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A TEEER
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AUTHORITY
Our Ref. No.: URA260707597

16 July 2026
By Hand & By Email

Town Planning Board Secretariat,
Town Planning Board,

15/F, North Point Government Offices,
333 Java Road,

North Point, Hong Kong

Dear Sir/Madam,

Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio
and Building Height Restrictions for the Permitted Residential Development with
Commercial / Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development
Project (KC-020), and Proposed Public Vehicle Park
Planning Application No. A/K10/280

- Submission of Response-to-Departmental Comments -

We refer to the captioned s.16 planning application submitted to the Town Planning Board
(TPB) on 26 May 2026.

To address the departmental comments received via the Kowloon District Planning Office,
Planning Department (KDPO, PlanD) in June and July 2026, we submit herewith four (4) copies
of the Responses to Departmental Comments table (R to C Table), together with the relevant
replacement pages of the Planning Statement (Appendix 1), replacement pages of the Application
Form (Appendix 2), and replacement pages of the Visual Impact Assessment (Appendix 3), for
TPB’s consideration.

In addition, the URA’s responses to the public comments received during the publication
period are provided in Appendix 4 for TPB’s consideration.

Should you have any enquiry, please feel free to contact me at 2588 2630 or our Ms. Mable
Kwan at 2588 2752 / Ms. Simone Tang at 2588 2176. Thank you.

Yours faithfully,

~ TN

Mlke Kwan
General Manager, Planning & Design
Urban Renewal Authority

encl.
cc. DPO/Kln, PlanD (Attn: Ms. Vivian Lai, Ms. Vicki Au and Ms. Jenny Lai)
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From: Tang, Simone <[

Sent: 2026-07-16 2 HAVU 18:27:17

To: tpbpd/PLAND <tpbpd@pland.gov.hk>

Cc:

Subject: [E20260701Y] RE: R-to-C Submission for Planning Application

No. A/K10/280 - S16 for URA Ma Tau Wai Road/ Lok Shan Road
Development Project (KC-020)

Dear Sir/ Madam,

Reference is made to the Responses-to-Comments (R-to-C) submission for the captioned
Section 16 planning application, submitted to the Town Planning Board (TPB) earlier today
(16 July 2026).

In response to the verbal comments received from the Kowloon District Planning Office,
Planning Department (KDPO, PlanD), please be clarified that the updated Notional Block
Plan and Notional Section Plan (i.e. Figures 3.1 and 3.2 of the replacement pages of the
Planning Statement provided in Appendix 1 of the R-to-C submission made earlier today) will
supersede the previous notional design plans included in all technical assessments
submitted on 26 May 2026. This update will not affect the assessments/results of all previous
submitted technical assessments.

Feel free to call me if you have any questions.
Many thanks

Regards

Simone Tang

Manager (Planning & Design), URA
Tel:

From: Tang, Simone

Sent: Thursday, July 16, 2026 5:34 PM

To: 'tpbpd@pland.gov.hk' <tpbpd@pland.gov.hk>
Cc:'

>
Subject: RE: R-to-C Submission for Planning Application No. A/K10/280 - S16 for URA Ma Tau Wai Road/ Lok
Shan Road Development Project (KC-020)

Dear Sir/ Madam,

Further to my E-mail below. Please find the updated R-to-C Submission Package which
supersede the previous version submitted earlier today for further processing.
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Please note that the soft copies of all required documents (including the Cover Letter, R-to-C
Table and Replacement Pages of the Planning Statement, replacement pages of the
Application Form, replacement pages of the Visual Impact Assessment and Responses to
Public Comments) have been uploaded to TPB’s designated hyperlink as follows:

Should you have any enquiry, please feel free to contact me at ||l or our Mr. Issac Ng
at N

Regards

Simone Tang

Manager (Planning & Design), URA
Tel:

From: Tang, Simone

Sent: Thursday, July 16, 2026 4:35 PM

To: 'tpbpd@pland.gov.hk' <tpbpd@pland.gov.hk>
Cc:'

Subject: RE: [E2026050TL] R-to-C Submission for Planning Application No. A/K10/280 - S16 for URA Ma Tau
Wai Road/ Lok Shan Road Development Project (KC-020)

Dear Sir/ Madam,

We refer to the captioned s.16 planning application submitted to the Town Planning Board
(TPB) on 26 May 2026.

To address the departmental comments received via the Kowloon District Planning Office,
Planning Department (KDPO, PlanD) in June and July 2026, we submit herewith the full
Responses to Departmental Comments (R-to-C) submission package via below link (with
Cover Letter, Responses to Departmental Comments table (R to C Table), together with the
relevant replacement pages of the Planning Statement (Appendix 1), replacement pages of
the Application Form (Appendix 2), replacement pages of the Visual Impact Assessment
(Appendix 3) and Responses to Public Comments (Appendix 4)) for TPB’s consideration.

R-to-C Submission Package:

The hard copy of the submission will be delivered to TPB today.

