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Comments issued by Mr. Aaron LEUNG/ Planning Department on 4 August 2022 

Noise 

1. RtC item 2 

 

Please review if the 1.2m height of the noise assessment points 

would be more appropriate for traffic noise impact assessment. 

Otherwise, please make the justification for 1.5m height for the 

noise assessment point and spell out such explanation in the main 

text for the proper record. 

Openable windows (except full-height windows) are 1.15 m above floor 

slab, if noise assessment points are set to be at 1.2 m height, they will be 

at the bottom edge of window and not representative of the noise level at 

opening. Therefore, it is more appropriate to set at 1.5 m height such that 

the assessment points are approximately at the mid-point of openable 

window. 

 

Section 2.2.2 has been updated accordingly in the revised Traffic Noise 

Impact Assessment Report.  
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2. RtC item 6 and 

S.4.1.3 

Noting that an architectural fin is proposed to mitigate traffic 

noise impact, please provide more information of the architectural 

fin at NSR W5A on the 1st floor of House 3, such as the location 

and length, etc. for checking.  Please also mark the location of the 

architectural fin in one of the figures. 

The location of the architectural fin is shown in the 3D model in Figure 

3, as well as the architectural plans in Appendix 1.  Section 4.1.3 has 

also been amended in the revised Traffic Noise Impact Assessment 

Report to include more details. 

3. RtC item 8 The background noise level is lower than ANL. Please review if 

the background noise level would be more appropriate for the 

fixed noise criterion. 

Noted.  The background noise level (represented by the value L90 

measured on site) has been adopted as the fixed noise criterion in the 

revised Industrial Environmental Review Report.  Sections 4.1.4, 4.3.1, 

1.15m 
1.5m 
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and 5.1.1 have been amended accordingly in the revised Industrial 

Environmental Review Report. 

4. S2.4.4, S4.1.2 Please confirm the proposed omitted window facing Tai Tong 

Road is not a prescribed window for ventilation. 
Section 2.4.4 and Section 4.1.2 have been amended accordingly in the 

revised Traffic Noise Impact Assessment Report. 

5. S.3.3.1 The last sentence seems to be irrelevant in this case as neither 

75kph road nor road with pervious road surface is found in the 

noise model.  Please remove it to avoid confusion. 

Noted.  Section 3.3.1 has been amended accordingly in the revised 

Traffic Noise Impact Assessment Report. 

6. S4.1.4, S5.1.3 Please revise the last sentence to read that there should be no 

residual noise impact since all the noise assessment points comply 

with the HKPSG noise standard. 

The last sentences in Section 4.1.4 and Section 5.1.3 have been amended 

accordingly in the revised Traffic Noise Impact Assessment Report.  

Air Quality 

7. Section 3.2.3 Please rectify the typo “…summarized in Error! Reference source 

not found.” in line 4. 

Noted.  The last sentence of Section 3.2.3 in the revised Environmental 

Review Report – Air Quality has been amended as: “The minimum 

buffer distances of roads/ highways are summarized in Table 3.2 (Ref.: 

Table 3.1. Chapter 9, HKPSG).” 

8.  Section 3.3.2 Exhaust emission from construction plant and equipment would 

be potential air quality emission source during construction phase. 

Please supplement in Section 3.3.2. 

The following bullet point has been inserted in Section 3.3.2 of the 

revised Environmental Review Report – Air Quality: 

“Exhaust emission from construction plant and equipment.” 

9. Section 3.3.4 Please include the Road link G in NIA as one of the vehicular 

emission sources in the section. Please also clarify if there are 

local access roads at the immediate north and south of the 

proposed development. If positive, please address if sufficient 

buffer distances are allowed. Similar amendment should be 

applied to Section 3.7.1. 

