transportation planning consultancy firm, was 

commissioned by the Applicant to conduct a Traffic Review in support of the Proposed 

Development. 

 

2. Provision of No Internal Transport Facilities 

Internal transport facilities will not be required for the Proposed Development, and the 

reasons for not providing internal transport facilities are presented in the following 

paragraphs. 

 

Reason 1 – Social Housing Project with Target Group 

Light Be is the first social enterprise that specialises in social housing projects in Hong 

Kong since 2010.  Given the Government’s transitional housing policy, the Proposed 

Development is aimed at providing 30 small-sized units to assist non-Public Rental 

Housing families who are in difficult situation.  Besides, the Project will have tenant 

programme to promote upward mobility, community building and other social values.  

 

All residents are non-car-owning and expected to commute using public transport 

services. 

 

The demand for the use of goods vehicle by the residents of the Proposed Development 

is low given that the residential units are all small size dwellings. 

 

Reason 2 – Close Proximity to Public Transport Services 

Access to public transport services from the subject site is convenient because it is 

located very close to high capacity public transport services.  The MTR and Light Rail 

Tin Shui Wai Stations are located to the immediate west of Tsui Sing Road, on the 

opposite side of the Proposed Development. 

 

In addition, numerous franchised bus routes and public light buses operate along Tin 

Fuk Road and Ping Ha Road, and have stops within 250m walk from the subject site.  

Details of the public transport services are presented in Table 1 and shown in Figure 2. 

 

TABLE 1 PUBLIC TRANSPORT SERVICES CLOSE TO THE SUBJECT SITE 
 

Route 
 

Routeing 
 

Frequency (minutes) 

KMB 53 MTR Yuen Long Station – Tsuen Wan (Nina Tower) 25 – 35 

KMB 69M MTR Kwai Fong Station – Tin Shui Wai Town Centre 5 – 30 

KMB 69P Tin Yiu – MTR Kwai Fong Station 12 – 20 

KMB 69X West Kowloon Station – Tin Shui Estate 10 – 30 

KMB 264R Tin Yiu – MTR Tai Po Market Station 30 

KMB 265B Tin Heng Estate – Mong Kok (Park Avenue) 5 – 20 

KMB 265S Tai Po Industrial Estate – Tin Shui Wai Town Centre AM peak 
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TABLE 1 PUBLIC TRANSPORT SERVICES CLOSE TO THE SUBJECT SITE (CONT’D) 
 

Route 
 

Routeing 
 

Frequency (minutes) 

KMB 269B Hung Hom (Hung Luen Road) – Tin Shui Wai Town Centre 10 – 30 

KMB 269C Kwun Tong Ferry – Tin Shui Wai Town Centre 5 – 20 

KMB 269D Lek Yuen – Tin Fu 5 – 25 

KMB 269M Tin Yan Estate – Cho Yiu 10 – 25 

KMB 269P Kwai Chung (Kwai Fong Estate) – Tin Heng Estate PM peak 

KMB 269S Tin Shui Wai Town Centre – Kwun Tong Ferry AM and PM peak 

KMB 276 Tin Tsz – Sheung Shui 15 – 25 

KMB 276A Tai Ping – Tin Heng Estate 4 – 15 

KMB 276B Tin Fu – Choi Yuen 15 – 25 

KMB 276P Shueng Shui – MTR Tin Shui Wai Station 5 – 20 

KMB B1 MTR Lok Ma Chau Station – Tin Tsz 5 – 15 

KMB N269 Mei Foo – Tin Tsz Estate 10 – 20 

LWB E34A Tin Shui Wai Town Centre – Airport 11 – 30 

LWB E34P Tin Shui Wai Town Centre – Tung Chung (Yat Tung) AM peak 

LWB E34X Tin Shui Wai Town Centre – Tung Chung (Yat Tung) AM peak 

LWB A37 Hung Shui Kiu (Hung Yuen Road) – Airport 20 – 30 

LWB N30 MTR Yuen Long Station – Airport AM peak 

LWB N30S MTR Yeun Long Station – MTR Tung Chung Station Overnight 

LWB NA34 Tin Shui Wai Town Centre – HZMB Hong Kong Port Overnight 

NLB B2P Tin Tsz Estate – Shenzhen Bay Port 5 – 20 

NLB B2X Shenzhen Bay Port – Tin Yiu Estate 10 – 20 

CTB 969 Kingswood Villas – Causeway Bay 7 – 20 

CTB 969A Tin Shui Wai Town Centre – Wan Chai AM and PM peak 

CTB 969B Locwood Court – Wan Chai AM and PM peak 

CTB 969C Tin Shui Wai (Tin Kwai Road) – Taikoo (Kornhill Plaza) AM and PM peak 

CTB 969P Tin Shui Wai Town Centre – Causeway Bay AM peak 

CTB 969X Tin Shui Wai Town Centre – Causeway Bay AM peak 

CTB N969 Tin Shui Wai Town Centre – Causeway Bay Overnight 

MTR K65 MTR Yuen Long Station – Lau Fau Shan 9 – 16 

MTR K73 Tin Heng – Yuen Long West 4 – 10  

MTR K74 Tin Shui – Au Tau (Circular) AM and PM peak 

MTR K75 MTR Tin Shui Wai Station – Hung Shui Kiu (Circular) 30 

MTR K75A MTR Tin Shui Wai Station – Hung Shui Kiu (Circular) 30 

MTR K75P MTR Tin Shui Wai Station – Hung Shui Kiu (Circular) 10 – 15 

MTR K75S MTR Tin Shui Wai Station – Hung Fuk Estate (Circular) AM and PM peak 

MTR K76 MTR Tin Shui Wai Station – Tin Heng 3 – 10 

GMB 33 Yuen Long (Tai Fung Street) – Ha Pak Nai 18 – 23 

GMB 34 Yeun Long (Tai Fung Street) – Lau Fau Shan 12 – 15 

GMB 34A Ha Tsuen – Lau Fau Shan 15 – 30 

GMB 35 Yuen Long (Tai Fung Street) – Sha Kiu (Tsim Bei Tsui) 18 – 23 

GMB 77 Tin Shui Wai – Lok Ma Chu 15 

GMB 77B Tin Shui Wai – Pok Oi Hospital 6 – 12 

GMB 77P Tin Yiu Estate – Lok Ma Chau 15 

GMB 79S Tin Shui Wai (Grandeur Terrance) – Lok Ma Chau Overnight 

GMB 610S Tin Shui Wai (Tin Shui Estate) – Tsim Sha Tsui (Haiphong Road) 12 – 15 

LRT 705 Tin Shui Wai Circular Route 5 – 10 

LRT 706 Tin Shui Wai Circular Route 5 – 10 

LRT 751 Yau Oi – Tin Yat 5 – 15 

LRT 761P Tin Yat – Yuen Long 4 – 12 

Note: KMB – Kowloon Motor Bus CTB – Citybus 

 LWB – Long Win Bus MTR – MTR Feeder Bus 

 NLB – New Lantao Bus GMB – Green Minibus 

 LRT – MTR Light Rail 
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The availability of public transport services will encourage residents of the Proposed 

Development to use these services.  This is in line with Government’s transport policy 

in providing convenient public transport services and encouraging good utilisation of 

these services. 

 

Reason 3 – Negligible Impact to Tsui Sing Road  

Tsui Sing Road is a local road.  Except for several “no-stopping restriction” zones 

imposed at the road junction and vehicular access, general on-street pick-up / drop-off 

and loading / unloading activities are permitted along Tsui Sing Road near the Proposed 

Development.  From our site visits, it is noted that Tsui Sing Road kerbsides are not fully 

occupied. 

 

The Proposed Development has only 30 units, and it is expected to generate limited 

traffic.  In case there is a need for pick-up / drop-off by taxis, it could be conducted 

along Tsui Sing Road. 

 

Currently, a public refuse collection point is found in the vicinity of the subject site and 

the collection of household wastes is carried out by the FEHD.  In view that there is 

already existing public refuse collection arrangement, no additional traffic will be 

generated related to refuse collection for the Proposed Development. 

 

Therefore, the Proposed Development will not affect the existing traffic management 

measures along Tsui Sing Road, e.g. “no-stopping restriction”, and the Applicant 

understands that Transport Department has the right to impose any traffic management 

measures on public roads if found necessary. 

 

Reason 4 – Limited Space for Internal Transport Facilities 

The subject site is irregular in shape and has a site area of only around 1,180m2.  In 

view of the site constraint and cost consideration, the Applicant will not consider 

underground or above ground parking.   

 

If the ground floor is used to provide parking spaces and goods vehicle loading / 

unloading bays, it will greatly restrict the number and disposition of the residential units. 

 

In addition, the provision of upper ground or basement parking area is unfavourable in 

terms of cost effectiveness, efficiency and environmental sustainability which do not 

meet the objective and function of a transitional housing project. 

 

Given that the Proposed Development is aimed for non-car-owning families who are in 

difficult situation, no demand for car parking spaces is anticipated.  Hence, the 

Proposed Development is operational even if internal transport facilities are not 

provided. 

 

3. No Impact to Temporary Public Vehicle Park 

According to the TPB Application No. A/YL-PS/522 approved on 12th August 2016, the 

subject site is currently operated as a temporary public vehicle park for a period of 3 

years with around 60 spaces for parking of private cars and light goods vehicles (LGVs). 
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Given that there are other fee-paying public car parks in the vicinity of the subject site 

as shown in Figure 3, the overall impact to the parking situation is anticipated to be 

minor.  Therefore, there is no adverse traffic impact upon closure of the temporary 

public vehicle park for provision of the Proposed Development.  Motorists could use 

other fee-paying public car parks or park their vehicles in their own respective housing 

estates. 

 

4. No Adverse Impact to Road Traffic 

The trip generation rate for social housing project is not found in Volume 1 of the 

Transport Planning and Design Manual (“TPDM“).  Since the Proposed Development 

targets for low-income households, reference is made to the trip generation rates for 

public rental housing with average flat size of 35m2. 

 

Table 2 presents the adopted trip generation rates and estimated traffic generation 

associated with the Proposed Development. 

 

TABLE 2 PROPOSED DEVELOPMENT TRAFFIC GENERATION 
 

Items 

 

Unit 

 

AM Peak Hour 

 

PM Peak Hour 

IN OUT 2-way IN OUT 2-way 

Trip Generation Rate (1) 

(Public Rental Housing) 

pcu/hour/flat 0.0276 0.0337 – 0.0251 0.0207 – 

Traffic Generation 

(30 units) 

pcu/hour 0.8 1.0 1.8 0.8 0.6 1.4 

Note: (1) estimated from interpolation of trip generation rates for “Subsidised Housing: Public” with 

average flat sizes of 30m2 and 40m2 

 

Table 2 shows that the Proposed Development with 30 units is expected to generate 

only 1.8 and 1.4 pcu (2-way) during the AM and PM peak hours respectively, which is 

negligible.  From traffic engineering point of view, it can be concluded that the traffic 

impact on the local road network, resulted from the Proposed Development, is 

negligible. 

 

5. Summary 

This Traffic Review Report concluded on the followings: 

 

i. Provision of no internal transport facilities for the Proposed Development is 

considered acceptable.   

 

ii. The Proposed Development generates negligible traffic and will not induce 

adverse traffic impact to the local road network. 



 

 

Figures 
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1. INTRODUCTION

1.1 Background and Objectives

1.1.1 The Government has been striving to increase the housing supply, in particular public
rental housing (PRH) as a long-term solution to address the housing problem in Hong
Kong. Nevertheless, while land is insufficient and new supply is not yet available, the
Government has been offering assistance to non-PRH families who are in difficult
situation.

1.1.2 Light Be ('the Applicant') is the first social housing enterprise in Hong Kong since 2010.
The Applicant has much experience in developing and running social housing
projects.  They strive to respond to the Government's initiative in transitional housing
as well as to pursue their mission in betterment of affordable living.

1.1.3 This planning application is submitted to the Town Planning Board (‘the Board’) under
Section 16 of the Town Planning Ordinance for a proposed temporary transitional
housing development (‘the Proposed Light Village’) for a period of 3 years at lots 387
S.B ss.1 RP, 387 S.B ss.4 and 387 S.B RP in D.D. 122, Ping Shan, New Territories
(hereinafter referred as ‘the Application Site’).  Given the Government’s transitional
housing policy,  the Proposed Light Village is  aimed at providing around 30 units  to
families and individuals with housing difficulties at an affordable rent for population in
2022.  Besides, the project will have tenant programs to promote upward mobility,
community building and other social values.

1.1.4 Ramboll Hong Kong Limited has been commissioned by the Applicant to conduct this
Drainage and Sewerage Impact Assessment for the subject S16 application.