Should you have any enquiry, please feel free to contact me at ||l or our Mr. Issac Ng
at N

Many thanks

Regards

Simone Tang

Manager (Planning & Design), URA
Tel:
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From: Tang, Simone

Sent: Tuesday, May 26, 2026 3:26 PM

To: 'tpbpd@pland.gov.hk' <tpbpd@pland.gov.hk>
Cc:

Subject: [E2026050TL] S16 Planning Application Submission for URA Ma Tau Wai Road/ Lok Shan Road
Development Project (KC-020) (May 2026)

Dear Sir/ Madam,

Pursuant to Section 16 of the Town Planning Ordinance (CAP. 131), we submit herewith the
captioned planning application for the consideration of the Town Planning Board (TPB).
Please find the following documents at below links for your processing:

1. A signed soft copy of the application form (including the full set of land registry record
and a copy of the newspaper publications and site notices posted to demonstrate
reasonable steps given to notify owners within the Application Site):

2. A soft copy of the Planning Statement with full set of appendices:

In addition, the hard copy of the submission has been delivered to the TPB earlier today,
attached please find the cover letter with TPB’s stamp of receipt for your information.

Should you have any enquiry, please feel free to contact me at ||l or our Mr. Issac Ng
a .

Many thanks

Regards

Simone Tang

Manager (Planning & Design), URA
Tel:

This email and any attachments are for the addressee only and may contain confidential
information. If you are not the intended recipient, you must not use, retain, disseminate, or copy
this email or any attachments. If you have received this emailin error, please notify the sender
immediately by reply email and delete this email and all attachments from your system
immediately. Email transmission may not be completely secure or error free as information
could be intercepted, corrupted, lost or destroyed or may contain viruses. Please consider the
environment before printing this e-mail.



Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),
and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Response to Departmental Comments Table

Nos.

Comments received from:

Kowloon District Planning Office, Planning Department (KDPO, PlanD)

Chief Estate Surveyor/Urban Renewal, Lands Department (CES/UR, LandsD)

Chief Town Planner/Urban Design & Landscape (CTP/UD&L)

BN

Chief Architect/Advisory and Statutory Compliance Division, Architectural Services
Department (CA/ASC, ArchSD)

Chief Engineer/Construction, Water Supplies Department (CE/C of WSD)

Antiquities and Monuments Office, Development Bureau (AMO, DevB)

Director of Environmental Protection (DEP)

Chief Estate Surveyor/ Railway Development Section, LandsD (CES/RDS, LandsD)

© XN O

Chief Engineer/ Mainland South, Drainage Services Department (CE/MS,DSD)

Appendix 1: Replacement pages of the Planning Statement
Appendix 2: Replacement pages of the Application Form
Appendix 3: Replacement pages of the Visual Impact Assessment
Appendix 4: Response to Public Comments
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),
and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Response to Departmental Comments Table

Departmental Comments

Responses

1. Kowloon District Planning Office, Planning Department (KDPO, PlanD)

Received via email dated 10 June 2026

Planning Report
1. Statement of Undertaking:

Regarding paragraph 3.1.2 in the planning
statement, it is noted that a “site sub-
division study” will be conducted, and that
the architectural layout, building blocks,
and overall massing will be configured
during the detailed design stage to ensure
compliance  with  the  development
restrictions of the application site. Please
further elaborate on the underlying
principles that may be used to determine

these development restrictions. This
elaboration should demonstrate that
compliance can be verified and

substantiated during the detailed design
stage (i.e. General Building Plan (GBP)
submission). For instance, whether Gross
Floor Area (GFA) calculations within the
application site may be presented with
diagrammatic breakdowns and detailed
calculations - similar to the standard GFA
diagrams for accountable, non-
accountable, and exempted areas currently
required for GBP submissions.
Alternatively,  other  approaches or
rationales may be proposed to demonstrate
the feasibility of meeting these restrictions
within the application site boundary.

The URA undertakes in the subject S16
Planning Application that the portion of the
future combined development within the
Application Site will not exceed maximum
domestic plot ratio (DPR) of 8.0 and total plot
ratio (PR) of 9.0, thereby sharing the same
development controls with the adjoining CBS-
2:KC upon the approval of this S16 Planning
Application.

The undertaking will be substantiated and
incorporated by an Authorised Person in the
subsequent GBP submissions and land grant
stipulation in appropriate form to be liaised and
agreed with relevant Government departments
at detailed design stage.

2. Non-domestic Plot Ratio (PR)

Noting that the increase in domestic PR
from 7.5 to 8 generating the need for
additional domestic floors is one of the
major justifications to relax BHR, please
consider to revise the planning statement.

The concerned paragraph has been deleted,
please refer to the replacement page of the
Planning Statement provided in Appendix 1.

Page 2 of 15
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),
and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Response to Departmental Comments Table

Departmental Comments

Responses

3. Modular Integrated Construction (MiC)

Please clarify/confirm if MiC shall not be
adopted in the subject application, i.e. the
proposed minor relaxation of the building
height restriction (BHR) is not a result of
using MiC.

