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LLA CONSULTANCY LIMITED 
顧問有限公司

Traffic Engineers and Planners 交通工程及規劃

3 August 2023 

Our Ref: 40785/L47562/SLN/amw 
Your Ref: (KN5T5) in TD NR157/161/YLDD-128 

Transport Department 
NT Regional Office 
Traffic Engineering (NTW) Division 
North West Section 
7/F, Mongkok Government Offices, 
30 Luen Wan Street, Mongkok , Kowloon 

Attn: Mr. MA Yik Kau Victor 

Dear Mr. MA, 

ct). 
Certificate No.: FS 79326 

ISO 9001:2015 

By Email and By Post 

Section 16 Application for Proposed House Development and Excavation of Land in 
"Residential (Group D)" Zone at Lot 182 S.B in D.D. 128, Ha Tsuen, Yuen Long, New Territories 
- 2039 Traffic Forecast for Environmental Assessment 

We refer to your letter (Ref: (KN5T5) in TD NR157/161/YLDD-128) dated 7 June 2023 

Please be informed that the 2019-based BDTM is also obtained to forecast the 2039 traffic flows and 
the results are shown in the following table: 

2039 Projected Traffic Flows (veh/hr) 

Location 2016-Based BDTM 2019-Based BDTM 

AM PM AM PM 

Deep Bay Road EB 350 400 350 400 

Deep Bay Road WB 400 400 300 300 

Kai Pak Ling Road EB 50 50 50 50 

Kai Pak Ling Road WB 50 50 50 50 

As compared the traffic forecast results generated from the 2016-Based and the 2019-Based BDTMs , 
it was observed that the traffic forecast results in the 2016-Based BDTM produced more conservative 
numbers (higher traffic flows) and therefore, was continued to be adopted in the environmental 
assessment. At the same time, that there is no major planned development within 300m radius from 
the Site as checked in the public domain . 

We would be pleased to have your further comment on the above traffic forecast. Should you have 
any queries, please feel free to contact the undersigned at 2831-9191 . 
Yours faithfully, 

尸汽
SL Ng 

Managing Director : Wilkie Lam BSc, MSc, CEng, MICE, MHKIE, MCIT Director : S.L. Ng B Eng (Hons/, MSc, MICE, MHKIE Director : Richard F. Di Bona BA(Hons), MSc, CMILT. MIHT 
董事總經理 林振海 董事吳小龍

香港辦事處 Hong Kong Office : 
Unit 610, 6/F., Island Place Tower, 510 King's Road, North Point, Hong Kong 
香港北角英 皇 道 510 號港運大廈 6 樓 610 室
Tel 電話： (852) 2831 9191 Fax 傳真： (852) 2831 0003 E-mail 電郵 lla@lla.com.hk

董事 狄保華

上海分公司： 里里通 （上海） 交通工程咨詢有限公司

上海市靈山路958號11 號樓408室

電話： (86) 21 - 3362 6611 

電郵: lla@llashanghai.com.cn 

郵編： 200135 
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By Fax and by Post 
2831 0003 

記巴?.巴~
本著櫺寀 OurR<f. : (KNN4A) in TO NRl57/161/YLDD-128 
來函檔號 Your Ref, : 40785/L47562/SLN/amw 
電話 Toi. : 2399 2422 
幽文侮耳 F叭 : 2381 3799 
霓郵 Em叫 ykrna@td.gov.hk 

9 August 2023 

LLA Consultancy Limited 
Unit 610, 6/F, Island Place Tower, 
510 King's Road, 
North Point, 
Hong Kong 
(Attn: Mr. S LNG) 

Dear Mr. NG; 

Section 16 Application for Proposed House Development and Excavation 
of Land in "Residential (Group 0)" Zone at Lot 182 $.Bin D.D. 128, Ha 

Tsucn, Yuen Long, New Territories -
2國 Traffic Forecas_t_fo_r_E_nyi_r_Qnmental Assessment 

I refer to your above-referenced letter regarding the captioned submission. 

Please be advised that we have no further comment on the submission from traffic 
engineering perspective. 