1.2 Application Site and its Environs

1.2.1 The Application Site falls within an area zoned “Other Specified Uses” annotated
“Heritage and Cultural Tourism Related Uses” (“OU (Heritage and Cultural Tourism
Related Uses)”) on the Approved Ping Shan Outline Zoning Plan No. S/YL-PS/18 (‘the
`OZP’).

2.1.1 The Application Site, with an area of about 1,180m2, is located at the Ping Shan area
to the east  of  Tin Shui  Wai  Station across Tsui  Sing Road, and to the south of  the
declared monument - Tsui Sing Lau Pagoda, along Ping Shan Heritage Trail. The
Application Site is bounded by Tsui Sing Road in the west and Ping Shan Heritage Trail
in the north.

1.2.2 Figure 1.1 shows the location of the Application Site and its environs.

1.3 Existing Development

1.3.1 The existing development is a public car park that is fully paved with concrete.

1.4 Proposed Development

1.4.1 The Proposed Development consists of transitional housing blocks with residential units
for 2-4 persons family with a courtyard in the centre as common space for the residents
(refer to Planning Statement for the indicative Layout Plan of the proposed
development).
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2. DRAINAGE IMPACT ASSESSMENT

2.1 Introduction

2.1.1 Surface runoff  is  mainly from rainfall  and it  would be directed to an existing public
storm water drains as indicated in Figure 2.1. The total catchment area for the
drainage system will remain unchanged.

2.1.2 Pavement and landscape area outside the Application Site are assumed to be the same
as existing condition.

2.1.3 The Proposed Development provides temporary housing blocks with a courtyard in the
centre as common space for the residents. Compared with the existing car park use,
the formation gradient will be flatter. The surface runoff is therefore expected to be
lower.

2.1.4 Paved and unpaved area of both Existing and Proposed Development are summarized
in Table 2.1.

Table 2.1 Paving Condition of the Application Site

Existing Condition Proposed Condition

Paved Area Unpaved Area Paved Area Unpaved Area

1,180 m2 0 m2 1,180 m2 0 m2

100% 0% 100% 0%

Overall:1,180 m2 Overall:1,180 m2

2.1.5 The comparison of surface runoff between existing and Proposed Development as well
as hydraulic capacities for the Existing Drainage System are considered in this
assessment.

2.2 Assessment Criteria and Methodology

2.2.1 The assessment standard complies with the DSD SDM (2018 Edition). The Site is just
upstream of a gully and a 1 in 50 year return storm has therefore been adopted for
the DIA. Furthermore, 1 in 200 year has also been considered.

2.2.2 The catchment runoff has been calculated using the “Rational Method”, as outlined in
the DSD SDM:

Q = 0.278 C i A

Where Q = peak runoff in m3/s
C = runoff coefficient (dimensionless)
i = rainfall intensity in mm/hr
A = catchment area in km

2.2.3 The existing Site comprises of fully concrete paved areas (runoff coefficient of 1.0).

2.2.4 The rainfall intensity parameter “i” is dependent on the return period, rainfall duration
and the time of concentration of the catchment under consideration. For the future
upstream catchment containing the Development Site, there is no significant change
to the flow path and the same time of concentration has been adopted for the existing
scenario. Runoff calculation are included in Appendix 2.1.
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2.3 Assessment Result

2.3.1 According to the results of calculations, the runoffs from the Proposed Development
are summarized in Table 2.2. Detailed comparisons among the existing condition and
Proposed Development are shown in Appendix 2.1.

Table 2.2 Surface Runoffs of the Application Site

Existing Condition Proposed Condition

1 in 50 year 1 in 200 year 1 in 50 year 1 in 200 year

0.072 m3/s 0.077 m3/s 0.071 m3/s 0.076 m3/s

2.3.2 According to the results in Appendix 2.1, the 1 in 50 year runoff and 1 in 200 year
runoff of Proposed Development will be about 1% lower than the existing condition.

2.3.3 The stormwater discharge point for the Application Site is catchpit SCH1018640 as
shown in Figure 2.1.  The  runoff  will  then  be  directed  to  the  existing  Ø900mm U-
channel and Ø1200mm drains. Runoff from the Application Site is considered to be
insignificant while the runoff will be decreased in the future.

2.3.4 To divert the runoff from the Application Site, peripheral u-channel with Ø300mm and
1 in 100 gradient will  be provided. It  is  found that the capacity of  the U-channel  is
sufficient to divert the runoff within site.

2.4 Summary

2.4.1 The drainage impact of the Proposed Development has been quantitatively addressed.

2.4.2 The existing stormwater runoff is discharged to a 900mm U-channel to the north of
the Application Site. It is proposed to discharge the runoff to Stormwater catchpit
SCH1018640 in future, in order to keep the same flow regime.

2.4.3 The expected surface runoff of Proposed Development will be decreased by about 1%
(0.001 m3/s) for 1 in 50 year and for 1 in 200 year scenario.

2.4.4 For downstream of catchpit SCH1018640, since the runoff is decreased and the existing
drainage system has sufficient capacity to capture runoff, no adverse drainage impact
to the stream is anticipated.

2.4.5 Based on the above, it is concluded that the Proposed Development will not result in
any adverse drainage impacts to the existing drainage system.

2.4.6 Detailed designs of the proposed building drainage works will be prepared in the design
stage of the project and relevant details will be submitted to DSD for comment and
approval.
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3. SEWERAGE IMPACT ASSESSMENT

3.1 Scope of Work

3.1.1 The aim of this study is to assess whether the capacity of the existing sewerage
networking to the Development Site is sufficient to cope with the sewage flow
generated from the Proposed Development and existing development in the vicinity.

3.2 Existing Sewerage System

3.2.1 According to the Drainage Record obtained from the DSD, there are existing Ø400mm
sewers running along Tsui Sing Road (manhole reference no. FMH1025500 to
FMH1009276).

3.2.2 The existing sewers serving the Application Site are shown in Figure 3.1.

3.3 Assessment Criteria and Methodology

3.3.1 Environmental Protection Department’s (EPD’s) Guidelines for Estimating Sewage
Flows for Sewage Infrastructure Planning, Version 1.0 (GESF) is referred to estimate
the quantity of the sewage generated from the Proposed Development and the existing
development. Sewage flow parameters and global peaking factors in this document are
adopted.

3.3.2 According to the Table T-1 of the GESF, for Domestic Private R2, the unit flow rate of
0.27 m3/day is adopted for the Proposed Development.

3.3.3 According to the Table T-2 of the GESF, for Electricity Gas & Water, the unit flow rate
of 0.33 m3/day is adopted for the LRT Rectifier Station and West Rail Substation.

3.4 Assessment of Sewerage Impact

3.4.1 Wastewater generated by the Proposed Development will be contributed by the
residential sewage flow of the proposed development.

3.4.2 Sewage generated from the Application Site will be discharged to the existing sewer
pipe (FWD1028480) (S1-S2) as shown in Figure 3.1.

3.4.3 Appendix 3.1 shows the detailed calculation on the estimated hydraulic capacity of
the existing sewer sections and the calculation of the amount of the sewage entering
each segment of the said sewer network.

3.4.1 The Catchment Location in the vicinity of the Application Site is shown in Figure 3.2.

3.4.2 Calculation for the Proposed Development is given in Table 3.1.
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Table 3.1  Estimated Peak Flow of the Proposed Development

Calculation for Sewage Generation Rate of the Proposed Development
1. Proposed Residential
Development
1a. Planned number of residents = 100 People

1b. Design flow = 270
litre/person/day -- (Private R2 in
Table T-1 of GESF)

1c. Sewage Generation rate = 27.0 m3/day

Proposed Connection to the existing sewer (FWD1028480)
Total Flow = 27.0 m3/day
Contributing Population = 100 people
Peaking factor = 8 Refer to Table T-5 of GESF for

population <1,000 incl. stormwater
allowance

Peak Flow = 2.5 litre/sec

3.5 Discussion

3.5.1 The potential sewerage impact due to the Proposed Development has been
quantitatively addressed as shown in Appendix 3.1.

3.5.2 The average and peak flowrates from the Proposed Development area about 27 m3/day
and 2.5 litre/sec respectively. The sewage contributes to less than 5% of the existing
sewer.

3.5.3 Full bore flow is taken for the calculation of Catchment C, which includes a large portion
of Tin Shui Wai area. The overall occupancy of the Ø1350mm sewer does not exceed
91% while the contribution from the Proposed Development is very insignificant to the
overall flow.

3.5.4 Downstream of the sewer manhole S4, there are two outgoing sewer pipes with Ø400
and  Ø1350mm.  It  is  considered  that  the  sewage  generation  to  the  large  sewer  is
insignificant.

3.5.5 After calculating the appropriate invert level as mentioned above, the estimated
sewage flow from the Proposed Development has been compared with the capacity of
the existing sewerage system. It is found that the capacity of the existing sewerage
system is sufficient.
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4. OVERALL CONCLUSION

4.1 Conclusion

4.1.1 Temporary housing blocks are proposed at the Application Site, in Ping Shan, New
Territories. The potential drainage and sewerage impact have been addressed.

4.1.2 Since the total catchment area in the Development Site for the drainage system will
remain unchanged and the formation gradient will be slightly flatter, the assessed
future surface runoff is anticipated to decrease about 1%.

4.1.3 The pipe size of  the existing drainage system is  large and the surface runoff  of  the
Application site will be reduced. Therefore, adverse drainage impact due to the
Proposed Development is not anticipated.

4.1.4 Detailed Site Drainage Plan will be submitted in the detailed design stage of the project
and relevant details will be submitted to DSD’s comment and approval.

4.1.5 Based on the sewerage impact assessment results, it is found that the capacity of the
existing sewerage system serving the area is sufficient to cater for the sewage
generation from the proposed development. It is concluded that there will be no
anticipated sewerage impact.
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Proposed Temporary Transitional Housing Development at Tsui Sing Road - Light Village
Table 1: Catchment Areas and Run-off (1 in 50 year)

Notes:
Site Area: 1,180 m2

Existing Development Site comprises Concrete Paved Areas, C = 1.0, with Flat Sandy Soil, C = 0.15
Catchments are small, so Rational Method is appropriate

Intensity =
1 in 50 year (according to Table 3a of DSD Manual)

a= 451.3
b= 2.46
c= 0.337

(m2) Upstream Downstream (m) (m) (m/100m) (min) (min) (mm/h) (m3/s)

1,180 4.10 3.90 0.2 65 0.31 5.87 5.87 221 1.00 0.072
1,180 0.072

1,180 4.25 4.10 0.15 65 0.23 6.21 6.21 218 1.00 0.071
1,180 0.071

Remarks:
1. Assumed Overland Flow Velocity for the Existing Site
2. Assumed Time of Concentration adopted for the Future Site Area

Existing
Application Site
Paved

Overall Catchment

Future Paved
Overall Catchment

Application Site

Run-offCatchment Area Levels (mPD) Fall Overland, L Fall, H Overland tc Total tc
2 Intensity Runoff

Coefficient
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Proposed Temporary Transitional Housing Development at Tsui Sing Road - Light Village
Table 2: Catchment Areas and Run-off (1 in 200 year)

Notes:
Site Area: 1,180 m2

Existing Development Site comprises Concrete Paved Areas, C = 1.0, with Flat Sandy Soil, C = 0.15
Catchments are small, so Rational Method is appropriate

Intensity =
1 in 200 year (according to Table 3a of DSD Manual)

a= 429.5
b= 2.05
c= 0.295

(m2) Upstream Downstream (m) (m) (m/100m) (min) (min) (mm/h) (m3/s)

1,180 4.10 3.90 0.2 65 0.31 5.87 5.87 233 1.00 0.077
1,180 0.077

1,180 4.25 4.10 0.2 65 0.23 6.21 6.21 230 1.00 0.076
1,180 0.076

Remarks:
1. Assumed Overland Flow Velocity for the Existing Site
2. Assumed Time of Concentration adopted for the Future Site Area

Total tc
2 Intensity Runoff

Coefficient Run-off

Existing
Application Site
Paved

Overall Catchment

Catchment Area Levels (mPD) Fall Overland, L Fall, H

Future
Application Site
Paved

Overall Catchment

Overland tc
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Proposed Residential Development at Tsui Sing Road - Light Village
Table 3: Hydraulic Capacities for Existing Drainage System under free flow condition

Pipe Dia. g ks s s v V Area Q Qsilt [3]
mm m/s2 m 1 in m2/s m/s m2 m3/s m3/s
300 9.81 0.00060 100 0.010 0.000001 1.57 0.08 0.13 0.11

Remarks:
1. 300 mm U-channel with 1 in 100 gradient will be provided for each Subject Site
to discharge the runoff to the 900mm U-channel.
2. Cross Section Area of U-channel:   (D^2 x PI) / 4 / 2 + (H x D) / 2
3. 10% sedimentation allowance is considered for gradient less than 1 in 25.