Road link G has been included in Section 3.3.4 of the revised 

Environmental Review Report - Air Quality. There is no access road at 

the immediate north of the proposed development; only a footpath 

serving the village houses to the west of the site was observed during the 

site visits on 17 August 2021 and 8 August 2022.  The private access 

road of the Proposed Development will connect with Road Link G to the 

south of the Site (Figure 3.3).  Evaluation of the potential air quality 

impact due to road traffic is presented in Sections 3.7.2 to 3.7.6 of the 
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revised Environmental Review Report - Air Quality. 

10. Table 3.3 The value of 36th Max 24-hour PM2.5 of Year 2016 should be 42 

ug/m3. Please check and rectify. 

Noted.  Table 3.3 has been amended accordingly in the revised 

Environmental Review Report – Air Quality. 

11. Section 3.4.3 Please rectify the typo ‘From desk research…” in line 1. Noted.  The first sentence in Section 3.4.3 of the revised Environmental 

Review Report – Air Quality has been amended as: 

“From desk top research and the site surveys carried out on 17 August 

2021 and 8 August 2022, no chimneys were identified within 200 m 

from the site boundary of the Proposed Development (Figure 3.1).”  

12. Section 3.6.3 Please justify why the number and operation hours of construction 

engines during construction phase would be limited. 

Section 3.6.3, which is renumbered as Section 3.6.4 in the revised 

Environmental Review Report – Air Quality, has been revised as 

follows: 

“Under the control of the Air Pollution Control (Smoke) Regulation, Air 

Pollution Control (Fuel Restriction) Regulation and Air Pollution 

Control (Non-road Mobile Machinery) (Emission) Regulation, and good 

site practice such as to limit number of engines operated at the same time 

and arrangement of operation hours during the construction phase with a 

view to avoiding excessive construction noise from the construction site 

etc., the air quality impact from the diesel powered engines on-site is 

considered acceptable.” 

13. Section 3.6.4 Since some ASRs are found to be in close proximity of the site 

boundary (< 10 m), additional mitigation measures such as 

erection of higher hoarding and relocation of dusty activities away 

from the nearest ASRs shall be considered. In addition, it is also 

recommended that electric power supply shall be provided for on-

site machinery as far as practicable to minimize aerial emissions. 

The first bullet point in Section 3.6.5 of the revised Environmental 

Review Report – Air Quality has been amended as: 

• Erection of higher hoarding of not less than 2.4 m high from ground 

level along the site boundary. 

 

Some additional bullet points have also been added: 

• Electric power supply shall be provided for on-site machinery as far 



Planning Application No. A/YL-TT/548 
Tai Tong Road S16 Environmental Review 

 

SUMMARY OF RESPONSE TO COMMENTS 
Page 5 of 9 

Issue Date:  5 September 2022 

Submission Titles:  

(i) Traffic Noise Impact Assessment Report (Revision 2) 

(ii) Environmental Review Report – Air Quality (Revision 1) 

(iii) Environmental Review Report – Water Quality and 

Sewerage and Sewage Treatment Implications (Revision 1) 

Reviewer:  

Planning Department/ Environmental 

Protection Department 

COMMENT ITEM 
REF. 

EPD’S COMMENT ASCL’S RESPONSE 

 

as practicable to minimize air pollutant emission; 

• Dusty activities shall be located as far as practicable from the nearest 

air sensitive receivers (such as A6, A7, A9, A10 and A11); and 

• Limit the speed of vehicles that are moving in the construction site. 

14. Section 3.6.5 (a) Please provide the scale of the dusty activities including site 

formation and excavation areas, amount of excavated materials 

to be handled and no. of dump trucks on the site per time, etc. 

to justify that the dust impact would not be adverse with 

implementation of control measures. 

Noted.  The following paragraph will be inserted after Section 3.6.1 in 

the revised Environmental Review Report – Air Quality: 

“With three houses, a private access road, and areas of landscaping and 

service on site, a total area of about 1,694 m2 would be excavated, 

generating a total quantity of about 1,844 m3 of excavated materials.  