Please be clarified that the proposed minor
relaxation of the building height restriction
(BHR) wunder the subject S16 Planning
Application is not as a result of using MiC.

4. Floor-to-Floor Height (FTFH)

According to Figure 3.2, the typical floor-to-
floor height (FTFH) proposed for the
indicative scheme is 3.3m to 3.5m, stated
to be consistent with private residential
developments in Hong Kong. Given that an
FTFH of 3.15m or below is typically adopted
across the industry including in several
URA projects; please provide examples of
developments that support your proposed
3.3m to 3.5m range.

The proposed typical FTFH of 3.3m to 3.5m has
taken reference to many recent residential
developments in HK, examples including the
following private residential developments in To
Kwa Wan:

e 80 Maidstone Road (§3%), located to west
of the Application Site, with a typical FTFH
of 3.3m;

e The Vantage (Ei), located at 63 Ma Tau
Wai Road, with typical FTFH of 3.5m; and

e Highwood (Z7K), located at 70 To Kwa Wan
Road, with a typical FTFH of 3.3m.

Besides, the following developments in other
districts also adopt similar high ceilings,
examples include:
e One Park Place (fg+&1&), Yau Tong, with
typical FTFH of 3.3m; and
e The Paddington (& fqié), Cheung Sha
Wan, with typical FTFH of 3.5m.

5. Proposed BH of the indicative scheme

Although indicative, the proposed notional
scheme should generally present a worst-
case scenario to ascertain the technical
feasibility and justify the proposed minor
BHR relaxation. The current proposal
includes three basement levels, two
aboveground podium storeys, and two

The originally provided Figure 3.2 in the
Planning Statement was to demonstrate the
possible design flexibilities of the future
development.

To demonstrate the genuine technical necessity
for the proposed minor relaxation of BHR, a
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),
and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Response to Departmental Comments Table

Departmental Comments

Responses

lobby/clubhouse floors requires
justifications about the genuine need for a
BHR relaxation to accommodate above-
ground carparking. If this need cannot be
demonstrated for a single site, it is even
less convincing for a combined
development, where a larger site area
offers more flexibility to accommodate the
site constraints and reduce the building
height. Considering that up to 100% site
coverage may be utilized for the non-
domestic podium below 15m as mentioned
in the planning statement, please explicitly
demonstrate that the aboveground storeys
have been fully optimized. Additionally, the
provision of two storeys for a
lobby/clubhouse requires justification.

revised Figure 3.2 is included as replacement

page of the Planning Statement in Appendix 1

can illustrate a “worst-case scenario”, which

incorporates the following changes:

1. Reduction of nos. of basement storeys and
the extent from three storeys to slightly
more than one storey;

2. Consolidate nos. of lobby/clubhouse floors
from 2 storeys into 1 single storey; and

3. Fully optimise the building footprint and site
coverage of 100% across the 3-storey
above-ground podium to accommodate
essential Commercial/ Retail Carpark/ E&M
use.

Relevant replacement pages of the Application

Form are also provided in Appendix 2 to reflect

the above minor changes.

6. Justifications for relaxation of BH

Paragraph 4.4.5 of the planning statement
states that “the proposed increase in BHR
from 120mPD to 140mPD can facilitate the
necessary design flexibility to
accommodate the aboveground carparks if
required...”, which may misleadingly imply
that the entire 20m BH increase is
dedicated solely to accommodating
aboveground carparks, whereas the
submitted notional scheme indicates
otherwise. Please clarify and amend.

Para. 4.4.5 has been updated and provided as
replacement page of the Planning Statement in
Appendix 1. Please be clarified that the
proposed minor relaxation of BHR from
120mPD to 140mPD is not solely to allow
flexibility for accommodating aboveground
carparks, but also as stated in the “Planning
Merits and Justification” in Section 4 of the
Planning Statement that: for aligning the
building height control to provide the essential
design flexibility needed to materialize a holistic
planning for combined development with CBS-
2:KC, overcoming existing site constraints with
a compact net site area and elongated
configuration and to deliver key planning gains
that enhance the walkability and accessibility of
the area.

With the increase of BHR, it will further facilitate
the design flexibility in future to consider
adoption of above-ground carpark at the
detailed design stage after capturing the above
stated merits.
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),
and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Response to Departmental Comments Table

Departmental Comments

Responses

7. Comparison of OZP Compliant Proposal
and Current Indicative Proposal (Table 3.1)

Noting that the average flat sizes in the
OZP compliant proposal and that for the
indicative proposal, the comparison is not
like-for-like and lacks a meaningful basis.
Please adopt the same average flat size in
both scenarios to show the net increase in
the number of flats accurately.

Noted. Table 3.1 has been updated and provide
as replacement page of the Planning Statement
in Appendix 1. For a like-to-like analysis, an
average flat size of about 45sq.m. under the
Current Indicative Proposal has been applied to
both the OZP compliant scenario and current
S16 scenario in the comparison table in Table
3.1. This revised comparison provides a
consistent and meaningful basis to demonstrate
the net increase in number of flats and
corresponding population.