3/3
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Table 1 Calculation for Sewage Generation Rate of the Proposed Development at the Application Site

1 Proposed Temporary Transitional Housing Development
1a. Estimated number of residents = 100 people
1b. Design flow = 270 litre/person/day -- (Private R2 in Table T-1 of GESF)
1c. Sewage Generation rate = 27.0 m3/day

Total Flow from the Proposed Development
Flow Rate = 27.0 m3/day
Contributing Population = 100 people
Peaking factor = 8 Refer to Table T-5 of GESF for population <1,000 incl. stormwater allowance
Peak Flow = 2.5 litre/sec
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Table 2a Hydraulic Capacity of Existing Sewers at Tsui Sing Road near Site South
Pipe Dia. Pipe Length Invert Level 1 Invert Level 2 g ks s v V Area Q Estimated Capacity

mm m mPD mPD m/s2 m m2/s m/s m2 m3/s L/s
S1-S2 - FMH1025500 400 10.7 1.06 1.00 9.81 0.00300 0.006 0.000001 1.13 0.13 0.14 141
S2-S3 FMH1025500 FMH1025501 400 44.4 1.00 0.81 9.81 0.00300 0.004 0.000001 0.98 0.13 0.12 124
S3-S4 FMH1025501 FMH1009276 400 49.9 0.81 0.55 9.81 0.00300 0.005 0.000001 1.09 0.13 0.14 137
S4-S5 FMH1009276 FMH1009277 1350 49.6 -0.52 -0.59 9.81 0.00300 0.001 0.000001 1.24 1.43 1.78 1778
S4-S'5 FMH1009276 FMH1057942 400 15.0 0.55 -0.53 9.81 0.00300 0.072 0.000001 4.05 0.13 0.51 509

Remarks:

(4) Equation used:
(3) The value of velocity (V) is referred to the Tables for the hydraulic design of pipes, sewers and channels (8th edition)

Segment
Manhole
Reference

Manhole
Reference

(1) g=gravitational acceleration; ks=equivalent sand roughness; s=gradient; v=kinematic viscosity of water; V=mean velocity
(2) 1350mm Sewer: The value of ks = 6mm or 3mm is used for the calculation of slimed concrete sewer, poor condition (based on Table 5: Recommended roughness values in Sewerage Manual)
(3) 225mm Sewer: The value of ks = 0.6mm or 3mm is used for the calculation of vitrified clayware sewer, poor condition (based on Table 5: Recommended roughness values in Sewerage Manual)
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Table 3a Calculation for Sewage Generation Rate of the Existing Surrounding Building

Catchment A
1. Proposed Temporary Transitional Housing (Middle Site) by Light Be

1a. Estimated number of residents = 96 people
1b. Design flow = 270 litre/person/day -- (Private R2 in Table T-1 of GESF)
1c. Sewage Generation rate = 25.9 m3/day

Catchment B
2. Tin Shui Wai West Rail Substation

2a. Assumed number of employees = 5 employees (no staff is found and allowance is given in this accessment)
2b. Design flow = 330 litre/person/day -- (Table T-1 of GESF - J2)
2c. Sewage Generation rate = 1.7 m3/day

3. LRT Rectifier Station
3a. Assumed number of employees = 5 employees (no staff is found and allowance is given in this accessment)
3b. Design flow = 330 litre/person/day -- (Table T-1 of GESF - J2)
3c. Sewage Generation rate = 1.7 m3/day

4. Proposed Temporary Transitional Housing (North Site) by Light Be
4a. Estimated number of residents = 114 people
4b. Design flow = 270 litre/person/day -- (Private R2 in Table T-1 of GESF)
4c. Sewage Generation rate = 30.8 m3/day

Total Flow of Catchment B = 34.1 m3/day
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Table 3b Hydraulic Capacity of Existing Sewers at Tsui Sing Road for full-bore assessment for catchment C
Pipe Dia. Pipe Length Invert Level 1 Invert Level 2 g ks s v V Area Q Estimated Capacity

mm m mPD mPD m/s2 m m2/s m/s m2 m3/s L/s
FMH1009270 FMH1009271 1350 51.8 0.69 0.63 9.81 0.003 0.001 0.000001 1.13 1.43 1.61 1612

Remarks:

(4) Equation used:

Note: According to the full-bore assessment, sewage generated by Catchment C is assumed to be 1612L/s

(3) The value of velocity (V) is referred to the Tables for the hydraulic design of pipes, sewers and channels (8th edition)

Manhole
Reference

Manhole
Reference

(1) g=gravitational acceleration; ks=equivalent sand roughness; s=gradient; v=kinematic viscosity of water; V=mean velocity
(2) Table 1: The value of ks = 6mm or 3mm is used for the calculation of slimed concrete sewer, poor condition (based on Table 5: Recommended roughness values in Sewerage Manual)
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Table 4a Comparision of the Hydraulic Capacity of Existing Sewers for Sewerage generated from the Proposed Development and Surrounding Catchment Areas

Segment Pipe Dia.
(mm)

Pipe
Length

(m)
Gradient

Estimated
Capacity

(L/s)

Catchment
Included

ADWF
(m3/day)

Contributing
Population

Peaking
Factor

Catchment C
(L/s)

Peak Flow from the
Proposed Development
and Catchment Areas

(L/s)

Contribution from the
Proposed  Development

and the Surrounding
Catchment Areas (%)

Status

S1-S2 400 10.7 0.006 141 - 27.0 100 8 0.0 2.5 1.8% OK
S2-S3 400 44.4 0.004 124 - 27.0 100 8 0.0 2.5 2.0% OK
S3-S4 400 49.9 0.005 137 A 52.9 196 8 0.0 4.9 3.6% OK
S4-S5 1350 49.6 0.001 1778 A-C 87.0 322 8 1612.1 1620.1 91.1% OK
S4-S'5 400 15.0 0.072 509 - - - - - - - -
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1 Purpose  

1.1 This Visual Impact Assessment (VIA) is prepared to support the S.16 planning application 
for a proposed temporary transitional housing (hereafter referred as ‘the Proposed 
Development’) for a Period of 3 Years in Lots 387 S.B ss.1 RP, 387 S.B ss.4 and 387 S.B RP 
in D.D. 122, Ping Shan, New Territories. The Application Site falls within areas zoned 
“Other Specified Uses” Zone annotated “Heritage and Cultural Tourism Related Uses” 
(“OU (Heritage and Cultural Tourism Related Uses)”) and “Village Type Development” 
(“V”) on the Approved Ping Shan Outline Zoning Plan No. S/YL-PS/18 (‘the OZP’) 
(hereinafter referred as “the Application site”).  

1.2 Light Be (The Applicant) is the first social housing enterprise in Hong Kong since 
2010. Given the government's transitional housing policy.  The Proposed Development 
aims to provide 30 units to families and individuals with housing difficulties at an 
affordable rent. Besides, the project will have tenant programs to promote upward 
mobility, community building and other social values.   

1.3 The purpose of this visual impact assessment (VIA) is to assess the visual impact and 
propose mitigation measures to minimise any likely visual impact caused by the 
Proposed Development. 

 

2 Methodology 

2.1 The visual impact of the Proposed Development will be assessed by adopting the 
following methodology based on TPB PG-No.41: 

(a) Identify the overall visual characteristics of the Application site and its surrounding 
environment;  

(b) Identify and select viewpoints (VPs) to assess the potential visual impact induced 
by the Proposed Development.  The VPs are accessible and frequent by the public 
and/or tourist which are able to reflect the visual impact of the Proposed 
Development to the surrounding areas; and 

(c) Prepare photomontages to evaluate the visual impact of the Proposed 
Development and its significance from the selected VPs. Any design features or 
mitigation measures that would help moderate the visual impact of the 
development will be proposed as appropriate. 
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3 The Proposal 

3.1 The Application Site falls within an area zoned “OU (Heritage and Cultural Tourism 
Related Uses)” and “Village Type Development” (“V”) on the Approved Ping Shan Outline 
Zoning Plan No. S/YL-PS/18 (‘the OZP’). 

3.2 The Proposed Development is a temporary building block of not more than 3 storeys 
providing 30 flats with a communal courtyard in the centre for the residents (refer to the 
Planning Statement for the indicative Master Layout Plan).  The development parameters 
are as follows: 

 Proposed Development Parameters 

Site Area 1,180 m2 

Plot Ratio 1.55 

Total GFA 
- Domestic GFA 
- Non-Domestic GFA 

Not more than 1,830 m2 
Not more than 1,817 m2 

Not more than 13m2 

No. of units  30 

No. of Block(s) 1 

No. of Storey(s)  Not more than 3 Storey 

Maximum Building Height  Not more than +16 mPD 

Site Coverage Not more than 60% 

Car Parking and Loading/Unloading 
Provision 

Nil 

 

4 Visual Characteristics 

4.1 As shown in Figure 2, the Application Site is located at the Ping Shan area.  Tin Shui Wai 
Station is located to the west of the Application Site across Tsui Sing Road.  The declared 
monument - Tsui Sing Lau Pagoda and Tat Tak Communal Hall are located to the 
immediate north and further northeast of the Application Site respectively.  It is bounded 
by Tsui Sing Road in the west and Ping Shan Heritage Trail in the north. The Application 
Site is currently used as a temporary public car park. 

4.2 To the east of the Application Site is rural and low-rise in nature.  It mainly consists of 
public car parks and residential developments including Ping Wu Garden, Elle Garden 
and village houses that are of two to four storeys high.  To the southwest of the 
Application Site, GIC facilities are found, namely Ping Shan Tin Shui Wai Leisure and 
Cultural Building and TWGHs Kwok Yat Wai College that are of seven to eight storeys 
high. The Application Site is also in close proximity to the high-rise residential 
developments which include Tin Yiu Estate located to the northwest across Tin Fuk Road 
(Figure 1).  
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5 The Visual Appraisal 

5.1 Seven VPs are selected to assess the visual impact of the Proposed Development (Figure 
1).  They are located either at prominent public sightlines to the Proposed Development 
or have local significance which is frequent by tourists.   

 

VP 1 – Exit E3 of Tin Shui Wai Station 

5.2 This VP is selected to represent the public view from the exit of Tin Shui Wai LRT station 
looking towards the Application Site.  It is a major interchange station for the LRT and 
Westrail frequent by local residents and tourists. The size of viewer population is 
considered medium.  The duration of view is considered short due to its transient nature.  
The visual sensitivity is considered low. 

5.3 VP1 is located about 30m from the Application Site.  As shown in Figure 2, the existing 
view consisted of roadside vegetation along Tsui Sing Road in the foreground with Ping 
Shan Tin Shui Wai Leisure and Cultural Building (~40mPD) and open sky view as backdrop.  

As the Proposed Development will be completely shielded by existing roadside 
vegetation, there will be no visual change and hence no visual impact is anticipated from 
this VP. 

VP2 – Ping Shan Heritage Trail 

5.4 This VP represents the public view from the Ping Shan Heritage Trail near the Tsui Sing 
Lau Pagoda looking towards the Application Site.  It is one of the main accesses to the 
nearby villages and Ping Wu Garden frequent by local residents.  Tourists also visited this 
location to see the famous landmark - Tsui Sing Lau Pagoda.  The size of viewer 
population is considered medium.  The duration of view is considered short for local 
villagers as they are mainly passers-by and medium for tourists as they tend to stop-by 
the Pagoda.  

5.5 VP2 is located about 10m from the Application Site.  In order to capture the Pagoda, this 
VP was taken from the staircase nearby instead of at grade level (Figure 3).   The existing 
view consisted of the Tsui Sing Lau Pagoda (~16.9mPD), temporary public car park and 

its temporary structure and roadside vegetations in the foreground.  Ping Shan Tin Shui 
Wai Leisure and Cultural Building (~40mPD) and Ping Yan Court (~110mPD) are located 

at the far back.  In view of the close proximity to the Pagoda, the visual sensitivity is 
classified as high.   

5.6 Based on the photomontage as shown in Figure 3, the Proposed Development will 
partially block the sky view.  Despite the relatively small site area of only 1,180m2 and 
irregular configuration, the building block has been set back from the northern boundary, 
ie. away from the pagoda, as far as possible.  To further minimise the visual impact, 
stepped height design is adopted at the entrance fronting the Pagoda.  Together with 
the proposed planters and water feature at the entrance, the building structure will be 
softened.  Though part of the sky view will be blocked, the proposed development is 
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considered more visually compatible than the temporary structure of the existing car 
park.  The visual impact is thus considered slightly adverse from this VP.  