Assuming the capacity of each truck is 7.5 m3, the total number of truck 

load required would be about 246.  For excavation over 60 days, the 

average trunk load per day would be about 4 trucks per day.  During the 

height of excavation activity, there would be no more than 10 truck loads 

per day.” 

 (b) Please clarify whether there are any concurrent projects in the 

surrounding area and cumulative air quality impact shall be 

assessed. 

The following paragraphs have been inserted at the end of Section 3.6 of 

the revised Environmental Review Report – Air Quality: 

Potential Cumulative Impact with Concurrent Projects 

During the site visit on 8 August 2022, two on site building works were 

found ongoing at Tai Tong Road opposite to the Ex-Shung Ching Public 

School and at Avenue Garden of 157 Shung Ching San Tsuen.  These 

sites are located about 85 m north north-east and 170 m north of the 

Proposed Development, respectively.  No dust nuisance was observed 

during the site inspection.  It is anticipated that major works at these 

sites will be completed by the time when the construction of the 

Proposed Development begins.  Thus, there would not be any adverse 

cumulative impact upon the sensitive receivers nearby. 

It is known that a residential development comprising a three-storey 
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house is proposed at Lot 5288 in DD 116, Tai Tong Road, which is 

about 110 m north of the Proposed Development.  Planning application 

(No. A/YL-TT/545) was received by the Town Planning Board (TPB) on 

28 March 2022.  However, according to the information provided in the 

TPB’s web site of Statutory Planning Portal 2, the application has been 

withdrawn by the applicant.  No information about the construction 

programme of the residential development is available for cumulative air 

quality impact assessment. 

No other potential concurrent projects near the Proposed Development 

are identified.   

15. Section 3.7.1 Please be reminded that it should be the responsibility of the 

applicant and their consultants to ensure the validity of the 

chimney data by their own site surveys. Should the information of 

industrial chimneys be subsequently found to be incorrect, the 

assessment result as presented in the planning application would 

be invalidated. 

Noted.  An additional site survey was conducted over the area within 

200 m from the site boundary of the Proposed Development on 8 August 

2022.  No chimneys were identified during the survey. 

16. Section 3.7.2 (a) Please list out all nearby access roads including Tai Tong 

Road, Road link G in NIA and other local access roads and 

their road types (with TD’s endorsement or other justification) 

in the section. 

Table 3.5 that lists out all nearby access roads has been inserted in the 

revised Environmental Review Report – Air Quality.  Appendix 3.1 of 

the revised Report provides the correspondence between the Consultants 

and the TD. 

 (b) Other than the proposed houses, please confirm and state 

clearly in the text that no air-sensitive uses, including fresh air 

intake of ventilation system, openable windows and active 

recreational uses in open space should be located within the 

buffer zones. 

Noted.  As indicated in Figure 3.3 in the revised Environmental Review 

Report – Air Quality, no air-sensitive uses including openable window, 

fresh air intake and recreational use in the open space will be within the 

buffer zone. 

17. Section 3.7.3 (a) Please clarify if the wording “retail stores” should be revised 

as “a retail store” since there are discrepancies found between 

Noted.  The words “retail stores” should be amended as “a retail store”.  

Sections 2.1.3, 3.7.7, Figures 2.2 and 3.2 of the revised Environmental 
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Section 2.1.3, 3.7.3, Figure 2.2 and 3.2. Please also 

incorporate R-t-C 12 in this section to specify the meaning of 

finished materials. 

Review Report – Air Quality have been amended accordingly.  The 

meaning of finished materials has also been provided in Section 2.1.3. 

 (b) Other than the paper collection centre and retail stores of 

finished materials, please clarify if there is any other air and 

odour emission sources (e.g. any emissions from the structures 

located close to the southern part of the proposed development 

and refuse collection point near the paper collection centre) 

within 200m from the project site boundary and address the 

potential impact on the proposed development (if any) in this 

section. 