As a remark, please be reminded to consult PlanD and CEDD to take into account the 
latest pl皿ning assumptions and road network in HSK/HT NOA and the concerned area in 
your assessment. 

c.c. 
PlanD 
CEDD 

Yo面s faithfully, 

ictorMA) 
for Commissioner for Transpo辶／

新界分區辦亭處
NTRegio皿!Offi心

九塊聯運街三十號旺角政府合著七樓

F邸； 2489 9711 
Fax: 2693 2918 

71h Floor, Mo邙 Kok Government Offices, 30 Lucn W皿 Street, Kowloon. 
圖文偉宴 F邛 No.: 2381 3799 (新界因 (NTRO)

網址 Web Site: hnp:l/www.td.gov.hk 

TOTAL P.001 
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	1 Introduction
	1.1 The Application
	1.1.1 Pursuant to section 16 of the Town Planning Ordinance (Cap. 131), this Planning Statement is submitted to the Town Planning Board (“TPB / the Board”) in support of this planning application for Proposed House Development and Excavation of Land (...
	1.1.2 The Application Site is zoned “Residential (Group D)” (“R(D)”) on the Approved Ha Tsuen Fringe Outline Zoning Plan No. S/YL-HTF/12 (“the OZP”). According to the Notes of the OZP, the planning intention of “R(D)” zone is “intended primarily for i...
	1.1.3 ‘House (not elsewhere specified)’ is a Column 2 use which may be permitted with or without conditions on application to the Board. The Application Site is subject to a maximum plot ratio (“PR”) of 0.2 and a maximum building height (“BH”) of 2 st...
	1.1.4 According to the Notes of the OZP, any filling of pond or excavation of land, including that to effect a change of use to any of those specified in Columns 1 and 2 above or the uses or developments always permitted under the covering Notes (exce...
	1.1.5 In view of the above, this application is submitted for the consideration of the Board.

	1.2 Structure of the Planning Statement
	1.2.1 Chapter 1 is the introduction outlining the purpose of this application and provide background information. Chapter 2 gives background details of the Application Site in terms of the current land-use characteristics and the surrounding developme...


	2 The Application Site and Surroundings
	2.1 Current Condition and Surrounding Context of the Application Site
	2.1.1 The Application Site, covering a total site area of about 2,550 m2 according to the Topographic Survey conducted by registered land surveyor (Annex 3 refers), is located at the southern fringe of Lau Fau Shan, to the Northwest of Fung Kong Tsuen...
	2.1.2 The Application Site is partially used as a temporary recyclable collection centre for metal, with a valid planning permission granted by the Board on 18.12.2020 (Application No. A/YL-HTF/1109). Under the application, some temporary structures o...
	Figure 2.1: Location Plan
	(Source: GeoInfo Map)

	2.2 Surrounding Land-use Characteristics
	2.2.1 The Site is situated in a rural setting within Ha Tsuen, Yuen Long. Some fallow land, temporary structures for warehouse/storage uses and low-rise structures can be found along the access road to/from the Application Site as shown on the site ph...
	2.2.2 Open storage yards for recycling materials, warehouse and construction materials can be found to the east, south and west of the Site. A recyclable collection centre is located to the south of the Site. Vacant land, shrubland and recyclables col...

	2.3 Site Accessibility
	2.3.1 The Application Site is accessible via a local track to Fung Kong Tsuen Road which branched off from Ping Ha Road connecting to/from the inner Yuen Long and Tuen Mun as shown on Figure 2.2.
	Figure 2.2: Site Accessibility from Fung Kong Tsuen Road
	(Source: GeoInfo Map)
	2.3.2 In terms of public transport, the Application Site is served by Light Rail Feeder Bus K65 at Ping Ha Road, operating between Yuen Long Railway Station and Lau Fau Shan. There are also multiple minibus routes, i.e. 33, 34, 35 and 618, serving Yue...
	Figure 2.3: Site Accessibility by Public Transport
	(Source: GeoInfo Map)

	2.4 Site of Archaeological Interest – Hang Hau Tsuen (AL40)
	2.4.1 The Application Site falls within the Hang Hau Tsuen Site of Archaeological Interest (“SAI”). A relevant Archaeological Field Survey Report0F  (“AFSR”) was conducted in 2016 under an Environmental Impact Assessment for the construction and opera...
	2.4.2 According to the AFSR, the Application Site had been surveyed under AL40, the conducted archaeological works did not identify any sign of archaeological remains within the boundary of AL40. Results of the archaeological works concluded that no a...

