S12A Application for Amendment of Plan for Proposed Innovation and Technology Hub at
Various Lots in D.D. 82 and D.D. 86 and Adjoining Government Land, Man Kam To, New Territories
(Application No. Y/NE-MKT/2)

Appendix A

Response-to-Comment Table



S12A Application for Amendment of Plan for Proposed Innovation and Technology Hub at

Various Lots in D.D. 82 and D.D. 86 and Adjoining Government Land, Man Kam To, New Territories
(Planning Application No. Y/NE-MKT/2)

Responses to Comments — Departmental Comments

Comments from Related Departments Page No.
COMMENTS FROM RELATED DEPARTMENTS .......ccooiiiiiiiiiiineieenct ettt 2
1. Development Bureau, Planning and Lands Branch, Northern Metropolis Co-ordination Office, dated 07
JULY 20260 .ttt h bbbttt ea e h e e bt e bt et e et e eate et e eeeenaeenaeeteeneeens 2
2. Drainage Services Department, Operations & Maintenance Branch, Mainland North Division, North
Section, dated 26 JUNE 2020 ........cooouveeiieeeieieeeeee ettt ee ettt e e e e et e e e e e e e e e e e e e e ——eeeeeeennraaaeeeeas 3

3. Environmental Protection Department, Environmental Assessment Division, Territory North Group,
Sheung Shui, Fanling, Tai Po, dated 18 JUNe 2026 ..........cccooiieiiiiiiiiieieieeeee e 3



S12A Application for Amendment of Plan for Proposed Innovation and Technology Hub at

Various Lots in D.D. 82 and D.D. 86 and Adjoining Government Land, Man Kam To, New Territories
(Planning Application No. Y/NE-MKT/2)
Responses to Comments — Departmental Comments

COMMENTS FROM RELATED DEPARTMENTS

No.

Comments

Responses

Development Bureau, Planning and Lands
Branch, Northern Metropolis Co-ordination
Office, dated 07 July 2026

The Site is within New Territories North
(NTN) New Town, but outside the Priority
Development Area (PDA) of the NTN New
Town. While noting that the land ownership by
the applicants have claimed to have increased
from the previous 46% to the current 67%, it is
understood that 12% out of 67% claimed to be
owned by the applicants still pending
supplementary documents to prove.

It is noted that the land concerned, which is
irregular in shape, lies mainly at the southern
part of the Site. At present, the southern part
has no road connection to Lin Ma Hang Road
being the Site’s main access point. Hence the
applicants will need to satisfy the Transport
Department with the transport arrangement,
which should also take into account the more
holistic design of an efficient road network to
serve the NTN New Town as a whole and
hence the Civil Engineering and Development
Department should be consulted on this also.

The Applicants have been proactive in land
assembly and have made substantial progress
in acquiring additional private land parcels
within the Development Site since the previous
planning application (No. Y/NE-MKT/1).
According to Land Registry records as of May
2026 by the time of the formal submission of
this s12A Application (No. Y/NE-MKT/2), the
Applicants own fully/partly and obtained
provisional sale and purchase agreements for
approximately 55% of the private land within
the Development Site.

As of 7 July 2026, the Applicants currently
own fully/partly and obtained provisional sale
and purchase agreements for approximately
57% of the private land within the
Development Site.

Furthermore, serious negotiations are
underway for the acquisition of an additional
approximately 19% of the private land within
the Development Site, involving 11 targets
lots. Taking these ongoing negotiations into
account, the Applicants have secured, or are in
the process of securing, up to approximately
76% of the private land within the
Development Site.

The above demonstrates the Applicants'
continued commitment to land assembly and
ensuring the implementation of the proposed
development, with significant progress having
been achieved.

In the notional scheme under this sI12A
Application, the Proposed Development has
been planned with a self-sufficient and
efficient internal system serving the whole site.
As this s12A Application is not scheme-
binding, the layout and development
parameters presented under the notional
scheme are intended to demonstrate the
technical feasibility of the proposed rezoning.
Should the rezoning application be approved,
the Proposed Development will be subject to
further revision/ refinement at the detailed
design stage, including the internal road

2
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network, access arrangement(s), and overall
connectivity within and beyond the Site.