Received via email dated 13 July 2026

8. Noting that there is a pedestrian connection
to the south of the Site between Ma Tau
Wai Road and the adjoining CBS-2:KC site,
please provide the relevant dimensions (i.e.
in terms of width and height) and indicate
on the relevant block and section plans.

With the aim of enhancing the walkability and
accessibility of the area, the Project will provide
a pedestrian connection linking Ma Tau Wai
Road to the Public Open Space (POS) and at-
grade pedestrian avenue/event plaza network
planned under the approved DSP of CBS-2:KC
to create a cohesive and integrated spatial
network for the two projects. The proposed
pedestrian connection, as indicatively shown in
the Notional Design under Figures 3.1 and 3.2
of the replacement pages of the Planning
Statement in Appendix 1, are not drawn to
scale, it is approximately 10m (width) x 8m
(height) subject to detailed design.

2. Comments of the Chief Estate Surveyor/Urban Renewal, Lands Department (CES/UR,

LandsD)

Received via email dated 25 June 2026

1. The KC-020 Development Project (the
Project) should be self-sustainable subject
to planning intention. Otherwise, policy
support/steer from DEVB should be sought
and obtained where appropriate in the land
grant application stage.

At the commencement of the KC-020 Project in
August 2024, the Project stated with the
planning objectives to adopt holistic site
planning and integrated design with the
adjoining URA CBS-2:KC Development
Scheme to create a cohesive built environment,
with proposed shared-use of vehicular run in/
out to maintain street vibrancy along Ma Tau
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July 2026




Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),
and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Response to Departmental Comments Table

Departmental Comments

Responses

Wai Road to bring greater planning gain. Such
planning objectives and intention have been
clearly explained in the Public Inspection
Document at commencement. The intention is
also stated in the URA’s planning submission to
the SDEV under s.24 of URAO, which was
subsequently authorized by SDEV without
amendment in August 2025.

In line with the planning intention of the Project
as authorised by SDEV, the purpose of the
subject S.16 planning application is to seek for
minor relaxation of the PR and the BHR for KC-
020, such that it can align with the permitted
parameters of the adjoining URA’'s CBS-2:KC
development Scheme for a holistic design and
integrated development, facilitating a more
flexible and cohesive design of developments
across the two sites. Subsequent to approval of
the S.16 Planning Application, URA will apply
for a land grant to cover the subject Application
Site and part of the project area of the adjoining
CBS-2:KC, such that the future combined
development can be developed under same
parameters on the land within the new land
grant.

Nevertheless, URA has undertaken in the
subject S16 Planning Application that upon the
approval of the S.16 planning application, the
portion of the future combined development
within the Application Site will not exceed
maximum DPR of 8.0 and total PR of 9.0.

2. Should SDEV subsequently decide to
proceed with the Project, URA is required to
submit the land grant application to LandsD
for implementation of the Project including
the planning intention contained in the OZP
and the captioned s.16 planning
application. There is no guarantee that the
application will be approved, and the
maximum GFA and other development

Please be clarified that SDEV had authorized
the URA to proceed with the Project without any
amendment on 26 August 2025, the decision
was gazetted on 5 September 2025.

The current S.16 planning application is to seek
TPB’s approval on the minor relaxation of the
PR and BHR of the Project. Upon approval of
the S.16, URA will follow the established land
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),
and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Response to Departmental Comments Table

Departmental Comments

Responses

parameters will be incorporated into the
future land grant conditions. If the land grant
application is approved by LandsD acting in
its capacity as the landlord, it will be subject
to such terms and conditions (including
payment of premium and administrative
fee) as considered appropriate by LandsD
at its absolute discretion.

administration procedures to submit land grant
application to LandsD at detailed design/ project
implementation stage.

3. Comments of the Chief Town Planner/Urban Design & Landscape (CTP/UD&L)

Received via email dated 29 June 2026

General Comments

1. The Applicant seeks planning permission
for proposed minor relaxation of domestic
plot ratio restriction from 7.5 to 8.0 and
building height restriction (BHR) from
120mPD to 140mPD for permitted
residential development with
commercial/retail uses, and proposed
‘Public Vehicle Park’ use at the subject site
(the Site). The Applicant has submitted a
Visual Impact Assessment (VIA) in support
of the application. However, no design
merits have been provided in the subject
application.