	2.5 Land Status
	2.5.1 The whole Application Site falls within private lot 182 S.B in D.D. 128, Ha Tsuen, Yuen Long, as shown on Figure 2.4. The Site is solely owned by the Applicant.
	Figure 2.4: Lot Index Plan
	(Source: Lands Department)


	3 PLANNING CONTEXT
	3.1 Statutory Context
	3.1.1 The Application Site is zoned “Residential (Group D)” (“R(D)”) zone on the Approved Ha Tsuen Fringe Outline Zoning Plan No. S/YL-HTF/12 (“the OZP”). According to the Notes of the OZP, the planning intention of “R(D)” zone is “intended primarily ...
	3.1.2 In addition, according to the Notes of the OZP, “any filling of pond or excavation of land, including that to effect a change of use to any of those specified in Columns 1 and 2 above or the uses or developments always permitted under the coveri...
	3.1.3 ‘House (not elsewhere specified)’ is a Column 2 use which may be permitted with or without conditions on application to the Board. The Application site is subject to a maximum PR of 0.2 and a maximum BH of 2 storeys (6m).
	Figure 3.1: Extract of Approved S/YL-HTF/12 OZP
	(Source: Statutory Planning Portal)

	3.2 Similar and Previous Approved Planning Applications
	3.2.1 The Application Site formed part of 2 previously approved planning applications for a proposed temporary recyclable collection centre, and 1 similar planning application for residential development in the same “R(D)” zone, details tabulated in T...


	4 The Development proposal
	4.1 Proposed Development Scheme
	4.1.1 The Application Site covers a site area of about 2,550m2. The Proposed Development comprises of a 1-storey building. The domestic gross floor area (“GFA”) is about 508m2; The proposed PR of 0.2 and BH of 2 storeys (about 5.4m) comply with the PR...

	4.2 Proposed Excavation of Land
	4.2.1 The Site is currently sloping from North to South at +20.36mPD to +17.81mPD according to the Topographic Survey (Annex 3 refers). The proposed excavation of land serves for site formation works for the proposed house and a swimming pool designed...
	4.2.2 The proposed excavation of land includes an area of about 2,550m2; the depth of excavation is not more than 2m; the volume for excavation is about 5,099.0m3.
	4.2.3 The proposed excavation is of a minimal scale and will not involve extensive clearance of existing natural vegetation, affect the existing natural landscape, or cause any adverse impact on the surrounding environment.

	4.3 Technical Considerations
	Traffic Considerations
	4.3.1 Since the Proposed Development involves only one residential unit, the traffic generation/attraction rates resulting from the Proposed Development shall be deemed negligible demonstrated on the Traffic Review Report (Annex 4 refers). The provisi...
	4.3.2 As the existing local track will remain to be the vehicular access to/from the Application Site. The Applicant had obtained consent of the owners of Lots 182 S.A ss1, 182 S.A ss2 and 184 in D.D. 128 for using the existing local track, which fall...
	Drainage Considerations
	4.3.3 A Drainage Impact Assessment (“DIA”) has been conducted to assess the potential drainage impacts caused by the proposed development and to recommend mitigation measures to alleviate the potential impacts (Annex 5 refers). Despite the Site is not...
	4.3.4 The DIA has demonstrated that the U-channel is able to catch all runoff from the Site and identified catchments. Furthermore, drainage analysis of the DIA has demonstrated that the Proposed Development would not cause adverse drainage impacts no...
	Sewerage Considerations
	4.3.5 A Sewerage Impact Assessment (“SIA”) has been conducted to assess the potential sewerage impact arising from the proposed development and recommend mitigation measures to alleviate the potential impacts (Annex 6 refers). As the Site is not serve...
	4.3.6 The installation of STP and STS will be properly sited, designed, constructed and operated and maintained in accordance with the “Guidance Notes on Discharges from Village Houses” and “Drainage Plans subject to Comment by the Environmental Prote...