In developing the future Master Layout Plan,
the Applicants are willing to further review the
road layout and reserve sufficient flexibility to
accommodate and, where appropriate, enhance
future connectivity with the planned road
network of the NTN New Town. Due regard
will be given to the latest planning and
engineering information available at the time to
facilitate integration with the wider transport
and road network serving the Proposed
Development and NTN New Town as a whole.

The Applicants will maintain close liaison and

coordination with relevant Government
departments, including the  Transport
Department and Civil Engineering and

Development Department, during the detailed
design stage to ensure that the transport
arrangement and connectivity of the Proposed
Development are adequately addressed.

2. | Drainage Services Department, Op

application  from

viewpoint;

public

Assessment for review; and

3. it should be noted that

under
CE67/2

River
Agreement

currently
No.

District (Phase 2)
Construction” may
proposed development.

stage.

erations

& Maintenance Branch, Mainland North
Division, North Section, dated 26 June 2026

1. he has no in-principle objection to the

drainage

2. the future lease condition shall require the
applicants to submit an updated Drainage
Impact Assessment and Sewerage Impact

drainage

improvement works at Lower Ping Yuen
Consultancy

022(DS)

“Drainage Improvement Works at North
Design
interface with the
Interface
coordination will be necessary at a later

and

Noted.

Noted.

Noted.

3. | Environmental Protection

Environmental Assessment
Territory North Group,
Fanling, Tai Po, dated 18 June 2026

Department,
Division,
Sheung Shui,
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1. In view that there is no change in major | Noted.
development parameter and only involve
reduction in domestic GFA and number of
units, the applicant submitted the
Environmental Assessment (EA) and
Sewerage Impact Assessment (SIA)
submitted under the previous application
No. Y-NE-MKT/1 to support this
application.

2. Having reviewed the information, we | Noted.
consider no insurmountable
environmental problem is associated with
the proposed development and hence has
no objection to the case. Having said that,
Noise Impact Assessment shall be
submitted under lease condition to further
confirm that the noise level meets relevant
requirements. The applicants are also
reminded that the future development has
to meet relevant requirements of the Hong
Kong Planning Standards and Guidelines.

(Last updated 09 July 2026)
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Planning Department, District Planning
Branch, Special Duties Division, Urban
Design & Landscape Section, Urban Design
Unit, dated 07 July 2026

Please find the following comments on the
revised air ventilation assessment (AVA)
report:

1.

The consultant provides qualitative
analysis on the air ventilation
performance of the Revised Indicative
Scheme (Proposed Development under
the subject application) based on the
simulation results of an AVA — Initial
Study using computational  fluid
dynamics to compare the pedestrian-level
air ventilation performance of the
Baseline Scheme (existing condition) and
the Indicative Scheme.

According to the simulation results,
adverse impact is anticipated at Ta Kwu
Ling Village and the roads to the east and
south of the application site (the Site)
when compared the performances of the
Indicative Scheme on pedestrian wind
environment with the Baseline Scheme
under both annual and summer
conditions. Adverse impact is also
anticipated at Ta Ku Ling Ling Ying
Public School under annual condition and
Lin Ma Hang Road under summer
conditions.

While several breezeways, air paths and
permeable  elements  have  been
incorporated in the Indicative Scheme in
order to alleviate the potential impact on
the surrounding pedestrian  wind
environment, the Revised Indicated
Scheme has lower building height for
some residential towers and has made
some minor changes to the wind
enhancement features i.e. the empty bay
on the ground floor. It is expected that the
overall ventilation performance of the
Indicative Scheme and the Revised
Indicative Scheme will be similar.

Noted.

Noted.