Please be clarified that the primary objective of
the subject S16 Planning Application is to align
the development controls of the Application Site
(KC-020) with those of the adjoining CBS-2:KC,
to facilitate combined development of the two
projects to optimised planning and design
merits. From urban design perspective, the
following design merits can be achieved through
the subject S16 Planning Application (for
aligning the development controls of the two
projects):

e Overcoming site constraints of the
Subject Application Site for a more
desirable  building  disposition: The
Application Site is elongated and narrow
(with site width only about 21m). A
standalone redevelopment would
necessitate an undesirable, single-aspect,
elongated slab-like block. Combining the
sites under same development control
parameters in one land grant can allow for
flexible building design and layouts across
the two project boundaries and avoid the
design constraints between boundaries
such as prescribed window consideration.
The building block design can be more
diverse and flexible to avoid for building a
single aspect and wall-like effect building on
the narrow Application site.
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),
and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Response to Departmental Comments Table

Departmental Comments

Responses

e Enhancing design flexibility for the

Combined Development and create
cohesive built environment: Aligning the
building heights "extinguishes" the physical
vertical gap of 20mPD difference created by
the project boundaries and thus allow
greater design flexibility in building block and
site layout across the two sites. With the
combined development on a combined
bigger site, it enables more flexible
disposition between buildings, slimmer
residential towers, wider building separation,
and a staggered podium design and spatial
connection, thereby enhance visual comfort
and cohesive built environment of the
combined site development.

e Enhancing walkability and

connectivity: Aligning the DPR and BHR
controls allows the podia and at-grade
spaces of both sites to be planned and
designed  holistically.  For instance,
integrated podium design spanning across
both sites could optimize internal circulation
and efficiency, and footbridges/linkages to
connect the retail/commercial podia maybe
included to further enhance the physical
linkage across the two sites. Meanwhile, the
at-grade pedestrian avenue / event plaza
and POS of CBS-2:KC could be holistically
designed with KC-020 to form an open
space network in which the proposed at-
grade pedestrian connection at the
Application Site will connect with the at-
grade pedestrian avenue/ event plaza and
at-grade Public Open Space (POS) provided
under CBS-2:KC to enhance spatial
connectivity, walkability, and overall
accessibility, forming a cohesive and
integrated pedestrian network linking the
east and west, i.e. from the Lok Man Sun
Chuen residential cluster at the western side
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),
and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Response to Departmental Comments Table

Departmental Comments

Responses

of Kau Pui Lung Road to the POS and GIC
clusters at the eastern side of Ma Tau Wai
Road, via the spatial connection and podia
at the future combined site of KC-020 and
CBS-2:KC, and the existing pedestrian-
crossing facilities at Ma Tau Wai Road.

e Preserving streetscape vibrancy: The
combined development enables shared use
of the vehicular access at Kau Pui Lung
Road with CBS-2:KC, eliminates the need
for vehicular access along Ma Tau Wai Road
and Lok Shan Road, thereby maintaining
retail street frontage and vibrancy along Ma
Tau Wai Road and Lok Shan Road and
safeguarding pedestrian safety along these
primary walking routes.

2. The Site is located within a cluster of
residential developments to the west of Ma
Tau Wai Road zoned “R(A)” with BHRs
ranging from 120mPD to 140mPD. The
URA Kau Pui Lung Road/Chi Kiang Street
Development Scheme (CBS-2:KC) with
BHR of 140mPD is situated to its immediate
west. On the other side of Ma Tau Wai
Road, there is another cluster of residential
developments sandwiched between Ma
Tau Wai Road to the west and To Kwa Wan
Road to the southeast zoned “R(A)” with
BHR of 120mPD. According to the
Explanatory Statement of the draft Ma Tau
Kok Outline Zoning Plan No. S/K10/31,
there are four main building height bands —
80mPD, 100mPD, 120mPD and 140mPD in
the Area for the “C”, “CDA”, “R(A)", “R(B)”
and “R(E)” zones — increasing progressively
from the waterfront to the inland and foothill
areas. The proposal with a proposed BH of
140mPD may weaken the intended stepped
height profile descending towards the
waterfront. Notwithstanding that, it would
generally be compatible with the prevailing

Noted. The proposed minor relaxation of BHR
from 120mPD to 140mPD under the subject
S16 Planning Application fully respect and
responsive to the stepped height profile of the
area. Being located next to CBS-2:KC, Lok Man
Sun Chuen, and Celestial Heights (all of which
are subject to a BHR of 140mPD), the Current
S16 Planning Proposal logically aligns with the
140mPD height Ilimit of these adjoining
developments and thus consolidates the
highest building height cluster in the inland area
to form a cohesive urban backdrop, from which
the building height profile will continue to
systematically step down from 140 mPD to
100mPD from inland area near Lok Man Sun
Chuen to the waterfront.
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),
and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Response to Departmental Comments Table

Departmental Comments

Responses

character and intended height profile of the
surrounding area.

Detailed comments/observations
Planning Statement

3. para. 4.8.3 —the ratings of the visual impact
to the selected VPs should be included;

Noted. A new Table 4.1 has been incorporated
under Para. 4.8.3 of the replacement pages of
the Planning Statement (Appendix 1 refers) to
summarize the overall visual impact ratings for
the selected Viewpoints (VPs) based on the
findings of the Visual Impact Assessment (VIA).

Visual Impact Assessment (VIA)

4. the VIA should be prepared in accordance
with the latest promulgated Town Planning
Board Guidelines on Submissions of VIA for
Planning Applications to the Town Planning
Board (TPB PG-No. 41A);

Noted. The VIA has been updated in
accordance with the latest promulgated Town
Planning Board Guidelines on submissions of
Visual Impact Assessment for Planning
Applications to the Town Planning Board (TPB
PG-No. 41A). The relevant replacement pages
of the VIA report have been provided in
Appendix 3.