VP3 – Tsui Sing Road  

5.7 This VP is selected to represent the public view from Tsui Sing Road.  This location is one 
of the key pedestrian nodes connecting Tin Shui Wai Station, TWGHs Kwok Yat Wai 
College, Ping Shan Tin Shui Wai Leisure and Cultural Building, and villages in Ping Shan 
frequent by the villagers, students and tourists walking to/from Tin Shui Wai Station.  The 
size of viewer population is considered medium. Its duration of view is short due to its 
transient nature.  Visual sensitivity is considered low.  

5.8 VP3 is located approximately 20m from the Application Site.  This VP enjoys an open sky 
view with roadside vegetation and a Thai Restaurant (~12.3mPD)  in the foreground and 

low-rise village houses (~12.5mPD) at the back (Figure 4).  The view towards Tsui Sing 

Lau Pagoda from this VP is screened by existing vegetation.  The visual sensitivity is thus 
considered low. 

5.9 As shown in the photomontage in Figure 4, the lower portion of the Proposed 
Development will be screened by the existing vegetation.  The Proposed Development 
will block some village houses, but its height is compatible with the surrounding building 
height profile.  The visual impact is thus considered negligible from this VP. 

VP4 – Ping Shan Tin Shui Wai Leisure and Cultural Building 

5.10 This VP is located outside the Ping Shan Tin Shui Wai Leisure and Cultural Building looking 
towards the Application Site.  It is about 200m away from the Application Site and is a 
popular recreation node frequent by local residents. 

5.11 As shown in Figure 5, the existing view consisted of the Ping Shan Tin Shui Wai Leisure 
and Cultural Building (~40mPD), TWGHs Kwok Yat Wai College (~26mPD), Elle Garden 

(~12.9mPD) and open car park with an open sky view as backdrop.  Based on the 

photomontage (Figure 5), the Proposed Development will be completely obstructed by 
the existing buildings, there will be no visual change and hence no visual impact is 
anticipated from this VP. 

VP5 – Yeung Hau Temple 

5.12 This VP is located outside Yeung Hau Temple along Ping Shan Heritage Trail looking 
towards the Application Site.  It is about 300m away from the Application site.  The 
temple is often visited by tourists.  The duration of view is considered medium.  Visual 
sensitivity is weighed medium. 

5.13 As shown in Figure 6, the existing view consisted of the Yeung Hau Temple, fence wall 
and vegetation in the foreground with village houses, Tin Yiu Estate (~120mPD) and open 

sky view as backdrop. As shown in the photomontage (Figure 6), the Proposed 
Development will be completely blocked by the village houses and vegetation, there will 
be no visual change and hence no visual impact is anticipated. 
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VP6 – Tang Ancestral Hall 

5.14 This VP is located outside the Tang Ancestral Hall, a declared monument and popular 
landmark along Ping Shan heritage Trail.  It is about 440m away from the Application Site. 
It is one of the key attraction nodes to the tourists and the near-by villages, namely Hang 
Tau Tsuen and Hang Mei Tsuen.  It is also often visited by tourists.  The size of viewer 
population and duration of view is considered medium.  Visual sensitivity is weighed 
medium. 

5.15 As shown in Figure 7, the existing view consisted of open car park, village houses 
(~14.2mPD) in the foreground with Tin Yiu Estate (~120mPD) and open sky view as 

backdrop.   Based on the photomontage shown in Figure 7, the Proposed Development 
will be completely blocked by the existing village houses, there will be no visual change 
and hence no visual impact is anticipated from this VP.   

VP7 – Jinbao Parking 

5.16 This VP is located in the nearby existing temporary car park which is about 60m from the 
Application Site.  This VP is a short distance view overlooking the site, the Thai restaurant 
and the pagoda (Figure 8).  Portion of the Thai Restaurant and the pagoda are screened 
by the existing trees.  The high-rise Tin Yiu Estate and Tin Shui Wai Station are at the back 
with open sky view.  This VP is visited by the car park users and generally tended to have 
short stay.  The size of viewer population is weighed low and duration of view is 
considered short. 

5.17 As shown in the photomontage (Figure 8), the pagoda and the lower portion of the Tin 
Shui Wai Station structure are blocked by the Proposed Development.  Nevertheless, the 
scale and mass, building height of the Proposed Development is not incompatible with 
the Thai Restaurant (~12.3mPD), the pagoda (~16.9mPD) and the Tin Shui Wai Station.  

Existing trees in the open car park will screen off portion of the Proposed Development. 
To further soften the building structure, planters is proposed along the periphery of the 
Proposed Development.  The visual impact is considered slightly adverse.  

 

6 Conclusion 

6.1 A total of 7 VPs are selected for this VIA.  Two of which are considered causing slightly 
adverse visual impact by the Proposed Development, one causing negligible visual 
impact and four will have no visual impact.  

6.2 In conclusion, the scale and building height of the Proposed Development is visually 
compatible with the Tsui Sing Lau Pagoda and the surrounding village type developments.  
To minimise the likely visual impact and soften the proposed building structure, 
mitigation measures such as stepped building height, provision of planters and adopting 
the colour scheme to echo the ambience of the aforesaid heritage and local village 
developments are proposed (Figure 9).  With the mitigation measures proposed, the 



Appendix C: Visual Impact Assessment for  
Section 16 Planning Application on Proposed Temporary Transitional Housing Development  
for a Period of 3 Years in Lots 387 S.B ss.1 RP, 387 S.B ss.4 and 387 S.B RP  
in D.D. 122, Ping Shan, New Territories 

7 
 

likely visual impact caused by the Proposed Development would be mitigated to an 
acceptable level.     
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Planning Applications No. A/YL-PS/622 (South Site)  
and No. A/YL-PS/623 (North and Middle Sites) 

Proposed Transitional Housing (Light Village), Sheung Cheung Wai, Ping Shan  
– Response to Comments (5 March 2021)

Comments Response 
1. District Planning Officer/Tuen Mun and

Yuen Long West, Planning Department
(Contact Person: Mr. Kent LEE, Tel:
2158 6362)

i. Please provide a breakdown of GFA
calculation for domestic units and
common area (e.g. common corridor,
staircase, etc.)

i. In response to the comments from the public, the east
wing of the South Site has been converted to a Creative
Learning & Culture Activity Room for tenant’s learning
activities as well as open to schools for heritage
education purpose.  The domestic unit provision in the
South Site is thus reduced from 30 units to 25 units (see
Attachment 1 for the revised layout of the South Site).
The revised development parameters of the South Site is
tabulated in the below table.

 Development Parameters – South Site 
Original Scheme Improved 

Scheme
Site Area 1,180m2 1,180m2 
Plot Ratio 1.55 1.48 
Total GFA 
- Domestic
- Non-Dom

1830 m2 
1,817m2

13m2 

1,750m2 
1,585m2 

165m2 
No. of Flats 30 25 
Average Flat Size 35 m2 
No. of Block 1 
No. of Storey Not more than 3 
Building Height Not more than +16mPD 
Site Coverage Not more than 60% 
Bicycle Parking 
Spaces 

0 4 

The breakdown of GFA for domestic units and common 
area is summarized in the table below.  Please note the 
GFA breakdown is for reference only and is subject to 
further design development. 

GFA Breakdown 
Site GFA of Dom. 

Units 
(m2) 

GFA of 
Common 

Area 
(m2) 

Non-Dom 
GFA 
(m2) 

Total 
GFA 
(m2) 

South 
Site

25 nos. x 35m2 

= 875 
710 165* 1750 

Middle 
Site

32 nos. x 35m2

= 1120 
780 N/A 1900 

North 
Site

38 nos. x 35m2

= 1330 
1230 N/A 2560 

*Non-dom GFA includes a kiosk (15m2) and a Creative Learning
& Culture Activity Room (150m2)
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Comments Response 
ii. Please advise the expected duration of 

the operation of transitional housing; 
the estimated time for population 
intake; and whether you will submit 
renewal for planning permission in the 
future. 

 
iii. Please provide a more realistic façade 

treatment for the photomontages in the 
visual impact assessment (VIA), for 
example the building façade from VP-2 
in the VIA of the South Site. 

 
iv. Please strengthen the illustration of the 

landscape proposal. Also, please  advise 
whether the existing planters/roadside 
trees which falls outside the application 
sites will be maintained by the 
applicant. 

 
 
 
 
 
 
 
 
 
 
 
 

v. Besides, for A/YL-PS/622 (South Site), 
grateful if you could provide cross-
section drawings showing the change in 
building height profile in respond to 
Tsui Sing Lau Pagoda; a revised artist 
impression showing the kiosk; and 
amend the discrepancy of floor level 
between the floor plan and section. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ii. While the application is on a temporary basis, the 
applicant anticipates that the operation of the transitional 
housing will be for a period of 10 years and will submit 
renewal application if the current application is 
approved. 

 
 
iii. The relevant photomontages in the VIA  ie. VP2, VP3, 

VP7 of the South Site and  VP1, VP2, VP3 of the North 
& Middle Sites are revised with anticipated façade 
treatment and attached in Attachment 2. 

 
 
iv. The proposed landscape proposal aims to provide a 

balance and suitable living environment for the future 
residents with a series of outdoor courtyard spaces and 
covered landscape area.  The water feature at the South 
Site entrance and the adjacent newly added front yard 
would also add softness to the proposed development.  

 
The landscape design aims to maximise opportunities to 
preserve and enhance the existing landscape context.  In 
particular, retain existing trees with integration of new 
planting mix including native shrub, ground cover and 
climber species to enhance the greening and screening 
effect while provide visual connectivity where possible 
to the surrounding environment. 

 
The existing planters/roadside trees which fall outside the 
application sites will not be maintained by the applicant. 
 

v. Relevant section plan, floor plan and revised artist 
impression for the South Site are enclosed in Attachment 
1.   
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Comments Response 
2. Commissioner for Transport (Contact 

Person: Mr. Wilson MAN, Tel: 2399 
2422) 

 

The applicant should provide bicycle 
parking spaces within the application 
sites, at a ratio of 1 bicycle parking space 
per 7.5 flats or more. 

Noted.  The provision of bicycle parking spaces for the 
South Site and the North & Middle Sites is summarised in 
the below table and shown in the Ground Floor Plan of the 
South, North and Middle Site (Attachment 3). 
 
Provision of bicycle parking spaces 

Site No. of Unit No. of Bicycle 
Parking Space (3) 

South Site (1) 25 4 
Middle Site (2) 32 5 
North Site (2) 38 6 

Total 100 15 
Note: (1) TPB No. A/YL-PS/622 
 (2) TPB No. A/YL-PS/623 
 (3) at rate of 1 space per 7.5 units 
 

3. Chief Engineer/Construction, Water 
Supplies Department (Contact Person: 
Ms. Agnes CHIM, Tel: 2152 5759) 

 

i. No objection to the proposal. 
 

ii. For application No. A/YL-PS/622 
(South Site), existing water mains will be 
affected (see attached plan). The cost of 
any necessary diversion shall be borne 
by the proposed development. 

 
iii. In case it is not feasible to divert the 

affected water mains, a waterworks 
reserve within 1.5m from the centerline 
of the water mains shall be provided to 
WSD. No structure shall be built or 
materials stored within this waterworks 
reserve. Free access shall be made 
available at all times for staff of the 
Director of Water Supplies or their 
contractor to carry out construction, 
inspection, operation, maintenance and 
repair works. 

 
iv. No trees or shrubs with penetrating roots 

may be planted within the Waterworks 
Reserve or in the vicinity of the water 
mains shown on the plan. 

 
v. The Government shall not be liable to 

any damage whatsoever and howsoever 
caused arising from burst or leakage of 
the public water mains within and in 
close vicinity of the Site. 

i. Noted. 
 

ii. Noted.  It is confirmed that no structure is proposed in 
the northern end of the South Site near the water mains. 

 
 
 

 
iii. Noted.  A waterworks reserve within 1.5m from the 

centerline of the water mains will be provided for WSD’s 
future maintenance. 

 
 
 
 
 
 
 
 
 
 

iv. Noted. 
 