	4.4 Environmental Considerations
	4.4.1 An Environmental Assessment (“EA”) has been conducted to predict and assess the potential air quality, noise and water quality impacts generated upon the Development with waste management mitigation measures proposed.
	Air Quality
	4.4.2 An Air Quality Impact Assessment (“AQIA”) was carried out to assess the potential air quality impact arising from the proposed development during construction and operation phase with the assessment area 300m from the Application Site (Annex 7 r...
	4.4.3 Potential air quality impact is mainly from the fugitive dust and smoke emission during the construction stage. As the Proposed Development is proposed for residential use, no air pollutants emission is expected during operation phase.
	4.4.4 Proper mitigation measures including compliance of requirements listed in the Schedule of the Air Pollution Control (Construction Dust) Regulation, Air Pollution Control (Smoke) Regulation and Air Pollution Control (Non-road Mobile Machinery) (“...
	Noise
	4.4.5 A Noise Impact Assessment (“NIA”) was carried out to assess the potential noise impact arising from the proposed development during construction and operation phase from the Application Site (Annex 7 refers). The assessment is based on the preva...
	4.4.6 During the construction phase, it is anticipated that general construction works with the use of powered mechanical equipment (“PME”) shall be the primary noise source from the Site. Noise mitigation measures are proposed with reference to the P...
	Water Quality
	4.4.7 The EA addresses the potential sources of water quality impacts associated with the construction and operation phases of the Proposed Development with reference to the Water Pollution Control Ordinance (“WPCO”) and its Technical Memorandum. A wa...
	4.4.8 During construction phase, the drainage and sewage generated from construction activities will be managed with water pollution control measures. The effluent discharge shall be in compliance with the discharge license requirements and the Techni...
	Waste Management
	4.4.9 The EA identifies the types of wastes that are likely to be generated during the construction and operation phases and evaluates the associated waste management implicants from the identified waste types. Waste Disposal Ordinance and relevant wa...
	4.4.10 During the construction phase, the Construction and Demolition (”C&D”) materials, chemical waste and general refuse generated during the course of the works shall be sorted and disposed according to the Land (Miscellaneous Provisions) Ordinance...
	4.4.11 During the operation phase, general refuse generated from residents of the Proposed Development will be collected at the refuse collection point within the Site for further collection. The management practice will comply with statutory requirem...

	4.5 Open Space and Landscape Aspects
	4.5.1 The Proposed Development will provide not less than 1,960m2 open space for leisure and activities. The Proposed Development does not involve any tree felling as there are no trees found at the Site. Upon completion of the proposed house, greener...


	5 Planning Justifications
	5.1 Wholly In Line with the Planning Intentions of R(D) Zone
	5.1.1 As stipulated in the Notes of the OZP, the Application Site falls within an area designated “R(D)” Zone of which the planning intention is “primarily for improvement and upgrading of existing temporary structures within the rural areas through r...
	5.1.2 The Proposed Development conforms with the development restrictions of the subject “R(D)” under the prevailing OZP, i.e. maximum PR of 0.2 and maximum BH of 2 storeys (6m). The Proposed Development is therefore in line with the intensity and bui...

	5.2 Opportunity to Phase Out Non-Conforming Uses in R(D) Zone
	5.2.1 Although the “R(D)” zone is primarily intended for low-rise, low density residential developments, the Application Site is currently sitting in an intermix of fallow land, open storage yards and temporary structures.
	5.2.2 To respect the planning intention of “R(D)” zone, the temporary recyclable collection centre would be replaced upon approval and completion of the Proposed Development in support of the low-rise, low-density residential developments. This presen...

	5.3 Not Incompatible with The Surrounding Rural Setting
	5.3.1 The Proposed Development is a low-rise, low-density residential development with the maximum building height not more than about 6m which is considered compatible with its surrounding rural township environment. The proposed development intensit...
	5.3.2 Opportunity have also been taken to enhance the design of the Proposed Development in various aspects, including adopting a lower site coverage and a more organic building design to soften the edge of the Proposed Development. The incorporation ...