5. para. 3.2.1 — as per TPB PG-No. 41A
regarding visual envelope, the extent of
assessment area should be equal to three
times of the actual BH of the proposed
development instead of the proposed BH
restriction;

Noted. Paragraph 3.2.1 of the Visual Impact
Assessment (VIA) has been updated in
accordance with TPB PG-No. 41A. The extent
of the assessment area has been revised based
on three times of the actual building height of
the proposed development. Since the actual
building height as per the notional design for the
Current S16 Planning Proposal is about 130m
(i.e. the proposed BHR of 140mPD minus the
site formation level of 10.9mPD), the visual
envelope (VE) is therefore covering a radial
area of about 390m (i.e. 130m x 3). Figure 3.1,
3.3 and 5.1-5.7 have been revised and provided
in replacement pages of the VIA report are
provided in Appendix 3.

6. Tables 4.1 and 6.1 (VP4 and VP5) — having
considered the visual quality and the
popularity of VP4 (entrance of Ko Shan

Noted. The visual sensitivity of VP4 and VP5
has been updated to “medium” in Tables 4.1

Page 10 of 15
July 2026




Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),
and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Response to Departmental Comments Table

Departmental Comments

Responses

Road Park) and VP5 (Kau Pui Lung Road
Playground), it would be more tenable to
grade the visual sensitivity of these VPs as
“‘medium” rather than “low”;

and 6.1 in the VIA report, please refer to the
replacement pages provided in Appendix 3.

7. Table 5.2 (VP3) — the second para. should
read as “The open sky view and visual
openness will only result in minor additional
obstruction...”;

Noted. The relevant paragraph under Table 5.2
(VP3) has been updated and provided as
replacement page of the VIA report in
Appendix 3.

8. para. 6.4 —the conclusion should read as “it
is anticipated that the subject s.16 planning
application would unlikely induce significant

Noted. Para. 6.4 has been updated and
provided as replacement page of the VIA report
in Appendix 3.

development under the OZP Compliant
Scheme and the Proposed Scheme should
appear to be slimmer, and the podium
should appear to be lower.

adverse visual impacts to the
surroundings”.
9. Figure 5.1 (VP1) - the proposed | Noted. Figure 5.1 (VP1) has been updated and

provided as replacement page of the VIA reprot
in Appendix 3.

10. Figure 5.6 (VP6) - the proposed
development would be completely

screened off by the adjoining CBS-2:KC.

Noted. Figure 5.6 (VP6) and the corresponding
"Appraisal of Visual Impacts of Selected
Viewpoints" in Table 5.2 (VP6) have been
updated and provided as replacement pages of
the VIA report in Appendix 3.

4. Comments of the Chief Architect/Advisory and Statutory Compliance Division,
Architectural Services Department (CA/ASC, ArchSD)

Received via email dated 29 June 2026

1. Based on the information provided, it is
noted that the proposed development
mainly consists of 1 tower with an overall
plot ratio (PR) of 9 (including domestic PR
of 8) and a maximum building height (BH)
of 140mPD. The proposed overall PR and
BH appears to be compatible with the
adjacent approved Development Scheme
Plan area ('CBS-2:KC'). From Figure 5.1
(Photomontages of VP1 - Lok Shan Road
Sitting-out Area), Figure 5.2

Please be clarified that the viewpoints (VPS)
adopted in the VIA report has consulted Urban
Design & Landscape Section of Planning
Department (UD&L, PlanD) earlier, who also
indicated no comments/objections to the
selected VPs as reflected in Section 3 of this R-
to-C Table.

For information, the VPs selection was made in
accordance with TPB PG-No. 41A, covering
“views from all four cardinal directions and
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Response to Departmental Comments Table

Departmental Comments

Responses

(Photomontages of VP2 - To Kwa Wan
Market at the Junction of Kowloon City
Road and Lok Shan Road) and Figure 5.6
(Photomontages of VP6 - Lok Man Sun
Chuen at the Junction of Lok Shan Road
and Kau Pui Lung Road), it is noted that the
full extent of the proposal was not shown.
In order to enable us to comment on the
visual impact of the development, the
Applicant may wish to review the viewing
points for photomontages, subject to
PlanD's view.

included short-to-long range views”. VP1, VP2,
and VP6 were intentionally selected to assess
the visual impact from a short-range view. Due
to their close proximity to the Application Site,
they cannot capture the full extent of the
development yet are essential for a
comprehensive visual assessment.

WSD)

5. Comments of the Chief Engineer/Construction, Water Supplies Department (CE/C of

Received via email dated 29 June 2026

1. The applicant has submitted a Water Supply
Impact Assessment (WSIA) for URA
Projects CBS-2 and KC-020. WSD has
reviewed the report and provided comments
on the projected water supply and demand
arising from the proposed development.
However, these comments have not yet
been addressed. The applicant is therefore
required to submit an updated WSIA that
fully addresses WSD's comments. Failure to
finalise the WSIA may adversely affect the
processing of the water supply application
for the proposed development.