Noted.
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Planning Department, Territorial Planning
Branch, Territorial Planning Division,
Studies and Research Section, dated 26 June
2026

1. The application site (the Site) falls within
the proposed New Territories North
(NTN) New Town under the Planning and
Engineering Study for NTN New Town
and Man Kam To (P&E Study)
commenced in October 2021. The P&E
Study provides guidance for the detailed
planning and implementation of the future
developments within the NTN New
Town.

2. The preliminary development proposal of
the NTN New Town, with a Broad Land
Use Concept, was announced in
December 2024 and a 2-month public
engagement exercise was conducted in
January to March 2025. Due to the vast
spatial scale of the NTN New Town, it is
proposed to first proceed with a Priority
Development Area (PDA) covering
Heung Yuen Wai area and the proposed

Under the P&E Study, the NTN New Town is
positioned as a Boundary Control Points
(BCPs) business district and a base for
emerging industries, capitalising on the
commercial opportunities arising from its
proximity to three major BCPs.

The Proposed 1&T Hub, located strategically in
proximity to Man Kam To and Heung Yuen
Wai BCPs, will further boost the gateway
economy by leveraging its competitive edges
in the commercialisation of I&T applications
(e.g. Al and software development) to support
emerging activities in the NTN New Town.
The Proposed I&T Hub serving as a high-value
platform with a compressive innovation
ecosystem (e.g. providing headquarters
function, industry services, investment
opportunities, computing power resources, and
think tank support etc) will also attract
technology-driven enterprises in Hong Kong,
Shenzhen and the Greater Bay Area,
reinforcing wider cross-boundary economic
collaboration that complement the NTN New
Town’s long-term planning vision.

In terms of the implementation, considering
that a phased development approach will be
adopted in the NTN New Town, and that the
Application Site falls within the remaining
phases identified in the P&E Study, for which
no implementation programme has yet been
established, the Proposed I&T Hub will help
expedite the development process, promoting
industry anchoring at a strategic location in the
future NTN New Town at an earlier stage.

The Proposed Development is in line with the
Broad Land Use Concept, which the
Application Site is partly reserved for
emerging industries (e.g. modern logistics,
food-related uses, green industry, advanced
construction  industry and  advanced
manufacturing industry) and partly reserved for
Boundary Mixed Use Areas for gateway
economy and provision of residential flats to
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university  town. The remaining
development land in NTN New Town
could be considered for phased
development in the medium to long term.
The Site falls outside the initial PDA
boundary indicated on the Broad Land
Use Concept.

3. According to the Broad Land Use
Concept of the P&E Study, the Site is
located at the area reserved for
development of diverse industries,
including green industries, to leverage the
proximity to the connection to the future
Northern Metropolis Highway, as well as
to minimise the possible environmental
impacts of the industries-related vehicles
on the living communities within the core
area of the NTN New Town. The subject
application proposing high density
development is also not entirely in line
with the overall Broad Land Use Concept
of NTN New Town where living
communities with  higher density
developments and community facilities
are generally proposed to concentrate
around the future railway stations to
enhance the utilisation of land. The Site
is situated far away from the proposed
living communities and railway stations.

serve the accommodation needs of frequent
cross-boundary travellers.

Falling outside of the initial PDA boundary
indicated on the Broad Land Use Concept, the
Proposed 1&T Hub would not prejudice the
development programme for the designated
PDA, with site formation and infrastructure
works targeted to commence as early as
2028/29 for completion by 2035.

Instead, with anticipated completion from
around 2029 onwards, the Proposed 1&T Hub
would help expedite the development of the
remaining development land in NTN New
Town that is yet to have any implementation
timeline. The proposed I&T Hub can be
regarded as a proactive advancement of the
rezoning exercise to facilitate more efficient
utilisation of land resources.

The proposed I&T Hub will also bring in
positive collaboration opportunities to the
nearby PDA, e.g. the University Town, through
leveraging on the resources and engagement of
enterprises and our strategic partners to
facilitate “research, academic and industry”
collaboration.

The planning intention of the Proposed 1&T
Hub, which aims to form an agglomeration of
upstream (R&D) and downstream (production/
application of R&D outcomes) industries to
stimulate production activities, is line with the
“industries” land use recommended in the P&E
Study covering categories such as advanced
manufacturing, which stands a key role in the
1&T ecosystem in Hong Kong.