 
 
 

v. Noted. 
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Comments Response 
4. Chief Engineer/Railway Development 2-

2, Railway Development Office, 
Highways Department (Contact Person: 
Mr. Kenneth HO, Tel: 2762 4953) 

 

i. The Site falls within the railway 
protection boundary of the West Rail 
Line. As the operation of the existing 
railway system is not under his 
jurisdiction, the applicant should consult 
MTRCL with respect to operation, 
maintenance, safety and future 
construction of the existing railway 
network with reference to the procedures 
in PNAP APP-24 and DEVB TC(W) No. 
1/2019 for private and public works 
respectively. 
 

ii. It is noted that the impact to road traffic 
due to the proposed temporary 
transitional housing development has 
been assessed in the TIA of the 
submission. As the proposed transitional 
housing development is aimed for non-
car-owning families and they are 
presumed to take public transport, the 
applicant should ensure that there will be 
no adverse impact to the existing 
transport network (including railway). 
Also, it is noted that TIA has only catered 
for the subject application, the applicant 
should take into account the cumulative 
effect of the similar planning application 
(No. A/YL-PS/622 or 623) in close 
proximity to review the overall impact. 
 

i. Noted.  After the planning applications have been 
approved and during the detailed design stage and 
construction stage, the Applicant will consult MTRCL 
on the building works located within the railway 
protection area. 

 
 
 
 
 
 
 
 

ii. The South Site (A/YL-PS/622) and the North & Middle 
Sites (A/YL-PS/623) consist only 25 and 70 small-sized 
transitional housing units, i.e. a total of 95 units.  The 
expected increase in population is around 300 persons. 

 
The cumulative traffic generation associated with the 
South Site and North & Middle Sites (extracts from the 
Traffic Review reports submitted to TPB on 13th 
November 2020) are summarized in the below table. 

 
Cumulative Traffic Generation 

Site No. 
of 

Unit 

Traffic Generation (pcu/hr) 
AM Peak Hour PM Peak Hour 

IN OUT 2-way IN OUT 2-way 
South (1) 25 0.7 0.8 1.5 0.6 0.5 1.1 
North & 
Middle (2) 

70 1.9 2.4 4.3 1.8 1.4 3.2 

Total 95 2.6 3.2 5.8 2.4 1.9 4.3 
Note: (1) TPB No. A/YL-PS/622 
 (2) TPB No. A/YL-PS/623 
 

The two transitional housing projects are aimed for non-
car-owning families and low-income households. As 
shown in the above table, the South Site and the North 
and Middle Sites with a total of 95 flat units, are expected 
to generate negligible traffic of only 5.8 and 4.3 pcu (2-
way) during the AM and PM peak hours. 
 
Similar to the findings of the Traffic Impact Review, the 
cumulative traffic impact on the local road network, 
resulted from the South Site and the North and Middle 
Sites, is also negligible. 
 
According to the Government Press Release on “Loading 
of trains of West Rail Line”, the maximum carrying 
capacity of MTR West Rail Line was around 56,200 
persons per hour (pph). 
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Reference is made to the Travel Characteristics Survey 
(TCS), where each resident makes an average 1.83 
mechanised trips daily, and the AM and PM peak hours 
accounted for some 12% of the daily trips respectively.  
Assuming that all residents from the South Site and the 
North and Middle Sites, use the railway, passenger 
demand during the AM and PM Peak hours is 66 
persons/hr (= 300 persons × 1.83 trips/person/day × 12%)  

 
The anticipated increase of 66 persons/hr is equivalent to 
only 0.12% of the maximum carrying capacity of the 
MTR West Rail Line (= 66 ÷ 56,200), which is 
negligible. 
 

5. District Lands Officer/Yuen Long, 
Lands Department (Contact Person: Mr. 
Calvin LEUNG, Tel: 2443 3010) 

 

A/YL-PS/622 (South Site) 
 
i. For Executive Summary, paras. 1.2.3, 

2.1.1, 3.1.2 and 3.1.5, etc. the applicant is 
required to clarify if that piece of 
Government land at northwest side is 
included in the application area of 
1,180m2 as mentioned in the submission, 
the actual area of the South Site including 
private lots and Government land 
concerned will be subject to further 
verification. 

 
ii. The registered owner of the private lots 

has submitted an application to LandsD 
for a Short Term Waiver covering the 
private lots concerned to implement the 
Light Village project. 
 

iii. In order to rationalize the site boundary 
as to have better management of adjacent 
unallocated and unleased government 
land (UUGL) to the South Site (area 
coloured green in the location plans at 
Appendix I), the applicant is advised to 
consider including that part of UUGL to 
the northwest of the South Site (area 
coloured green in the location plans at 
Appendix I) in the application site and 
apply for a Short Term Tenancy of the 
Government land concerned for the Light 
Village project. 

 
iv. Tree removal and compensation proposal 

is noted in para. 3.1.4. As there is no tree 
preservation clause under the lease(s) 
which the lots are held, LandsD will 

 
 
i. The application site area of 1,180m2 includes the private 

lots 387 S.B ss.1 RP, 387 S.B ss.4 and 387 S.B RP in D.D. 
122 and the adjoining Government land as shown in the 
Lot Index Plan attached to the Planning Statement 
submitted.  Noted that the actual site area will be subject 
to further verification. 

 
 
 
 
 
ii. Noted. 
 
 
 
 
 
iii.  Noted.  The applicant has no objection for the inclusion 

of adjacent UUGL to the South Site.  This can be 
proceeded at later stage together with the application of 
other short term tenancy and short term waiver lots.   
 

 
 
 
 
 
 
 
 
 
iv.  Noted. 
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handle any proposed tree removal/felling 
proposal within the South Site according 
to the established procedure. 

 
v. To facilitate further processing of the 

STW applications, the applicant is 
advised to indicate the temporary 
vehicular access points for construction 
vehicles in the subject application and 
their STW applications. 

 

 
 
 
 

v. The figure indicating the temporary vehicular access 
points for construction vehicles is enclosed in Attachment 
4. 

 
 

A/YL-PS/623 (North and Middle Sites) 
 
i. For Executive Summary, paras. 2.1.1, 
3.1.2 and 3.1.4, etc. the applicant is required 
to clarify if two pieces of Government land 
are included in the application area of 
2,230m2 as mentioned in the submission, 
the actual area of the application site 
including private lots and Government land 
concerned will be subject to further 
verification. 
 
ii. The registered owner of the private 
lots has submitted an application to LandsD 
for a Short Term Waiver covering the 
private lots concerned and a Short Term 
Tenancy covering Government land to 
implement the Light Village project. 
 
iii A landscaping proposal is noted in 
Figure 3.6 with removal and compensation 
of trees involved. Subject to approval of the 
said submission, any tree preservation and 
removal proposal will be handled by this 
office as per the established procedure. 
 
iv. To facilitate this office’s further 
processing of STT and STW application, the 
applicant is advised to clearly indicate the 
temporary vehicular access points for the 
construction vehicles be provided in both 
North Site and Middle Site in the subject 
application and STT/STW applications. 
 
v. Noting the applicant proposed a 24-
hour pedestrian access within the North Site 
for the adjoining Lot No. 357 in D.D. 122 in 
Figure 3.2, the applicant is reminded to 
provide proper maintenance and 
management for the Pedestrian Access. 
 

 
 
i. The application site area of 2,230m2 has included the 

private lots 360 and 377 in D.D. 122 and the adjoining 
Government Land as shown in the Lot Index Plan attached 
to the Planning Statement submitted.  Noted that the actual 
site area will be subject to further verification. 

 
 
 
 
 
ii.  Noted. 
 
 
 
 
 
 
iii.  Noted. 
 
 
 
 
 
 
iv. The figure indicating the temporary vehicular access 

points for construction vehicles is enclosed in 
Attachment 4. 

 
 
 
 
 
v. Noted. 
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6. Chief Town Planner/Urban Design and 

Landscape (Urban Design Unit), 
Planning Department (Contact Person: 
Ms. Elizabeth NG, Tel: 2231 5067) 

 

A/YL-PS/622 (South Site) 
 
(i) VP2 in Figure 3 – The proposed 
development is quite visible to this VP and 
the existing openness would be significantly 
altered by proposed building mass. Please 
re-examine the result of “slightly adverse”. 
 
 
 
 
 
\ 
 
 
 
(ii) VP3 in Figure 4 – Obviously the 
proposed development would lead to slight 
changes of the existing sky view. The result 
of “negligible” should be reassessed to 
reflect such changes. 
 
 
 
 
 
 
 
 
 

(iii) Mitigation measures in Para. 6.2 – 
The effectiveness of proposed mitigation 
measures such as aesthetic colour scheme in 
Figure 9, etc. should be illustrated in all 
photomontages if they are proposed to 
improve visual quality. 
 
(iv) Tsui Sing Lau Pagoda – The applicant 
should consider to add a viewpoint to assess 
any visual implications on the pedestrian/ 
visitors near Tsui Sing Lau Pagoda. 
 
 
 
 
 
 

 
 
i. It is agreed that there is room for improvement.  To 

mitigate the visual impact, building block set back and 
stepped height design facing the pagoda are proposed.  To 
further minimize the visual impact and improve visual 
openness, the east wing of the building block is now 
reduced from 3-storey to 1-storey.  The improved scheme 
allows a more open sky view, a larger water feature and a 
spacious front yard as compared to the original proposed 
scheme. With the building setback and water feature at the 
entrance, as well as the wood and stone colour scheme 
which echoes the ambience of the pagoda, the visual 
impact from VP2 would be mitigated to a more acceptable 
level. 

 
ii. As shown in the photomontage of VP3, the proposed 

development (15.15mPD) is of comparable height to the 
Thai Restaurant (12.3mPD), the nearby village houses 
(12.5mPD) and the Pagoda (16.9mPD).  It would only 
bring to slight change to the existing sky view whilst a 
large portion of the proposed development being screened 
by the existing vegetation. With the improved scheme, the 
east wing of the building block has been reduced from 3-
storey to 1-storey which the building mass has been further 
reduced and the village houses at the back could be seen. 
Hence, very little visual changes would be resulted and 
there would be no significant visual effects to the VSRs.  
Considering the transient nature of VP3, the visual impact 
is considered negligible.   

 
iii. Relevant photomontages for VP2, VP3 and VP7 of the 

South Site are revised and enclosed in Attachment 2. 
 
 
 
 
 
iv. A viewpoint taken from Tsui Sing temporary car park 

(VP8) is added.  VP8, located about 70m from the South 
Site, is a short distance view overlooking the pagoda and 
the Thai Restaurant.  The lower part of the Thai 
Restaurant is being blocked by the fence wall of Elle 
Garden.  Further back is the Ping Wu Garden with Tin 
Shui Wai MTR Station, Tin Yiu Estate and open sky 
view as the backdrop. There are existing temporary 
structures that have blocked the lower part of the pagoda.  
The VSRs are mainly the car park users tended to have 
short stay, viewer population and visual sensitivity of 
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 A/YL-PS/623 (North and Middle Sites) 
 
(v) VP1 in Figure 2 – Comparing with the 
existing view, the proposed development 
will inevitably block the existing green 
scene. The applicant should re- examine the 
result of “slightly adverse” to this change 
and consider to assess whether the spacious 
view at entrance of Tat Tak Communal Hall 
would adequately be distorted. 
 
(vi) VP2 in Figure 3 – The proposed 
development is perceivable and will 
diminish the existing sky view. The result of 
“negligible” should be reassessed to reflect 
this change. 
 
 
 
 
 
 
(vii) Mitigation measures in Para. 6.2 – 
The effectiveness of proposed mitigation 
measures such as aesthetic colour scheme in 
Figure 9, etc. should be illustrated in all 
photomontages if they are proposed to 
improve visual quality. 
 
 
 
 
 
 
 
 

VP8 is considered low. 
 
As shown in the photomontage – VP8 (South Site) 
(Attachment 2), lower portion of the proposed 
development would be blocked by the existing temporary 
structure.  The pagoda could be viewed from this VP 
though its lower portion is also blocked by the existing 
temporary structure.  The scale and height of the 
proposed development is compatible to the Thai 
Restaurant, the pagoda and the Tin Shui Wai Station.  It 
is considered that there is a slight change to the existing 
view.  The visual impact is thus considered slightly 
adverse.  There will be limited visual impact on the car 
park users due to their short stay.  To minimize the visual 
impact, the colour scheme to echo the ambience of the 
pagoda and the nearby village houses would be adopted.  

 
 
 
v. It is agreed that the existing green scene would be 

blocked by the proposed development.  Considering that 
the proposed development would not cause to obstruction 
of the Tat Tak Community Hall and the transient nature 
of the VSRs, the visual impact is considered moderately 
adverse.  