Please be clarified that the WSIA for URA
Projects CBS-2 and KC-020 referred by WSD
was submitted earlier for the purpose of detailed
project implementation of CBS-2:KC and KC-
020. That report is not the subject matter of the
current S16 Planning Application. Nevertheless,
WSD’s comments will be addressed separately
at detailed design and implementation stages
subsequent to the approval of the subject S16
Planning Application.

Please be informed that a WSIA is provided in
the EA report in Appendix D of the Planning
Statement of the Subject S16 Planning
Application, which was submitted on 26 May
2026. The WSIA included was prepared
specifically to demonstrate that the subject S16
Planning Application (i.e. minor relaxation of
permissible DPR from 7.5 to 8.0 and BHR from
120mPD to 140mPD for KC-020) has no
insurmountable technical impact from water
supply aspects. The assessment has
sufficiently demonstrated that the existing /
planned fresh and salt water supply systems in
the vicinity are adequate to meet the demands
arising from the current S16 planning proposal.
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Response to Departmental Comments Table

Departmental Comments

Responses

6. Comments of the Antiquities and Monume

nts Office, Development Bureau (AMO, DevB)

Received via email dated 29 June 2026

1. Given the comparatively long history of the
pre-war building at No. 344 Ma Tau Wai
Road, should there be any redevelopment
plan affect it, we would appreciate if the
project proponent could produce a
photographic record of the interior and
exterior of the building and share it with AMO
for documentation purposes and for potential
future use in research, exhibitions and
educational programmes, so as to align with
our previous comments provided via email
dated 6 February 2025.

Noted. The subject building is not a declared
monument nor a graded historic building. It is
also not among the Antiquities and Monuments
Office’s list of 1,444 Historic Buildings and New
ltems.

The subject site is currently under resumption
process. Upon URA successfully completed
acquisition of the subject property interests and
clearance, URA will conduct necessary records.
Continuous communication and liaison with
AMO will be made in the subsequent
implementation stages for appropriate records
of the building if required.

7. Comments of the Director of Environmental Protection (DEP)

Received via email dated 30 June 2026

1. The applicant (Urban Renewal Authority
(URA)) seeks planning permission for
proposed minor relaxation of domestic PR
and BH restrictions for permitted residential
development with commercial/retail uses,
and proposed “Public Vehicle Park” use for
URA’s Development Project (KC-020) at Ma
Tau Wai Road/Lok Shan Road (the Site).
Based on the supporting planning statement
including the Air Quality Impact Assessment
(AQIA), the Environmental Assessment (EA)
and Drainage and Sewerage Impact
Assessment (DSIA) submitted by the
applicant. It is noted that the current
proposal submitted under the captioned
application is a Notional Design for
illustration purpose for technical
assessments. Based on the findings of the
AQIA, EA and DSIA, insurmountable
environmental impact associated with the
Notional Design is not anticipated and
summarized as follows:

i) On air quality, quantitative AQIA has been

Noted.
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Response to Departmental Comments Table

Departmental Comments

Responses

conducted for the Site. By properly locating
the air sensitive uses including openable
windows and fresh air intakes at above 1/F
(4.55mAG/15.45mPD) and not be located
within the AQO exceedance zone, adverse
air quality impact is not anticipated.

i) On noise, a road traffic noise impact
assessment has been carried out for the
Notional Design and all practicable traffic
noise mitigation measures have been
adopted to achieve 96% compliance of road
traffic noise standard. Also, the potential
fixed noise impact has been assessed for
the Notional Design and the predicted fixed
noise level at all NSRs will comply with the
relevant standard. In future detailed design
stage, all the noisy facilities such as
ventilation system for podium will be
properly designed by various means such
as selection of quiet equipment, use of
shielding device, acoustic louvers silences,
semi/full enclosure.

iif) On sewage, the SIA has demonstrated that
the capacity of existing sewerage system is
sufficient to cater for the sewerage
generated from the Notional Design. No
sewerage upgrading works is required.

2. On the above basis, we have no objection to
the captioned application from the
environmental perspective. As  we
understand from URA that the draft land
grant for the Site will be circulated for
departmental comments at later stage, we
intend not to impose planning conditions on
the captioned application. Nevertheless, we
still have comments on the AQIA, EA, and
DSIA as provided in Annex A for further
consideration and refinement during
detailed design stage.