Although a refuse collection point (RCP) was found at about 130 m 

south of the Site, odour was only perceived at areas abutting the RCP 

during the site visits.  No other odour emission sources were observed 

near the Proposed Development during the site visits. 

Text in Section 3.7.7 of the revised Environmental Review Report – Air 

Quality has also been amended accordingly. 

18. Section 3.8.2 Please revise “between the proposed houses” as “between any air-

sensitive uses of the proposed development” in line 4. 

Text has been revised accordingly. 

19. Figure 3.2 Please clarify if there is any closer ASRs from the site boundary 

since there are some structures located close to the southern part 

of the proposed development and supplement (if any) in Table 3.4 

and Figure 3.2. 

Table 3.4 and Figure 3.2 in the revised Environmental Review Report – 

Air Quality have been updated to include the village houses to the south 

of the Proposed Development (i.e. 179 Shung Ching San Tsuen and 181 

Shung Ching San Tsuen). 

20. Figure 3.3a (a) Please show the buffer zones from all nearby access roads 

including Tai Tong Road, Road link G in NIA and other local 

access roads along the site boundary in Figure 3.3a for clarity. 

The buffer zones for Tai Tong Road and Road Link G have been 

included in Figure 3.3 in the revised Environmental Review Report – Air 

Quality.  (Although Road Link G (that connects to Shui Tsiu San Tsuen 

Road) is not classified by the TD and only occasional traffic flow was 

observed, a 10 m buffer zone is also drawn for this road to demonstrate 

the compliance of the HKPSG.) 

 (b) Please provide a remark in Figure 3.3a to state clearly that no 

air-sensitive uses including openable window, fresh air intake 

and recreational use in the open space is allowed within the 

buffer zone. 

A remark of “No air-sensitive uses including openable window, fresh air 

intake and recreational use in the open space is allowed within the buffer 

zone” has been included in Figure 3.3. 
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Water Quality 

21. S.3.2.1 & 

s.3.2.6 

Please review whether the subject site is within Wetland 

Buffer/Conservation Area as stipulated in TPB PG No.12C or 

within an area where 'no-net-increase in pollution load' is required 

in the OZP explanatory statement. Otherwise, please review if 'no-

net-increase in pollution load' is really proposed where pollution 

credit shall be identified. 

Following review of the TPB PG No. 12C, it is confirmed that the 

subject site is not within Wetland Buffer/ Conservation Area as 

stipulated.  “No-net-increase in pollution load” is not required in the 

Explanatory Statement of the Approved Tai Tong OZP No. S/YL-TT/18, 

which covers the site of the Proposed Development.  The Environmental 

Review Report - Water Quality and Sewerage and Sewage Treatment 

Implications has been revised to remove the irrelevant content. 

 

22. S.3.5.1 Noted that s.3.5.1 mentioned that release of any bentonites slurries 

is one of the source of pollution, please briefly elaborate on the 

mitigation measures to the source of pollution. 

In the revised Environmental Review Report - Water Quality and 

Sewerage and Sewage Treatment Implications, the following sentence 

has been inserted after the first sentence of S3.5.3: 

“All the excess bentonite slurries should be collected and transferred by 

the Contractor to the Tseung Kwan O Area 137 Fill Bank, which is 

designated as the public fill reception facility for transferring slurry and 

bentonite.” 

23. S.3.6.1 If Septic Tank and Soakaway System would be used, please 

follow requirements stated in ProPECC PN 5/93 “Drainage Plans 

subject to Comment by the Environmental Protection 

Department”, such as clearance distance and percolation test, and 

duly certified by an Authorised Person. 

The last sentence of S3.6.1 has been revised in the Environmental 

Review Report - Water Quality and Sewerage and Sewage Treatment 

Implications as: 

“Septic tank and soakaway design should meet the minimum 

requirements given in Appendix D of ProPECC PN 5/93.  Drainage plan 

submissions should include percolation test results and detailed design 

calculation.  The estimation of sewage generation is presented in Section 

4.” 