 
 
 
vi. As shown in the photomontage of VP2, the proposed 

development would only block a small part of the sky 
view which could be viewed between a narrow gap of 
Ping Yan Court and the existing trees.  The proposed 
development is of comparable height and in harmony 
with the surrounding village developments such as Ping 
Wu Garden.   With the Ping Yan Court as the backdrop, 
no significant visual change would be resulted by the 
proposed development. Hence the visual impact is 
considered negligible. 

 
vii. Relevant photomontages for VP2, VP3 and VP7 of the 

North & Middle Sites are revised and enclosed in 
Attachment 2. 
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7. Comments from Director of 

Environmental Protection:   
(Contact Person: Mr. Chris KWOK, Tel: 
2835 1091) 

 

1. He has no objection to both applications. 
Nonetheless, the applicant should provide 
the following further information on the 
noise impact assessment in the submitted 
Environmental Assessment of the 
applications:  
 

A/YL-PS/622 (South Site)  
 

2. The applicant should clarify the potential 
railway noise impact from West Rail and 
Light Rail is addressed qualitatively in 
S.6.3 & 6.4 of the planning statement. 
S.6.3 mentioned that fixed/maintenance 
windows will be located at the facade 
Screening provided by the parapet at the 
curved track segments LN5-LN10 and 
LS5-LS10 have been considered in the 
calculations. There is no parapet at the 
curved track segments LN16-LN18 and 
LS15-LS17. facing the LRT track. 
However, such windows are not shown in 
any of the figures in the planning 
statement. As we requested in Sep 2020, 
the applicant should confirm if there is 
any openable windows for ventilation 
facing West Rail and Light Rail tracks.  
 

3. Any possible squeal noise from LRT, 
having regard to any squeal noise heard 
during the on-site measurement, distance 
from NSRs to curved track and the any 
screening provided by the parapet of the 
curved section.  

 
A/YL-PS/623 (North and Middle Sites)  
4. S.2.3.5 - The last sentence regarding the 

averaged measured Sound Exposure 
Levels were used as a basis for the West 
Rail and Light Rail noise measurement is 
not factually correct. Reference Sound 
Exposure Levels in “West Rail Operation 
Noise Assessment Report” prepared by 
MTRCL in July 2015 have been used for 
West Rail in the current assessment.  
 

5. Table 2-4 - The Sound Exposure Level 
and Lmax for LRT segments shown in 
Table 2-4 do not tally with that in the 
sample calculation shown in its Appendix 

1. Noted. 
 
 
 
 
 
 
 
 
2. Fixed/maintenance windows to be installed at the façade 

facing the rail tracks are indicated in the layout plan in 
Attachment 1. 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

3. There was no noticeable squeal noise heard on-site. 
Moreover South Site has no line of sight to the rail 
tracks.  

 
 
 
 
 
4. Noted.  Reference has been taken from previous 

approved MTR study (AEIAR-203/2016).    
 
 
 
 
 
 
 
 
5. Table 2-4 is revised and enclosed in Attachment 5.  
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2.1 and the submitted excel noise 
prediction files. Please ensure 
consistency.  

 
6. Any possible squeal noise from LRT, 

having regard to any squeal noise heard 
during the on-site measurement, distance 
from NSRs to curved track and the any 
screening provided by the parapet of the 
curved section.  

 

 
 
 
 
6. There was no noticeable squeal noise heard during on-

site measurement. If any squeal noise was presence 
during the measurement, it would be reflected in the 
measured noise levels.  

 
 

The following departments have no 
comment on/no objection to the 
applications: 
a. Director of Food and Environmental 

Hygiene 
b. Director of Leisure and Cultural Services 
c. Director of Fire Services 
d. Chief Building Surveyor/New 

Territories West, Buildings Department 
e. Commissioner of Police 
f. Chief Highway Engineer/New 

Territories West, Highways Department 
g. Director of Electrical and Mechanical 

Services 
 

  Noted. 
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Public Comments Responses 
1. 交通問題 

a. 增加車輛流量導致交通擠塞問題。 

a. Since the application site is in close proximity to the Tin 
Shui Wai MTR Station and well served by light rail and 
buses/minibuses and the projects are aimed for non-car 
owning families.  Hence, the proposed development 
would not induce additional traffic to the local road 
network. 

2. 文化文物保育 

a. 地盤距離香港現時唯一的古塔、法定

古蹟聚星樓只有一路之隔, 距離最多

只有 4至 5米。 

 

 

 

 

 

 
b. 古塔能否抵禦在只有 5米左右距離的

地方開展大型工程所帶來的震動。 

 

 

 

 

 

c. 建築群會把現時屏山文物徑上璋圍段

大部份範圍屏蔽, 原本從天水圍輕鐵

站和西鐵站 E3 出囗容易看到的達德

公所和聚星樓將會被遮擋起來。 

 

 

 

 

 

 

d. 文化活動室只有 13平方米, 只佔整個

項目的總樓面面積 0.71% -實在用途

不大。 

 

a. In order to maintain a spacious distance from the 
pagoda, the proposed development has been set back as 
far as possible.  As shown in Attachment 1, a minimum 
distance of 15m at ground level are allowed between the 
pagoda and the proposed development.   

 
Apart from the building set back, stepped building 
height design is also adopted so that the distance 
between the pagoda and the proposed development’s 
west and east wings could be maximised to 20m and 
25m respectively at first floor level and above.  The 
water feature and the newly added front yard are 
accessible to the general public/visitors of the heritage 
trail. 
   

b. The Applicant concurred that the pagoda is an 
important heritage, an invaluable asset to the 
community that need to take specific precautions in 
particular during construction stage.  The Applicant 
would ensure that any construction works on site would 
be carried out with special care such that no impact 
would be imposed on the pagoda.  The construction of 
the proposed development would be undertaken 
without involving massive piling or site formation 
works.      
 

c. Sensitive viewers or prominent viewing points have 
been accessed in the Visual Impact Assessment.  The 
pagoda and Tat Tak Communal Hall are not visible 
from long distance view such as the Tang Ancestral 
Hall and Yeung Hau Temple.  For Tin Shui Wai Station 
Exit E3, the pagoda is being shielded by existing 
roadside vegetation and hence is invisible.  The upper 
portion of Tat Tak Communal Hall, barely visible from 
Exit E3, would be blocked by the proposed 
development.   The visual impact is considered slightly 
adverse.  The proposed development would be largely 
screened by existing trees. Any likely visual impact 
would be minimised by softening the building structure 
using the wood and stone colour tone, which blend in 
well with the surrounding environment. 
 

d. A kiosk of 13m2  was originally proposed as a 
convenience store selling daily necessity goods for the 
residents’ convenience.  It was planned to be opened to 
public visitors too.  Under the improved scheme, the 
kiosk with a slightly enlarged area of 15m2 is proposed 
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e. 在聚星樓的前方設置一個水池是一個

很好的構思,但水池的面積必須要夠

大,否則就不能與作為「筆」的聚星

樓相呼應。 

 

 
To help promote heritage and cultural activity, the 
Applicant took the initiative to provide a Creative 
Learning & Culture Activity Room at the east wing of 
the South Site.  Hence the housing provision in the 
South Site would be decreased from 30 to 25 units.  The 
provision of a Culture Activity Room of 150m2 would 
be big enough for a gathering of about 50 persons.   

 
To support cultural activities, the Applicant would not 
only hosting creative learning activities for tenants, but 
also open the Culture Activity Room to schools so that 
they could book it and organize cultural educational 
activities related to the Ping Shan Heritage Trail.  
 
The proposed kiosk (convenience store) would be 
placed at a convenient location and accessible by the 
public. 

 

e. To facilitate the appreciation of the pagoda, the 
Applicant took the initiative to provide a water feature 
at the entrance of the South Site in order to 
commemorate the Chinese writing brush and ink as part 
of the heritage feature.  Despite of site constraint and 
the requirement to provide a 1.5m watermains reserve 
at the northern part of the South Site, the water feature 
is enlarged under the improved scheme which is of 
comparable size to the pagoda. 

 
The enlarged water feature would be more eye pleasing 
and make people easier to associate it with the brush 
and ink setting (筆墨互相乎應格局).  

 
The water feature could also serve as a vantage point of 
the pagoda 
 

By doing the above, the Applicant aims at achieving the 
following planning gain and minimizing any adverse 
impact:- 
 
- The newly added front yard with water feature at the 

entrance of the South Site could serve as an easily 
accessible gathering point for group visitors. 

 
-  The Creative Learning & Culture Activity Room could 

serve as teaching room for students who visit the 
heritage trail.    

 
- The water feature could serve as a vantage point of the 

Pagoda. 
 
- The improved design with kiosk, water feature and 

activity room, could better serve the user of the heritage 
trail. 
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- The improved design with extra open space (front yard) 
could add distance/buffer between pagoda and the south 
block ie. at least 15m at ground level and 20m at 1/F 
level. 

 
- The improved design could improve visual 

permeability and visual openness as shown in the 
photomontage of VP2, VP3, VP7 and VP8 of the South 
Site. 

 
- The improved design could better balance the social 

purpose and the planning intention of the zone. 
 

3. 永續臨時批准 

• 即使租約的期限少於 3年,只要租約

的到期日跟臨時申請的批准的到期日

不一致,就有很大機會發生此等「永

續臨時許可」的可能性。 

• 有理由相信 622的發展年期最少同

為七年。 

3. While the application is on a temporary basis, the 
applicant anticipates that the operation of the 
transitional housing will be for a period of 10 years 
and will submit renewal application if the current 
application is approved. 
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  Planning Applications No. A/YL-PS/622 (South Site)  
and No. A/YL-PS/623 (North and Middle Sites) 

Proposed Transitional Housing (Light Village), Sheung Cheung Wai, Ping Shan   
–  Response to Comments (7 April 2021) 

 
 

Comments Response 
1. Comments from Director of Environmental 

Protection:   
(Contact Person: Mr. Chris KWOK, Tel: 2835 
1091) 

 

We have no objection to both applications, 
subject to the confirmation from the applicant 
as mentioned in para. 2 that there will be no 
openable windows for ventilation facing West 
Rail & Light Rail tracks. Please also ask the 
applicant to provide revision with respect to 
our comment in para. 3.  
 
South Site (A/YL-PS/622)  
a. R-t-C Item 2 - The R-t-C claimed that 

fixed/maintenance windows to be installed 
at the facade facing the railway tracks are 
indicated in the layout plan in Attachment 
1. However, there is no such windows 
indicated in the layout plan in Attachment 
1 attached with the R-t-C.  Pls revise the 
layout plan to show the fixed/maintenance 
windows and confirm if there is any 
openable windows for ventilation facing 
WRL & LRT tracks.  
 
Middle & North Sites  (A/YL-PS/623)  

b. R-t-C Item 4 - We previously pointed out 
that the last sentence of S.2.3.5 regarding 
the averaged measured SELs were used 
as a basis for the WRL and LRT noise 
measurement is not factually correct, as 
reference SEL in “West Rail Operation 
Noise Assessment Report” prepared by 
MTRC in July 2015 have actually been 
adopted for WRL in the current 
assessment.  While the R-t-C noted our 
comments, the revised paragraph is not 
provided. 
  
 

 
 
 
 
 
 
 
 
 
a. The revised layout plans showing the fixed 

windows are enclosed. 
 
 
 
 
 
 
 
 
 
 
 
b. The revised paragraph is provided below:- 

 
S. 2.3.4    On-site noise measurements have 
been conducted for rolling noise of LRT while 
the source term of WRL is referenced from 
previous approved MTR study (AEIAR-
203/2016). The noise measurement locations 
are presented in Figure 2.1. 
 
S.2.3.5    During the noise measurement, 
background noise was contributed by road 
traffic of Tsui Sing Road and Tin Fuk Road.  
The measured noise levels have been adjusted 
to discount the effect of the background noise.  
The Leq level recorded during the same period 
without the LRT are regarded as the 
background noise level and deducted to 
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determine the noise level due to railway noise 
only.  The noise level of each train has been 
converted to SEL.  The average SEL has been 
used as a basis for the LRT noise assessment. 

2. Comments of CTP/UD&L, PlanD (Contact 
Person: Ms. Elizabeth NG (Tel: 2231 
5067) dated 23.3.2021 

 

A/YL-PS/622  
 
(a) Comparing with Drawing No. GP – 12, 
the roof level in mPD in Drawing No. GP – 
04 should clearly be annotated.  
 
(b) Under the revised scheme, as viewed 
from the newly added VP8 from the south of 
the site, although the proposed development 
would not obstruct the declared monument 
Tsui Sing Lau Pagoda, it would still 
dominate the visual composition and 
overshadow the Pagoda to a certain 
degree.  While viewing from VP2, the 
proposed development is less massive on the 
Pagoda as compared to the original scheme. 
Moreover, viewing from VP3 and VP7, the 
visibility of some village houses and the Tsui 
Sing Lau Pagoda and their surrounding 
visual resources could be improved 
comparing with the original scheme.  
 
(c)  Regarding the sensitivity of VP8, 
although the car park users tend to have short 
stay, their view towards the declared 
monument is considered valuable and should 
be preserved as far as possible. As such, the 
proposed sensitivity of low should be 
considered to review. 
 