The Indicative Scheme of the Proposed I&T
Hub has been carefully designed to
accommodate various uses essential to the
functioning of an I1&T Hub, not only quality
working space to support cross-boundary
technological cooperation and  job
opportunities, but also talent homes in a
convenient location to facilitate the clustering
of 1&T talents, promoting collaboration and
enabling round-the-clock research and
development activities. The dedicated on-site
accommodation support is essential for
enhancing the competitiveness of the Proposed
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4. According to the Northern Metropolis
(NM) Action Agenda 2023, the Northern
Link Eastern Extension (NOLE) and the
Northeastern New  Territories Line
(NENTL) are proposed to promote the
development of the eastern part of NM
with the possible railway
alignments/stations passing through Lo
Shue Ling area where the Site is located.
The proposed NOLE and NENTL
connecting to NTN New Town with
existing and planned railway network
have also been included in the “Hong
Kong Major Transport Infrastructure —
Development Blueprint” released in

I&T Hub against other emerging counterparts
in East Asia and abroad.

In terms of development intensity, the
Applicants have reviewed and revised the
Indicative Scheme in this Application, by
lowering the GFA allocated to “Other
Residential Uses” by 30% and an overall
reduction in total PR to about 4.92. The
Proposed Development is considered to
represent an optimal balance between
development intensity and land use planning
objectives. The proposed mix and scale of
development are designed to maximise the
site's potential for I&T development while
ensuring the provision of essential supporting
facilities, thereby creating a conducive
environment for the clustering of high-end
corporations, research institutions and I&T
talents and supporting the long-term growth of
the I&T ecosystem.

The preliminary development proposals under
the NTN New Town P&E Study envisage a PR
of 6.5 to 7.0 for residential and mixed uses in
PDA, as well as for sites near railway stations.
Against the backdrop of these planned higher-
density developments in NTN New Town, the
Proposed I&T Hub (with a total PR 4.92) is
considered appropriate and relatively moderate
in development intensity. The proposed
development is therefore compatible with the
overall planning framework of the NTN New
Town while allowing flexibility to
accommodate future development
opportunities in the area.

The proposed NOLE and the NENTL have
been well-noted. As indicated in the Blueprint,
the Application Site does not encroach onto the
proposed alignments and stations passing
through Lo Shue Ling area.

Tapping into the enhanced connectivity across
the NDAs in NM and the proximity to nearby
BCPs, the Proposed I&T Hub is strategically
positioned to support the NM in furthering its
role as an international I&T centre. Together
with Lau Fau Shan Digital Hub in the west and
the San Tin Technopole in the central part of
the NM, the Proposed I&T Hub will contribute
to the formation of a continuous west-to-east
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December 2023. From planning study
perspective, the development potential of
Lo Shue Ling area should be holistically
reviewed with regard to all relevant
planning factors. As the Site is irregular
in shape, the proposed development, if
approved, would undermine the efficient
use of the surrounding land and pose
constraints in formulating land use
proposals under the P&E Study.

innovation and
corridor.

technology development

The delineation of the Development Site, albeit
being less regular than those development land
parcels proposed under an NDA study,
originates from a private-sector initiative and
reflects the prevailing land ownership pattern
on the ground. Notwithstanding its site
configuration, the Development Site is capable
of accommodating a comprehensive [&T
development with supporting facilities and
achieving the intended planning objectives.

While the Application Site may not adopt the
same regular site configuration as those
identified under government-led planning
studies, it originates from a private-sector
initiative and reflects the prevailing land
ownership pattern and implementation
circumstances on the ground. Notwithstanding
its site configuration, the Application Site is
capable of accommodating a comprehensive
I&T development with supporting facilities
and achieving the intended planning
objectives.