	5.4 Direct Response to the Government’s Housing Policy
	5.4.1 The Proposed Development is in line with government’s policy to provide housing supply as stipulated in the latest Policy Address1F . It has been the Government’s ongoing effort in releasing development potential such that households could meet ...
	5.4.2 The Proposed Development is a direct response to the Government’s housing policy. The Proposed Development will provide additional residential unit to the private housing market, at the same time better utilizing scarce land resources.

	5.5 No Additional Adverse Traffic and Environmental Impacts Anticipated
	5.5.1 The Proposed Development small in development scale with maximum BH not more than6m and maximum PR not more than 0.2. Demonstrated by the TIA, no significant traffic generation is expected from the Proposed Development.
	5.5.2 As the Application Site is currently hard paved without any existing trees, the Proposed Development will not involve extensive clearance of trees, nor existing natural vegetation. Therefore, no additional adverse environmental or landscape impa...
	5.5.3 The proposed excavation of land is of minimal scale and serves the purpose for necessary site formation works. As the Site is currently hard paved without any existing vegetation, no adverse environmental or landscape impacts are anticipated for...
	5.5.4 Drainage and sewerage facilities will be provided to the satisfaction of the relevant Government department(s) by way of approval condition(s), if required. The proposed sewage facilities will be provided in accordance with relevant Government’s...


	6 Conclusion
	6.1.1 This Planning Statement is submitted to the Board in support of the Proposed House and Excavation of Land at Lot 182 S.B in D.D.128, Ha Tsuen, Yuen Long. This Planning Statement has provided background information and planning justifications in ...
	6.1.2 As detailed throughout this Planning Statement, the proposed development is well justified on the grounds that:-
	6.1.3 In view of the above planning justifications in this Planning Statement, we respectfully request the Board Members to give favourable consideration on this planning application.
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	2.1.1 The Application Site, covering a total site area of about 2,550 m2 according to the Topographic Survey conducted by registered land surveyor (Annex 4 refers), is located at the southern fringe of Lau Fau Shan, to the Northwest of Fung Kong Tsuen...
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	2.2.2 Open storage yards for recycling materials, warehouse and construction materials can be found to the east, south and west of the Site. A recyclable collection centre is located to the south of the Site. Vacant land, shrubland and recyclables col...

	2.3 Site Accessibility
	2.3.1 The Application Site is accessible via a local track to Fung Kong Tsuen Road and Kai Pak Ling Road which branched off from Ping Ha Road connecting to/from the inner Yuen Long and Tuen Mun as shown on Figure 2.2.
	Figure 2.2: Site Accessibility from Fung Kong Tsuen Road
	(Source: GeoInfo Map)
	2.3.2 In terms of public transport, the Application Site is served by Light Rail Feeder Bus K65 at Ping Ha Road, operating between Yuen Long Railway Station and Lau Fau Shan. There are also multiple minibus routes, i.e. 33, 34, 35 and 618, serving Yue...
	Figure 2.3: Site Accessibility by Public Transport
	(Source: GeoInfo Map)

	2.4 Site of Archaeological Interest – Hang Hau Tsuen (AL40)
	2.4.1 The Application Site falls within the Hang Hau Tsuen Site of Archaeological Interest (“SAI”). A relevant Archaeological Field Survey Report0F  (“AFSR”) was conducted in 2016 under an Environmental Impact Assessment for the construction and opera...
	2.4.2 According to the AFSR, the Application Site had been surveyed under AL40, the conducted archaeological works did not identify any sign of archaeological remains within the boundary of AL40. Results of the archaeological works concluded that no a...

	2.5 Land Status
	2.5.1 The whole Application Site falls within private lot 182 S.B in D.D. 128, Ha Tsuen, Yuen Long, as shown on Figure 2.4. The Site is solely owned by the Applicant.
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	(Source: Lands Department)


	3 PLANNING CONTEXT
	3.1 Statutory Context
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	3.1.3 ‘House (not elsewhere specified)’ is a Column 2 use which may be permitted with or without conditions on application to the Board. The Application site is subject to a maximum PR of 0.2 and a maximum BH of 2 storeys (6m).
	Figure 3.1: Extract of Approved S/YL-HTF/12 OZP
	(Source: Statutory Planning Portal)

	3.2 Similar and Previous Approved Planning Applications
	The Application Site formed part of 4 previously approved planning applications for a proposed temporary recyclable collection centre, and 1 similar planning application for residential development in the same “R(D)” zone, details tabulated in Table 3.1.