(d)  R-to-C Item 6(i) – Despite the new 
building setback at the east wing is proposed, 
considering the visual sensitivity of VP2 and 
the existing openness would still be 
significantly altered by the proposed building 
mass, we would reiterate that the result of 
“slightly adverse” for VP2 in Figure 3 should 
be re-examined. Alternatively, the applicant 
should supplement any greenery measures to 
soften the image of wall effects. 
 

 
 
a. Roof level added in the attached Drawing No. GP 

– 04. 
 
 
 
b. Noted.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
c. For VP8, park users have direct views of the 

pagoda, viewers sensitivity is thus considered as 
medium.  Whilst duration of view is short and 
viewer population is considered low.   

 
 
 
 
 
d. The visual impact of VP2 (South Site) is re-rated 

as moderately adverse. With the building setback, 
water feature and spacious front yard at the 
entrance, as well as the wood and stone colour 
scheme which echoes the ambience of the pagoda, 
it is envisaged that the visual impact from VP2 
would be mitigated to an acceptable level. 
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A/YL-PS/623  
 
(e) R-to-C item 6(vi) – Upon reviewed the 
applicant’s justification, we would reiterate 
our comments that the proposed 
development would apparently cause visual 
obstruction to the existing skyview. The 
applicant should reconsider adjusting the 
result from “negligible” to “slightly 
adverse”. In addition, the applicant should 
also further elaborate how the proposed 
mitigation measures would address the 
potential visual impact. 
 
 
(f) R-to-C item 6(vii) – Please provide 
textual discussion to show the effectiveness 
of proposed mitigation measures in the 
photomontages of VP3 of the North & 
Middle Sites. 
 

 
 
e. Though the Proposed Development would only 

obstruct a thin gap of skyview between Ping Yan 
Court and the existing trees, the visual impact of 
VP2 (North & Middle Sites) is re-rated as slightly 
adverse.  To minimize the likely visual impact and 
soften the proposed building structure, mitigation 
measures such as adopting the colour scheme ie. 
light grey and brown etc are proposed.  This would 
echo the ambience of the pagoda and Tat Tak 
Communal Hall.  The scale and building height of 
the Proposed Development would be visually 
compatible with the surrounding local village 
developments. 

 
f. To minimize the likely visual impact and soften the 

proposed building structure, mitigation measures 
such as adopting the colour scheme ie. light grey 
and brown etc are proposed.  This would not only 
echo the ambience of the pagoda and Tat Tak 
Communal Hall but also blend in well with the 
existing vegetation.  Moreover, the scale and 
building height of the Proposed Development 
would be visually compatible with the surrounding 
local village developments. 
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Planning Applications No. A/YL-PS/622 (South Site)  
and No. A/YL-PS/623 (North and Middle Sites) 

Proposed Transitional Housing (Light Village), Sheung Cheung Wai, Ping Shan   
–  Response to Comments (2 Aug 2021) 

 
 

Comments Response 
Antiquities and Monuments Office via email dated 
16.7.2021  
(Contact Person: Mr. Humphrey YUEN, Tel: 
26550832) 

 

i. We would like to reiterate that the two declared 
monuments, ie. Tsui Sing Lau Pagoda and Tat 
Tak Communal Hall, which are in proximity to 
the proposed development sites that have been 
prone to flooding, even after light rain.  It is noted 
that only plotting of ground levels near two 
declared monuments, but not within the 
monument boundaries are given on the FI.  
Despite repeated requests, the exact ground levels 
taken within the monument boundaries are still 
outstanding, making our assessment of the 
proposed development on causing potential 
flooding to the two declared monuments difficult.  
The applicant should provide the ground level 
measurements of the two monuments to facilitate 
our assessment and should take all necessary and 
appropriate measures, eg. the design of the 
proposed development, to prevent water flowing 
into the two adjoining monuments which are at 
lower levels.  High humidity and flooding, if any, 
will definitely cause undesirable problems to the 
monuments.  The boundaries of the two declared 
monuments are attached at Appendix A. 

 
ii. The applicant is suggested to provide the general 

ground or formation level of each development 
sites in Table 1, such that their voluntary 
compliance with the 8.23 meters building height 
limitation for the New Territories Exempted 
House under the Buildings Ordinance 
(Application to the New Territories) Ordinance, 
Chapter 121, can be verified easily.  A note for 
such voluntary compliance could be made in 
Table 1.    

 
iii. The building heights in Table 1 do not tally with 

the drawings on pages 8, 13, 17 and 35 at 
Appendix B.    

 
 

 

i. The applicant has commissioned a consultant to 
undertake a land survey to obtain the ground levels 
within the monument boundaries.  The information 
will be submitted to the TPB once available.    

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
ii. Building height from ground level has been added 

to the attached Table 1. 
 

 
 
 
 
 
 
 
 
iii. The relevant plans have been revised and attached 

to tally with the building heights as stated in Table 
1.  

 
 
 
 



 

2  

Comments Response 
Environmental Protection Department (Contact 
Person: Mr. Chris KWOK, Tel: 2835 1091) 

 

1. The building layout has been revised in response 
to the comments from AMO.  Subsequently, the 
railway noise assessment is updated in the FI 
accordingly. 

2. The key changes in the building layout are given 
below: 
i. South Site – swapping of housing units on the 

west wing with the Creative Learning & 
Cultural Activity Room; and minor reduction of 
building height. 

ii. North & Middle Sites – rearrangement of the 
housing units, reduction of no. of flats; and 
minor reduction of building height. 
 

3. We should maintain our no objection stance 
subject to the clarification by the applicant 
regarding our comments on the FI below. 
 

4. For South Site – No quantitative railway noise 
assessment was conducted for South Site in the 
previous schemes but it adopted a special building 
design with no ventilation openings facing the 
railways tracks (with fixed/maintenance window at 
the front row housing units facing the track) and 
the 3-storey front row west wing housing units 
could provide noise screening to the housing units 
behind.  With the placement of the one-storey 
Creative Learning & Cultural Activity Room in the 
front row in-lieu of the 3-storey west wing housing 
block, the original noise screening provided by the 
3-storey housing block would be much reduced.  
Please confirm whether there is still no ventilation 
openings at the north facing and west facing 
facades from G/F – 2/F facing the railway tracks 
(i.e.  those facing the outdoor courtyard as clouded 
in Appendix I).  Otherwise, quantitative railway 
(including LRT) noise assessment is required as in 
the North & Middle Sites.  Please also indicate on 
the layout plans all the proposed fixed/ 
maintenance windows that are not for ventilation 
purpose. 

 

1. Noted. 
 
 
 

2. Noted. 
 
 
 
 
 
 
 
 
 

3. Noted. 
 
 
 

4. It is confirmed that the north facing facades of the 
residential units at South Site will not have 
prescribed windows. The location of fixed/ 
maintenance windows is shown in the attached 
plans. 
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Secretary, 

Town Planning Board, 

LT21003632 

HKA-P-01573-PLA 

TPB/A/YL-PS/622 and TPB/A/YL-PS/623 

15/F, North Point Government Offices, 

333 Java Road, North Point, 

Hong Kong 

Attn : Mr Raymond Kan 

Dear Mr Kan, 

(By Post) 

Re: Planning Application No. A/YL-PS/622 (South Site) and A/YL-PS/623 (North and Middle 

Sites) 

- Further lnformaiton

Further to our response to comments dated 12 August 2021, we provide herewith the ground level 
information as requested by Antiquities and Monuments Office for the Board's consideration. 

Should you have any queries, please contact the undersigned at 3589 0682 (minaleung@lwkp.com). 

Yours faithfully, 

For and on behalf of 

LWK & PARTNERS (HK) LTD 

GL T/MSW/wwc

cc. Kent Lee (Town PlnrfTuen Mun1)
Light Be (Mr. Ricky Yu/Ms. Janet Chow)

LWK & Partners (HK) Ltd. I T +852 25741633 I F +852 25724908 
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Table 1: Development Schedule Comparison

South Site North Site Middle Site South Site North Site Middle Site South Site North Site Middle Site

Site Area 1,180m2 1,280m2 950m2 1,180m2 1,280m2 950m2 1,180m2 1,280m2 950m2

Plot Ratio 1.55 2 2 1.48 2 2 1.48 2 1.9

Total GFA 1,830m2 2,560m2 1,900m2 1,750m2 2,560m2 1,900m2 1,750m2 2560m2 1805m2

- Domestic 1,817m2 2,560m2 1,900m2 1,585m2 2,560m2 1,900m2 1,585m2 2560m2 1805m2

- Non-Dom 13m2 -- -- 165m2 -- -- 165m2 -- --

No. of Flats 30 38 32 25 38 32 25 39 29

Average Flat Size

No. of Block

No. of Storey

Building Height +15.15mPD +15.75mPD +15.45mPD +15.15mPD +15.75mPD +15.45mPD
+12.13mPD

(8.23m)

+13.13mPD

(8.23m)

+12.63mPD

(8.23m)

Site Coverage

Not more than 3 Not more than 3

Not more than 60% Not more than 60%

Bicycle Parking Spaces

(1 space per 7.5 units)
0 4 6 5

Not more than 3

Not more than 60%

4 6 5

Original Scheme Current Scheme

35 m2 35 m2

1 1

Improved Scheme submitted to TPB

on 5 March 2021

35 m2

1
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N/A June 21

With Revised Scheme submitted to TPB on 5 March 2021

With Original Scheme

With Current Scheme

Existing View

Photomontage - VP2 (South Site)

Ping Shan Heritage Trail

Application Site
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(+12.13mPD)



N/A June 21

Middle &North Site

With Revised Scheme submitted to TPB on 5 March 2021

With Original Scheme
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Existing View
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Urgent Return receipt Sign Encrypt Mark Subject Restricted Expand personal&public groups

RE: Light Village - Planning Application No. A/YL-PS/622 (South Site) and 
A/YL-PS/623 (North & Middle Sites)
18/08/2021 09:50

From: Mina Leung <minaleung@lwkp.com>

To: "kkhlee@pland.gov.hk" <kkhlee@pland.gov.hk>

Cc: "tpbpd@pland.gov.hk" <tpbpd@pland.gov.hk>, Ricky Yu <ricky@lightbe.hk>, Janet Chow 
<janet.chow@lightbe.hk>, Truman Chan <trumanchan@lwkp.com>, Crystal Yiu 
<crystalyiu@lwkp.com>, Kelvin Chung <kelvinchung@lwkp.com>, 
"kchfung@pland.gov.hk" <kchfung@pland.gov.hk>, "awymak@pland.gov.hk" 
<awymak@pland.gov.hk>

Dear Kent,
 
We confirm that the proposed Light Village development (South Site, North & Middle Sites) 
will not worsen the potential flooding situation of the two declared monuments during and 
after the construction of the proposed development.   The design and disposal of surface 
water shall comply with the requirements under the Buildings Ordinance.
 
 
Regards
+ MINA LEUNG |  ASSOCIATE DIRECTOR
15/F, North Tower, World Finance Centre
Harbour City, TSIM SHA TSUI, Hong Kong
T +852 25741633 | D +852 3589 0682 | F +852 25724908

LWKP.COM | Facebook | WeChat | Linkedin | INSTAGRAM | TWITTER
 

 

 
Please consider the environment before printing this email.
 
This communication is intended for the sole use of the person(s) to whom it is addressed and may contain information that is privileged, confidential 
or subject to copyright. Any unauthorized use, disclosure or copying of this communication is strictly prohibited. If you have received this 
communication in error, please contact LWK & Partners (HK) Ltd. immediately. Any communication received in error should be deleted and all 
copies destroyed. LWK & Partners (HK) Ltd. accepts no liability for any errors or omissions in the context of this message as a result of 
transmission over the internet.
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Appendix II of RNTPC
Paper No. A/YL-PS/622D

Overview of Development Parameters of Proposed Transitional Housing, Ping Shan
(Applications No. A/YL-PS/622 and A/YL-PS/623)

Application No.
A/YL-PS/622

Application No. A/YL-PS/623 Total

South Site Middle Site North Site
Zonings “OU(HCTRU)” and

“V”
“V” --

Duration Applied 3 Years 7 Years --
Site Area about 1,180m²

(including 30m2

government land)

about 950m2

(including 490m2

government
land)

about 1,280m2

(including 204m2

government
land)

about 3,410m2

(including 724m2

government land)

Maximum PR about 1.14 about 1.9 about 2 --

Total GFA
- Domestic
- Non-domestic

(Creative
Learning and
Culture
Activity Room
and kiosk )

about 1,345m2

1,180m2

165m2

about 1,805m2

1,805m2

---

about 2,560m2

2,560m2

---

About 5,710m2

5,545m2

165m2

No. of Blocks 1 1 1 3
No. of Storeys Not more than 3 storeys
Maximum
Building Height

Not more than
+12.13mPD

(8.23m)

Not more than
+12.63mPD

(8.23m)

Not more than
+13.13mPD

(8.23m)

--

Total Site
Coverage

Not more than 60%

Average Flat
Size

About 35m2

No. of Units 19 29 39 87
Estimated
Population
(about)

60 92 123 275

Bicycle Parking
Spaces

3 5 6 14

Parking and
Loading/
Unloading
Spaces

Nil

Anticipated
Completion Year

2023
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Previous Applications Covering the Application Site

Approved Applications

Application
No.