As a private-sector-led initiative, the Proposed
I&T Hub offers greater flexibility and
responsiveness to evolving market demands
and technological development trends. The
proposal would facilitate the timely
implementation of strategic I&T uses and
enable early industry anchoring within the
future Northern Metropolis, ahead of the
longer-term implementation programme for
the remaining development phases. By
leveraging private-sector resources and
investment, the proposal can also help optimise
the use of public resources and reduce the need
for upfront government intervention in
bringing forward development within the area.
In this regard, the proposal is considered to
complement the Government's objective of
expediting the development of the Northern
Metropolis and promoting the early
establishment of economic  activities,
employment opportunities and operational
readiness in the area.

As a private initiative with high responsiveness
and flexibility in decision making, the
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5. Notwithstanding on the above, if the
applicant considers the proposal having
its own merits in terms of all relevant
Government policies, the applicant
should demonstrate the technical
feasibility of the proposal, particularly on
sufficient infrastructure capacity to
support the subject proposal in view of the
remoteness of the site and before those
infrastructure works under the P&E Study
are in place. Relevant departments,
including EPD, TD, WSD, DSD, EMSD,
UD&L Section of PlanD, etc. should be
consulted on the technical assessments
submitted by the applicant for the subject
proposal. The proposed development
should also not impose any unacceptable
constraint to the comprehensive planning
of NTN New Town in particular PDA in
Heung Yuen Wai area and the proposed
university town nearby which is expected
to have an earlier implementation
programme. Other observations on the
technical aspects of the application are as
follows:

(a) In terms of the future road network, the
applicant claims in Section 7.13.3 of the
Supporting Planning Statement that
“sufficient land has been reserved
within the proposed I&T Hub to
accommodate potential future transport
infrastructure including access roads to
maintain flexibility for integration with
the wider transport network™. It will be
advantageous if a  north-south
connection road could be provided
through the Site. The applicant
previously replied that the internal

Proposed I&T Hub can better cater to the
market trend in a timely manner, optimising the
development potential of the Lo Shue Lung
area without exerting pressure on government
resources. This also in line with the
Government’s direction view to accelerate the
delivery of the NM, including the consideration
of dedicated legislative and implementation
mechanisms, reflecting the transition of the
NM into the stage of active construction and
development, as well as the promotion of
industry anchoring and operational readiness.

Under the previous application, a
comprehensive set of technical assessments
covering landscape and tree preservation,
traffic, sewerage, drainage, water supply,
geotechnical, visual, environmental, air
ventilation and ecological aspects was
undertaken. The relevant Government bureaux
and departments raised no objection or had no
adverse comments on their findings. Given that
the revised Indicative Scheme only involves a
reduction in the domestic GFA and building
height of the proposed “Other Residential
Uses”, with no change to the overall building
layout, the technical assessments prepared
under the previous application are considered
to have assessed a worst-case development
scenario and remain applicable to the current
proposal. It is therefore confirmed that the
proposed 1&T hub is technically feasible prior
to any infrastructure works under the P&E
Study and will not impose any constraints on
the proposed development in the NTN New
Town.

Please be advised that under the “NTN New
Town — Broad Land Use Concept” Plan, the
Application Site is located to the west edge of
Heung Yuen Wai Enterprise Park. Based on the
existing road network, it is anticipated that the
major functionality of the internal driveway
would serve the development-related traffic
only, while other nodes of Lo Shue Ling area,
such as Fung Wong Wu and Tong Fong, would
rely on Lin Ma Hang Road and Ping Che Road
directly without the need of detouring via the
internal driveway.




S12A Application for Amendment of Plan for Proposed Innovation and Technology Hub at

Various Lots in D.D. 82 and D.D. 86 and Adjoining Government Land, Man Kam To, New Territories
(Planning Application No. Y/NE-MKT/2)
Responses to Comments — Departmental Comments

No.