24. S.3.6.2 Relevant best practices and recommendations as stated in 

ProPECC PN 5/93 shall be followed. 

The following sentence has been included at the end of S3.6.2 in the 

Environmental Review Report - Water Quality and Sewerage and 
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Sewage Treatment Implications: 

“Best practices and recommendations in discharge to storm drains as 

presented in ProPECC PN 5/93 shall be followed.” 

25. S4.4.1 Noted from the industrial environmental review report that floor 

plan shown that there would be 1 master room, 2 bedrooms, and 1 

maid room. Please review whether the population in each house 

would be 4. 

As advised by the Architect of the Proposed Development, each house is 

designed to accommodate at least four people.  Assuming that there is 

one maid employed in each household, the total population in each 

household is, hence, five people. 

The remark under Table 4.1 of the revised Environmental Review 

Report - Water Quality and Sewerage and Sewage Treatment 

Implications has been amended accordingly. 

26. S.4.5.2, bullet 7 Please review whether the sentence is completed. Bullet 7 in S4.5.2 in the revised Environmental Review Report - Water 

Quality and Sewerage and Sewage Treatment Implications has been 

amended as: 

“The septic tank shall be leak-proof to prevent any potential surface 

water and groundwater contamination prior to treatment;” 

27. Sewerage For single family house, it is suggested to use a UFF of 0.37 

instead of 0.27 to estimate the sewage generation. 

S4.4 in the revised Environmental Review Report - Water Quality and 

Sewerage and Sewage Treatment Implications has been amended 

accordingly. 

 

End 
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Previous Application covering the Application Site 

 

Approved Application 

 
Application 

No. 
Proposed Development 

Date of 
Consideration 

(RNTPC) 

Approval 
Condition(s) 

1 A/YL-TT/284 Proposed Houses 21.9.2012 (1), (2) (1), (2), (3), 
(4) 

(1) Application for extension of time for commencement of the development up to 21.9.2020 was approved by the Director of 
Planning (D of Plan) under delegated authority of the Town Planning Board (the Board) on 19.9.2016. 

(2) Application for design-related Class B amendments to the approved scheme was approved by the D of Plan under the 
delegated authority of the Board on 19.1.2018. 

 

Approval Conditions: 

(1) Submission and implementation of landscape and tree preservation proposal. 
(2) Submission and implementation of drainage proposal. 
(3) Design and provision of environmental mitigation measures. 
(4) Design and provision of water supply for firefighting and fire service installations. 
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Similar Application within/straddling the Subject “R(D)” Zone on the Tai Tong OZP 
 
 

Approved Application 
 

  
Application No. 

 

 
Proposed Use/Development 

 
Date of Consideration 

(RNTPC) 
 

 
Approval 

Conditions 
 

1 A/YL-TT/273* Proposed Houses and Minor 
Relaxation of Building Height 
Restriction 

17.6.2011 (1), (2), (3), 
(4) 

*Straddling the adjacent “Village Type Development” zone. 
 
 
Approval Condition(s): 
(1) Submission and implementation of vehicular access arrangement proposal. 
(2) Submission and implementation of drainage proposal. 
(3) Submission and implementation of tree preservation and landscape proposals. 
(4) Submission and implementation of water supplies for firefighting and fire service installations 

proposals. 
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Advisory Clauses 
 
(a) the planning permission is given to the development/uses under application.  It does not 

condone any other development/use (i.e. open storage of construction machinery and 
materials) which currently exists on the application site (the Site) but not covered by the 
application.  Immediate action should be taken to discontinue such development/use not 
covered by the permission; 
 