Zoning
(at the time of

approval)

Development/Use Date of
Consideration

Approval
Conditions

A/YL-PS/4 “U” Car Park for Private Cars and
Light Goods Vehicles

18.4.1997
(12 months)

(1), (8) & (16)

A/YL-PS/156 “U” Temporary Flea Market (on
Saturdays and Sundays only)
for a Period of 3 Years

15.8.2003
(revoked on
15.2.2005)

(5), (6),
(8) & (9)

A/YL-PS/189 “U” Temporary Flea Market (on
Saturdays and Sundays only)
for a Period of 3 Years

13.8.2004
(revoked on
13.2.2005)

(5), (6),
(8) & (9)

A/YL-PS/237 “U” Temporary Open-air
Barbecue Area for a Period of
3 Years

22.9.2006
(TPB)

(12 months)

(5), (6), (8),
(9) & (12)

A/YL-PS/272 “U” Temporary Open-air
Barbecue Area for a Period of
3 Years

14.9.2007
(12 months)
(revoked on
14.5.2008)

(5), (10),
(11), (12),

(13) & (17)

A/YL-PS/293 “U” Temporary Public Vehicle
Park for Private Cars and
Light Vans for a Period of 3
Years

13.2.2009 (1), (2), (5),
(8) to (12),
(16), (18) to

(20)
A/YL-PS/366 “V” &

“OU(Heritage
and Cultural

Tourism
Related Uses)”

(“OU(HCTRU)”)

Temporary Public Vehicle
Park for Private Car and Light
Goods Vehicles a Period of 3
Years

10.2.2012 (2), (4), (5),
(8), (9) to (12),

(14) & (15)

A/YL-PS/468 “V” &
“OU(HCTR)”

Renewal of Planning
Approval for Temporary
Public Vehicle Park (Private
Cars and Light Goods
Vehicles) for a Period of 3
Years

6.2.2015
(revoked on
11.11.2016)

(1), (3), (4) to
(7), (8), (9) to
(11), (13) to

(15)

A/YL-PS/522 “V” &
“OU(HCTRU)”

Temporary Public Vehicle
Park (Private Cars and Light
Goods Vehicles) for a Period
of 3 Years

12.8.2016 (1), (2), (4) to
(8) to (12),
(14) & (15)

A/YL-PS/594 “V” &
“OU(HCTRU)”

Temporary Public Vehicle
Park (Private Cars and Light
Goods Vehicles) for a Period
of 3 Years

4.10.2019
(revoked on
4.4.2021)

(1), (2), (4) to
(10) to (12),
(14) & (15)



Approval Conditions

(1) No parking/storage of vehicles without valid licences issued under the Road Traffic
Ordinance.

(2) No (medium or heavy goods vehicle) or parking of (goods) vehicles (exceeding) 5.5 tonnes
(or more), (coaches, container vehicles), container tractors and/or trailers.

(3) Only private cars (and light goods vehicles) are allowed to enter/be parked.
(4) Posting notice at a prominent location to indicate the types of vehicle allowed to enter/be

parked.
(5) No night time operation/restriction on operation hours.
(6) No vehicle washing/repairing/dismantling/paint spraying and other workshop uses/activities.
(7) No vehicle is allowed to queue back to or reverse onto/from public road.
(8) Submission and/or implementation of the (accepted) tree preservation and/or landscape

proposal(s).
(9) Submission and/or implementation of the drainage proposal(s).
(10) Maintenance of (existing/implemented) drainage facilities.
(11) Submission of condition record of existing drainage facilities.
(12) Submission and/or implementation of fire services installations proposal or provision of fire

service installations proposed.
(13) Provision of peripheral/boundary fencing.
(14) Maintenance of existing peripheral/boundary fencing.
(15) Revocation Clauses.
(16) Reinstatement Clause.
(17) No public announcement system, portable loudspeaker or any form of audio amplification

system.
(18) Provision of warning notice and measures on pedestrian safety
(19) No additional structure or advertisement signboard.
(20) Provision of waterworks reserve

Rejected Applications

Application
No.

Zoning
(at the time of

approval)

Development/Use Date of
Consideration

Rejection
Reasons

A/YL-PS/171 “U” Temporary Flea Market for a
Period of 3 Years

4.6.2004
(TPB)

(1), (2)

A/YL-PS/215 “U” Temporary Open-air
Barbecue Area for a Period of
3 Years

10.6.2005 (2) to (4)

(1) The flea market, which involved an extension in area from the previously approved scheme
and the time of operation, would adversely affect the immediate adjacent Tsui Sing Lau
Pagoda, which is a declared monument

(2) Insufficient information to demonstrate that the development would generate no adverse
traffic, drainage and/or landscaping impacts on the surrounding areas

(3) Not compatible with the surrounding developments
(4) Undesirable precedent
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Advisory Clauses

(a) to further liaise with the locals and relevant stakeholders on the details of proposed
development before the commencement of the works for the Site;

(b) to note the comments of the District Lands Officer/Yuen Long, Lands Department
(DLO/YL, LandsD) that:

(i) the Site falls within Lot No. 387 s.B ss.1 RP, 387 s.B ss.4 and 387 s.B RP in
D.D. 122 which are for agricultural purposes and a piece of GL at northwestern
side for the purpose of access staircase.  The Site is currently vacant and
subject to a Short Term Waiver (STW 3586) for carpark purposes.  As the
Site is no longer used for carpark purpose, STW 3586 will be cancelled as to
facilitate the implementation of Light Village project accordingly;

(ii) the registered owner of the private lots has submitted an application to LandsD
for a Short Term Waiver covering the private lots concerned to implement the
Light Village project;

(iii) in order to rationalise the site boundary as to have better management of
adjacent unallocated and unleased government land (UUGL) to the Site, the
applicant is advised to consider including that part of UUGL to the northwest
of the Site in the application site and apply for a Short Term Tenancy of the
Government land concerned for the Light Village project;

(iv) tree removal and compensation proposal is noted in the applicant’s submission.
As there is no tree preservation clause under the lease(s) which the lots are
held, LandsD will handle any proposed tree removal/felling proposal within
the Site according to the established procedure;

(v) to facilitate further processing of STW applications, the applicant is advised to
indicate the temporary vehicular access points for construction vehicles in the
STW applications;

(vi) his office will process STT and STW applications according to the established
procedure.  However, there is no guarantee that the said STT and STW
applications will be approved.  Such applications will be dealt with by
LandsD acting in the capacity as the landlord at his discretion, and if they are
approved, the approval will subject to such terms and conditions including
among others, the payment of such appropriate fees as may imposed;

(c) to note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) that adequate drainage measures should be provided
at the site access to prevent surface water flowing from the site to nearby public
roads/drains.  Only a section of Tsui Sing Road of about 120m abutting Ping Ha Road
is maintained by HyD. HyD shall not be responsible for the maintenance of any
access connecting the Site and the section of Tsui Sing Road being maintained by HyD;

(d) to note the comments of the Chief Engineer/Railway Development 2-2, Railway
Development Office, Highways Department (CE/RD 2-2, RDO, HyD) that the Site
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falls within the railway protection boundary of the West Rail Line.  As the operation
of the existing railway system is not under his jurisdiction, the applicant should
consult MTRCL with respect to operation, maintenance, safety and future construction
of the existing railway network with reference to the procedures in PNAP APP-24 and
DEVB TC(W) No. 1/2019 for private and public works respectively;

(e) to note the comments of the Chief Town Planner/Urban Design and Landscape,
Planning Department (CTP/UD&L, PlanD) that:

(i) the applicant is advised to explore at-grade tree planting opportunities at the
available space of the proposed development to enhance the landscape amenity
provision of the Site; and

(ii) the applicant is advised that approval of the section 16 application by the Board
does not imply approval of the trees works such as pruning, transplanting
and/or felling under lease. The applicant is reminded to approach relevant
authority/government department(s) direct to obtain necessary approval on
tree works;

(f) to note the comments of the Executive Secretary (Antiquities and Monuments),
Antiquities and Monuments Office (ES (A&M), AMO) that the applicant should
ensure that the surface water drain from the Site would not flow into the declared
monuments, i.e. Tsui Sing Lau Pagoda and Tat Tak Communal Hall, during and after
the construction of the proposed development and should comply with the
requirements under the Buildings Ordinance (BO), i.e. it should not worsen the
situation of the potential flooding of the two declared monuments due to the drainage
proposals of proposed development as well as the design for the disposal of surface
water. The applicant should design according to the Buildings Regulations for
disposal of surface water;

(g) to note the comments of the Director of Fire Services (D of FS) that:

(i) detailed fire safety requirements will be formulated upon receipt of formal
submission of general building plans; and

(ii) the emergency vehicular access (EVA) provision in the Site shall comply with
the standard as stipulated in Section 6, Part D of the Code of Practice for Fire
Safety in Buildings 2011 under the Building (Planning) Regulation (B(P)R)
41D which is administered by the Buildings Department (BD);

(h) to note the comments of the Chief Building Surveyor/New Territories West
(CBS/NTW), BD that:

(i) before any building works (including containers/open sheds as temporary
buildings, demolition, land filling and excavation, etc.) are to be carried out on
the Site, prior approval and consent of the Building Authority should be
obtained, otherwise they are unauthorised building works (UBW) under BO.
An Authorised Person (AP) should be appointed as the co-ordinator for the
proposed buildings works in accordance with BO;

(ii) for UBW erected on leased land, enforcement action may be taken by BD to
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effect their removal in accordance with the prevailing enforcement policy
against UBW as and when necessary. The granting of any planning approval
should not be construed as an acceptance of any existing building works or
UBW on the Site under BO;

(iii) the Site shall be provided with means of obtaining access thereto from a street
and emergency vehicular access in accordance with Regulations 5 and 41D of
B(P)R respectively;

(iv) the Site does not abut on a specified street of not less than 4.5m wide and its
permitted development intensity shall be determined under Regulation 19(3)
of B(P)R at building plan submission stage;

(v) if the applicant applies for GFA concession under PNAP APP-151, compliance
with the Sustainable Building Design Guidelines on building separation,
building setback and site coverage of greenery in PNAP APP-152, where
applicable, is required;

(vi) if the modular construction is adopted for construction of the Site, the
applicant’s attention is drawn to the PNAP ADV-36 on Modular Integrated
Construction;

(vii) the Site is located at Schedule Area No. 2 and/or No. 3 where approval and
consent to the Ground Investigation Works are required.  The applicant’s
attention is drawn to PNAP APP-24 and APP-61 where applicable; and

(viii) detailed checking under BO will be carried out at the building plan submission
stage;

(i) to note the comments of the Chief Engineer/Construction, Water Supplies Department
(CE/C, WSD) that:

(i) existing water mains will be affected. The cost of any necessary diversion
shall be borne by the proposed development;

(ii) in case it is not feasible to divert the affected water mains, a waterworks
reserve (WWR) within 1.5m from the centreline of the water mains shall be
provided to WSD.  No structure shall be built or materials stored within this
WWR.  Free access shall be made available at all times for staff of the
Director of Water Supplies or their contractor to carry out construction,
inspection, operation, maintenance and repair works;

(iii) no trees or shrubs with penetrating roots may be planted within WWR or in
the vicinity of the water mains shown; and

(iv) the Government shall not be liable to any damage whatsoever and howsoever
caused arising from burst or leakage of the public water mains within and in
close vicinity of the Site; and

(j) to note the comments of the Director of Electrical and Mechanical Services (DEMS)
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that in the interests of public safety and ensuring the continuity of electricity supply,
the parties concerned with planning, designing, organising and supervising any
activity near the underground cable or overhead line under the mentioned application
should approach the electricity supplier (i.e. CLP Power) for the requisition of cable
plans (and overhead line alignment drawings, where applicable) to find out whether
there is any underground cable and/or overhead line within and/or in the vicinity of
the concerned site.  They should also be reminded to observe the Electricity Supply
Lines (Protection) Regulation and the “Code of Practice on Working near Electricity
Supply Lines” established under the Regulation when carrying out works in the
vicinity of the electricity supply lines.
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