Comments

Responses

driveway would not attract significant
“development-related by-passing”
traffic and concluded that 7.9m wide
single two-lane carriageway for the
whole section of the proposed
‘Driveway/EVA’ would have sufficient
capacity. If there will be a connection
to the future road system of NTN New
Town at the south, the proposed
‘Driveway/EVA’ (or part of it) inside
the Site will need to be open for public
use and more traffic will be attracted
southward to other areas of the NTN
New Town and the potential
interchange with the future NM
Highway at the further south. In this
connection, widening of the southern
section of the ‘Driveway/EVA’ to the
same width as the northern section
(10.5m) and the associated roundabouts
may need to be considered to
accommodate the traffic demand during
the future development of the NTN New
Town. This would accommodate the
possibility of the proposed
‘Driveway/EVA’ connecting to the
future road system of NTN New Town
and opening for public use.

Furthermore, under the “NTN New Town —
Broad Land Use Concept” Plan, there would be
two major development zones at the north of
the Application Site, including “Man Kam To
Boundary Mixed Use Area” and “Heung Yuen
Wai Boundary Mixed Use Area”. Based on the
existing road network, it is anticipated that the
majority of associated traffic would be
travelled directly via Man Kam To Road / Lin
Ma Hang Road and Heung Yuen Wai Highway
/ Lin Ma Hang Road respectively, without the
need of detouring via the internal driveway.

As such, it is anticipated that non-
development-related traffic passing by the
internal driveway is not significant and the
internal driveway would not act as an important
north-south connection of NTN New Town. It
is hence considered that 7.9m-wide single two-
lane carriageway for the whole section of the
concerned Driveway / EVA has sufficient
capacity already to cater for the traffic flow
induced by the Indicative Scheme and some
minor by-passing traffic.

As this s12A Application is not scheme-
binding, the layout and development
parameters presented under the notional
scheme are intended to demonstrate the
technical feasibility of the proposed rezoning.
Should the rezoning application be approved,
the Proposed Development will be subject to
further revision/ refinement at the detailed
design stage, including the internal road
network, access arrangement(s), and overall
connectivity within and beyond the Site.

In developing the future Master Layout Plan,
the Applicants are willing to further review the
road layout and reserve sufficient flexibility to
accommodate and, where appropriate, enhance
future connectivity with the planned road
network of the NTN New Town. Due regard
will be given to the latest planning and
engineering information available at the time to
facilitate integration with the wider transport
and road network serving the Proposed
Development and NTN New Town as a whole.

The Applicants will maintain close liaison and
coordination with relevant Government
departments during the detailed design stage to
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(b) The flood wall proposed under the
subject application interfaces with
DSD’s drainage improvement works at
Lower Ping Yuen River under
consultancy agreement no.
CE67/2022(DS).  The applicant is
advised to seek DSD’s comment and
agreement on any proposed drainage
works.

(c) NTN New Town would be developed in
phases, with the PDA coming first.
Noting that the applicant proposed the
site’s water source to be supplied by the
new water supply infrastructure in NTN
New Town, please be clarified that the
Site is not included in the PDA of NTN
New Town. The programme for the
remaining phase of NTN New Town is
also uncertain. The applicant is advised
to liaise with WSD to confirm the
adequacy and source of water supply,
particularly that considerable floor
space is proposed for data centre use
within the 1&T Hub which might entail
high electricity consumption and water
consumption for water-cooling purpose.

(d) In relation to (c), comments from
EMSD regarding power supply should
be sought as well.

6. This is a coordinated reply from PM(N),
CEDD and SR Section, PlanD.

ensure that the transport arrangement and
connectivity of the Proposed Development are
adequately addressed.

Noted. DSD’s comment and agreement will be
sought at the later stage.

Noted. The technical feasibility of the
Proposed I&T Hub has already been
demonstrated in the Water Supply Impact
Assessment prepared for the previous planning
application, to which no adverse comment was
raised by the Water Supplies Department
(WSD). In the current Planning Application
with a reduced development intensity than the
previous, WSD has also indicated no objection
to the Proposed I&T Hub at the pre-submission
stage.

Please be advised that a full set of technical
assessment reports, have been circulated to
relevant bureaux/ departments for comment to
demonstrate the technical feasibility of the
proposed I&T Hub.

Noted.