	4 The Development proposal
	4.1 Proposed Development Scheme
	4.1.1 The Application Site covers a site area of about 2,550m2. The Proposed Development comprises of a 1-storey building. The domestic gross floor area (“GFA”) is about 508m2; The proposed PR of 0.2 and BH of 2 storeys (about 5.4m) comply with the PR...

	4.2 Proposed Excavation of Land
	4.2.1 The Site is currently sloping from North to South at +20.36mPD to +17.81mPD according to the Topographic Survey Plan (Annex 4 refers). The proposed excavation of land serves for site formation works for the proposed house and a swimming pool des...
	4.2.2 The proposed excavation of land includes an area of about 2,550m2; the depth of excavation is about 2m; the volume for excavation is about 5,099.0m3.
	4.2.3 The proposed excavation is of a minimal scale and will not involve extensive clearance of existing natural vegetation, affect the existing natural landscape, or cause any adverse impact on the surrounding environment.

	4.3 Technical Considerations
	Traffic Considerations
	4.3.1 Since the Proposed Development involves only one residential unit, the traffic generation/attraction rates resulting from the Proposed Development shall be deemed negligible demonstrated on the Traffic Review Report (Annex 5 refers). The provisi...
	4.3.2 As the existing local track will remain to be the vehicular access to/from the Application Site. The Applicant had obtained consent of the owners of Lots 182 S.A ss1, 182 S.A ss2 and 184 in D.D. 128 for using the existing local track, which fall...
	Drainage Considerations
	4.3.3 A Drainage Impact Assessment (“DIA”) has been conducted to assess the potential drainage impacts caused by the proposed development and to recommend mitigation measures to alleviate the potential impacts (Annex 5 refers). Despite the Site is not...
	4.3.4 The DIA has demonstrated that the U-channel is able to catch all runoff from the Site and identified catchments. Furthermore, drainage analysis of the DIA has demonstrated that the Proposed Development would not cause adverse drainage impacts no...
	Sewerage Considerations
	4.3.5 A Sewerage Impact Assessment (“SIA”) has been conducted to assess the potential sewerage impact arising from the proposed development and recommend mitigation measures to alleviate the potential impacts (Annex 7 refers). As the Site is not serve...
	4.3.6 The installation of STP and STS will be properly sited, designed, constructed and operated and maintained in accordance with the “Guidance Notes on Discharges from Village Houses” and “Drainage Plans subject to Comment by the Environmental Prote...

	4.4 Environmental Considerations
	4.4.1 An Environmental Assessment (“EA”) has been conducted to predict and assess the potential air quality, noise and water quality impacts generated upon the Development with waste management mitigation measures proposed.
	Air Quality
	4.4.2 An Air Quality Impact Assessment (“AQIA”) was carried out to assess the potential air quality impact arising from the proposed development during construction and operation phase with the assessment area 300m from the Application Site (Annex 8 r...
	4.4.3 Potential air quality impact is mainly from the fugitive dust and smoke emission during the construction stage. As the Proposed Development is proposed for residential use, no air pollutants emission is expected during operation phase.
	4.4.4 Proper mitigation measures including compliance of requirements listed in the Schedule of the Air Pollution Control (Construction Dust) Regulation, Air Pollution Control (Smoke) Regulation and Air Pollution Control (Non-road Mobile Machinery) (“...
	Noise
	4.4.5 A Noise Impact Assessment (“NIA”) was carried out to assess the potential noise impact arising from the proposed development during construction and operation phase from the Application Site (Annex 8 refers). The assessment is based on the preva...
	4.4.6 During the construction phase, it is anticipated that general construction works with the use of powered mechanical equipment (“PME”) shall be the primary noise source from the Site. Noise mitigation measures are proposed with reference to the P...
	Water Quality
	4.4.7 The EA addresses the potential sources of water quality impacts associated with the construction and operation phases of the Proposed Development with reference to the Water Pollution Control Ordinance (“WPCO”) and its Technical Memorandum. A wa...
	4.4.8 During construction phase, the drainage and sewage generated from construction activities will be managed with water pollution control measures. The effluent discharge shall be in compliance with the discharge license requirements and the Techni...
	Waste Management
	4.4.9 The EA identifies the types of wastes that are likely to be generated during the construction and operation phases and evaluates the associated waste management implicants from the identified waste types. Waste Disposal Ordinance and relevant wa...
	4.4.10 During the construction phase, the Construction and Demolition (”C&D”) materials, chemical waste and general refuse generated during the course of the works shall be sorted and disposed according to the Land (Miscellaneous Provisions) Ordinance...
	4.4.11 During the operation phase, general refuse generated from residents of the Proposed Development will be collected at the refuse collection point within the Site for further collection. The management practice will comply with statutory requirem...