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

(i) according to desktop checking, the Site falls within various private lots in D.D. 116.  
The Lots comprise Old Schedule “Agricultural” and “Building” lots held under the 
Block Government Lease.  The actual site area and boundary of the Lots involved will 
be subject to verification upon receipt of land exchange application, if any; and 
   

(ii) land exchange would be required to implement the proposal.  Upon receipt of the land 
exchange application, her department will consider the application in its private capacity 
as landlord and there is no guarantee that the land exchange for the proposed 
development will be approved.  The land exchange, if approved, will be subject to such 
terms and conditions, including payment of premium, administrative fee and other 
applicable fees, to be imposed by her department at her discretion; 

 
(c) to note the comments of the Commissioner for Transport that: 

 
(i) consent of the owners/managing parties of the local track should be obtained for using 

it as the vehicular access to the Site; and 
 

(ii) sufficient space should be provided within the Site for manoeuvring of vehicles.  No 
parking, queuing and reverse movement of vehicles on public road are allowed; 

 
(d) to note the comments of the Chief Highway Engineer/New Territories West, Highways 

Department that: 
 
(i) adequate drainage measures should be provided to prevent surface water running from 

the Site to the nearby public roads and drains; and  
 

(ii) the access road connecting the Site with Tai Tong Road is not and will not be maintained 
by his office.  His office shall not be responsible for maintaining any access connecting 
the Site with Tai Tong Road;  
 

(e)       to note the comments of the Director of Environmental Protection that: 
 

the design and construction of any septic tank and soakaway system shall follow the 
requirements of his department’s Professional Persons Environmental Consultative 
Committee Practice Notes No. 5/93 “Drainage Plans Subject to Comment by the 
Environmental Protection Department” such as clearance distance and percolation test and 
be duly certified by an Authorised Person (AP); 
 

(f) to note the comments of the Chief Engineer/Mainland North, Drainage Services Department 
that: 
 
all the drainage facilities on site should be maintained in good condition and the proposed 
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development shall neither obstruct overland flow nor adversely affect existing natural 
streams, village drains, ditches and the adjacent areas, etc.;  

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

 
detailed fire safety requirements will be formulated upon receipt of formal submission of 
general building plans.  The requirements of emergency vehicular access (EVA) as stipulated 
in Section 6, Part D of the Code of Practice for Fire Safety in Buildings 2011, which is 
administered by the Buildings Department (BD), should be observed;  
 

(h) to note the comments of the Chief Building Surveyor/New Territories West, BD that: 
 
(i) if the existing structures (not being a New Territories Exempted House) are erected on 

leased land without approval of the Building Authority (BA), they are unauthorised 
building works (UBW) under the Buildings Ordinance (BO) and should not be 
designated for any proposed use under the application; 

 
(ii) for UBW erected on leased land, enforcement action may be taken by BD to 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 the BO; 

 
(iii) before any new building works (including containers/open sheds as temporary 

buildings, demolition and land filling, etc.) are to be carried out on the Site, prior 
approval and consent of the BA should be obtained, otherwise they are UBW.  An AP 
should be appointed as the co-ordinator for the proposed building works in accordance 
with the BO; 

 
(iv) the Site shall be provided with means of obtaining access thereto from a street and 

EVA in accordance with Regulations 5 and 41D of the Building (Planning) 
Regulations (B(P)R) respectively; 

 
(v) 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 the B(P)R at the 
building plan submission stage; 

 
(vi) any temporary shelters or converted containers for office, storage, washroom or other 

uses considered as temporary buildings are subject to the control of Part VII of the 
B(P)R; 

 
(vii) for features applied to be excluded from the calculation of the total gross floor area, it 

shall be subject to compliance with the requirements laid down in the relevant Joint 
Practice Notes and Practice Notes for Authorised Persons, Registered Structural 
Engineers and Registered Geotechnical Engineers (PNAP), such as the requirements 
of building set back, building separation and site coverage of greenery as stipulated in 
PNAP APP-152 if applicable; and 

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