(Last updated 10 July 2026)
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Preservation Proposal (Appendix C), a total
of 279 trees would be felled and 275 trees
would be planted all within the
“Development Site”. The applicants are
reminded that compensatory plantings
should be provided within private lot(s) and
no Government Land should be involved.
Unless otherwise specified, LandsD will
not process tree preservation and removal
proposal  submitted for  planning
application.

2. It is noted that ancillary dormitories and

other residential uses are proposed. The

applicant should clarify the target
occupants of these two types of residential
uses.

No. Comments Responses
Lands Department, Lands Administration
Office, District Lands Office, North, dated
10 July 2026
1. According to the para. 4.6.6 — Tree | Noted.

Please be advised that the target occupants of
the Ancillary Dormitories (A 74\, in the
form of talent homes, are workers, researchers,
students, and personnel directly associated
with the operation of the proposed I&T
facilities.

The Other Residential Uses are intended to
provide a wider range of accommodation
options for I&T professionals and their family
members, including expatriates, visiting
scholars and senior personnel working within
the proposed 1&T hub.

Transport Department, NT Regional Office,
Traffic Engineering (NTE) Division, North
Section, dated 26 June 2026

Please find below the comments from the
Transport Operations (New Territories)
Division:

1. Section 4.9.4: While it is noted that green
minibuses (GMBs) have been excluded
from the main trip generation
calculations, GMBs can still provide
essential  connections between the
application site (the Site) and the Heung
Yuen Wai Boundary Control Point. The

applicants should be requested to
critically assess this potential and
consider  incorporating  appropriate

physical facilities for GMBs within the
proposed public transport interchange to

Noted, a GMB stand in accordance with TPDM
has been incorporated into the proposed
transport interchange as referred to Figure 4.20
of the revised TIA report. The corresponding
swept path analysis has been illustrated in
Figure 4.28 of the revised TIA report.
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No.
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ensure a comprehensive multi-modal
network.

2. Section 4.9.8: The assumption that
ridership between KMB routes 73K and
79K will be directly proportional to
journey time is overly simplistic. Given
that the projected journey time for route
73K is approximately half that of route
79K, it is highly likely that a majority of
commuters will preferentially select 73K.
The applicants must provide a robust
justification for the proposed service
enhancements, specifically
demonstrating whether the currently
proposed service scaling for 73K is
sufficient to absorb this disproportionate
demand. Additionally, the applicants
should explore whether sub-route of 79K
could be operated as an express service
connecting to Fanling to create a more
competitive alternative.

3. Sections 4.9.14 and 4.9.18: It omits a
critical assessment of the external
infrastructure required to support the
upgraded fleet sizes and increased
frequencies for two franchised bus routes.
The road network surrounding Sheung
Shui Station currently experiences severe
traffic congestion and localized gridlock
under serious traffic accidents or extreme
weather. The applicants must clarify
whether the Sheung Shui terminus can
physically accommodate the deployment
of additional 12.8-meter double-decked
buses and enhanced service of the two
routes. To alleviate strain on the Sheung
Shui Station, the applicant is advised to
explore models that feed a larger
proportion of the commuting population
to other major transport hubs, such as
Fanling Station, the upcoming Kwu Tung

Noted, the ridership of bus has been further
split into intra-district and cross-district
demand based on the same Table B203 and
C204 under District Council District “North”
from 2021 Population Census, and introduction
of a cross-district franchised bus route (MKT1
hereinafter) has been proposed accordingly to
alleviate the demand of KMB 73K and 79K,
which both are intra-district routes.

On the other hand, it is further proposed that
KMB 79K would only extend its route to the
Application Site without relocating its
terminus to the Application Site, which could
shorten the journey time between the
Application Site and Fanling Station, and
hence increase its competitiveness compared to
KMB 73K.

With the revised assumption and PT proposal,
the ridership split of KMB 73K and 79K would
be more balanced, while the proposed
frequency of both KMB 73K and 79K would
be decreased from 4 — 6 mins to 6 — 9 mins and
from 6 — 9 mins to 8 — 10 mins respectively.