	4.5 Open Space and Landscape Aspects
	4.5.1 The Proposed Development will provide about 1,960m2 (about 77%) open space for leisure and activities. The Proposed Development does not involve any tree felling as there are no trees found at the Site. Upon completion of the proposed house, gre...
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	5.1.1 As stipulated in the Notes of the OZP, the Application Site falls within an area designated “R(D)” Zone of which the planning intention is “primarily for improvement and upgrading of existing temporary structures within the rural areas through r...
	5.1.2 The Proposed Development conforms with the development restrictions of the subject “R(D)” under the prevailing OZP, i.e. maximum PR of 0.2 and maximum BH of 2 storeys (6m). The Proposed Development is therefore in line with the intensity and bui...

	5.2 Opportunity to Phase Out Non-Conforming Uses in R(D) Zone
	5.2.1 Although the “R(D)” zone is primarily intended for low-rise, low density residential developments, the Application Site is currently sitting in an intermix of fallow land, open storage yards and temporary structures.
	5.2.2 To respect the planning intention of “R(D)” zone, the temporary recyclable collection centre would be replaced upon approval and completion of the Proposed Development in support of the low-rise, low-density residential developments. This presen...
	5.2.3 In addition, the Application Site is located outside the study boundary of the prevailing planning area of Hung Shui Kiu / Ha Tsuen New Development Area1F  (“HSK/HT NDA”) which implies the Proposed Development will not jeopardise the long-term p...

	5.3 Not Incompatible with The Surrounding Rural Setting
	5.3.1 The Proposed Development is a low-rise, low-density residential development with the maximum building height not more than about 6m which is considered compatible with its surrounding rural township environment. The proposed development intensit...
	5.3.2 Opportunity have also been taken to enhance the design of the Proposed Development in various aspects, including adopting a lower site coverage and a more organic building design to soften the edge of the Proposed Development. The incorporation ...

	5.4 Direct Response to the Government’s Housing Policy
	5.4.1 The Proposed Development is in line with government’s policy to provide housing supply as stipulated in the latest Policy Address2F . It has been the Government’s ongoing effort in releasing development potential such that households could meet ...
	5.4.2 The Proposed Development is a direct response to the Government’s housing policy. The Proposed Development will provide additional residential unit to the private housing market, at the same time better utilizing scarce land resources.

	5.5 No Adverse Environmental and Engineering Impact
	5.5.1 The Proposed Development is considered small in terms of development scale with maximum BH not more than 6m and maximum PR not more than 0.2. The proposed excavation of land is of minimal scale and serves the purpose for necessary site formation...
	5.5.2 Based on the findings of the Traffic Review Report (Annex 5 refers), Drainage Impact Assessment (Annex 6 refers), Sewerage Impact Assessment (Annex 7 refers) and Environmental Assessment (Annex 8 refers) appended in this Planning Statement, insu...


	6 Conclusion
	6.1.1 This Planning Statement is submitted to the Board in support of the Proposed House and Excavation of Land at Lot 182 S.B in D.D.128, Ha Tsuen, Yuen Long. This Planning Statement has provided background information and planning justifications in ...
	6.1.2 As detailed throughout this Planning Statement, the proposed development is well justified on the grounds that:-
	6.1.3 In view of the above planning justifications in this Planning Statement, we respectfully request the Board Members to give favourable consideration on this planning application.
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