Please kindly refer to Section 4.9 of the revised
TIA report regarding the revised PT
assessment.

Please be advised that as referred to the revised
PT proposal, the proposed bus trips for KMB
73K and 79K would be reduced from 12
trips/hr to 8 trips/hr and from 8 trips/hr to 7
trips/hr respectively.

As such, the revised PT proposal would induce
5 bus trips/direction less (10 bus trips less in
total given that both are two-way services) to
the road network surrounding Sheung Shui
Terminus compared to previous proposal,
which aims to minimise the impact on the road
network surrounding Sheung Shui Terminus
and Sheung Shui Terminus itself.

On the other hand, please be clarified that a
cross-district franchised bus route MKT1 has
been proposed (with exact destination to be
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Station or other major hubs. The
applicants should clarify if long-haul
services will be provided for the proposed
development.

4. Section 4.9.16: The applicants propose a
PTI featuring one drop-off bay, four pick-
up bays, and twelve stacking bays, but
lacks a detailed assessment to confirm the
adequacy of this layout. The applicants
must comprehensively justify how the
current physical setting and provision of
bus bays and stacking areas can support
the operation of the two enhanced
franchised bus routes, particularly given
the high service frequencies and short
headways proposed during peak hours.

discussed in later stage), as referred to Section
4.9 of the revised TIA report.

Please be advised that based on the revised PT
proposal, there would be 3 bus routes operating
in the proposed transport interchange. With
reference to the site observation in sawtooth-
type PTI, the average duration of a bus
(terminating here) staying at pick-up bay for
boarding is 3 minutes, hence one pick-up bay
for each route is considered adequate to support
the operation under the proposed frequency of
the 3 bus routes during peak hour which is at
least 6 minutes.

Besides, under the proposed frequency of the 3
bus routes during peak hour, there would be
total 19 bus trips/hr approaching to the
proposed transport interchange for drop-off.
With reference to the site observation in
sawtooth-type PTI, the average duration of a
bus staying at drop-off bay for alighting is 1.5
minutes, hence the required drop-off bay would
be 19*%1.5/60 = 0.475, such that one shared
drop-off bay is considered adequate to support
the operation.

Nevertheless, for contingency arrangement, the
excessive pick-up bay could act as a back-up
drop-off bay in case there is a bus approaching
to the proposed transport interchange for
alighting while the alighting activities for the
bus within the designated drop-off bay is not
yet completed.

On the other hand, please be advised that only
KMB 73K and MKTI1 have the stacking
demand within the proposed transport
interchange under the revised PT proposal, as
KMB 79K is proposed maintaining its terminus
at Ta Kwu Ling (Tsung Yuen Ha).

With the assumption of 10 minutes stacking at
each terminus for bus cleaning and bus driver
resting, there would be at most 10/6 = 2 buses
stacking at the proposed transport interchange
under the proposed frequency of 6 — 9 mins for
KMB 73K and at most 10/15 = 1 bus stacking
at the proposed transport interchange under the
proposed frequency of 15 mins for MKTI,
while other buses from their respective fleet are

4
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5. Section 4.9.17 to 20: Please clarify if the
proposed PTI and associated facilities are
intended to be handed over to the
Government after construction.

running on the road. It is hence considered that
the twelve stacking bays are adequate to
support the operation.

The Applicants remain open and flexible
regarding the future management, maintenance
and ownership arrangements of the proposed
PTI. Subject to the Transport Department's
requirements and further discussions with the
relevant Government departments, the
proposed PTI may be handed over to the
Government upon completion of construction.

In the event that the proposed PTI is to be
handed over to the Government after
construction, it is considered that the PTI and
its associated facilities (site area of ~7,200m?)
could be eligible for GFA exemption, subject
to the relevant requirements and the
consideration of the relevant Authorities. In
this regard, consideration could be given to
specifying such exemption in future OZP
amendment, having regard to the arrangements
set out in PNAP APP-2 for public transport
terminus.

(Last updated 14 July 2026)
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