Noted. EPD's 'no objection' to the subject S16
Planning Application is gratefully
acknowledged. The technical comments on the
AQIA, EA, and DSIA will be addressed
accordingly at detailed design stage
subsequent to the approval of the subject
planning application.
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Response to Departmental Comments Table

Departmental Comments

Responses

8. Comments of the Chief Estate Surveyor (Railway Development Section), LandsD

(CES/RDS, LandsD)

Received via email dated 30 June 2026

1. According to our land status check, the
Application Site and the Development
Project Boundary fall within the following

railway-related land status:-
Ttem | Land Status Affccted l Remarks 1 Party Concerned
The Application Sitc
(@) | Control of Building Plan N/A (i) RDO,IyD |
Boundary - Shatin to (i) MTRCL
Central Link (“SCL”) B | )
The Development Project Boundary
\ ) (i) RDO, HyD
(a) | Scheme Boundary -~ SCL N/A s ) Y.
ary | (iv) MTRCL
Control of Building Plan
(b) and Commencement of N/A Ditto
Works Boundary — SCL
Blue Area (strata of
| Above Vesting | underground  land) as |- .
© Boundary — Shatin to | shown on Drawing No. | ( RDO,HyD
Central Link - Tuen Ma | SCL/B/SCL/MTR/PL0/12 | ..
Line (“TML”) 1 (Rev. A) of the Deed of | (D KCRC
Vesting dated 21.6.2021
Easement of  Vesting e
@ | Boundary-SCL-TML WA Ditto

Noted. Subsequent to the approval of this S16
application, continuous coordination will be
made with relevant government departments
and/or parties during land grant submission
stage to ascertain the detailed site survey and
control plan boundaries to avoid any potential
land matter implications.

2. In this connection, you are advised to seek
comments from the above parties concerned
as appropriate. Please ensure that the
project would not encroach onto the vested
area or the easement of SCL. Subject to no
adverse comments from the above
concerned parties, this office has no
comment on the captioned application from
railway land administration point of view.

Ditto.

9. Chief Engineer/ Mainland South, Drainage

Services Department

Received via email dated 8 July 2026

1. Appendix 3.1 Table 2a - Please
supplement the reference for the total
number of residential units of 2324 units for
CBS-2:KC.

Please note that the total number of residential
units of 2,324 units for CBS-2:KC was adopted
from the notional scheme for the Approved DSP
for CBS-2:KC, with 1,374 units for the northern
portion and 950 units for the southern portion
(i.e. total 2,324 units).
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EXECUTIVE SUMMARY

This planning application is submitted by the Urban Renewal Authority (URA) to the
Town Planning Board (TPB) pursuant to Section 16 of the Town Planning Ordinance
(Cap. 131), for minor relaxation of maximum domestic plot ratio (DPR) and building
height restrictions (BHR) for the permitted residential development with commercial /
retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-
020 / the Application Site) and proposed Public Vehicle Park (PVP).

The Application Site, with an area of about 1,566 sq.m., falls within an area zoned
“‘Residential (Group A)” (“R(A)”) on the Draft Ma Tau Kok Outline Zoning Plan No.
S/K10/31 (OZP). It is subject to a maximum DPR of 7.5 and total plot ratio (PR) of 9.0,
with BHR of 120mPD. In accordance to the development restrictions of subject “R(A)”
zone, KC-020 was commenced by way of a development project pursuant to Section
26 of the Urban Renewal Authority Ordinance (URAQO) on 9 August 2024 and was
authorized without amendment by the Secretary for Development (SDEV) on 26
August 2025, with the decision first gazetted on 5 September 2025.

Pursuing a “district-based” approach, the Application Site is intended to be holistically

planned and designed to create synergies with the adjoining URA Kau Pui Lung Road

/ Chi Kiang Street Development Scheme (CBS-2:KC) to optimize planning gains. To

facilitate design flexibility for a cohesive combined development, it is proposed to align

with the development controls of CBS-2:KC. As such, this S16 Planning Application

seeks TPB permission of the following:

(i) minor relaxation of maximum permissible DPR from 7.5 to 8.0, with total
permissible plot ratio remains the same as 9.0;

(i) minor relaxation of BHR from 120mPD to 140mPD; and

(iii) proposed PVP use.

The proposed relaxation in the S16 Planning Application can facilitate a more flexible
layout across the two sites (i.e. the Application Site and CBS-2:KC) which are under
same permissible BHR and PR controls upon this S16 approval. Nevertheless, despite
that a combined development will be proposed, the URA undertakes that the portion
of the future combined development within the Application Site would not exceed
maximum DPR of 8.0 and total PR of 9.0.

This S16 Planning Application is a “non-scheme-based” submission. The notional
design and indicative development parameters provided are solely for illustration
purpose and for conducting necessary technical assessments. Except for any planning
condition(s) to be imposed, the design of the future development will not be bounded
by the notional design submitted in the S16 Planning Application.

The main justification in support of the S16 Planning Application are listed as follows:

e Materialize holistic planning and implementation for combined development of two
URA projects under “district-based” urban renewal approach;
Accommodate site constraints through a combined development with CBS-2:KC;

¢ Enhance walkability and accessibility of the area;
Relaxation of BHR to facilitate flexible building design and potential
accommodation of aboveground carpark design;

e Maintain design flexibility and project implementability;

e Enhance flexibility for residential and commercial land uses allocation in response
to market needs;

e Retain the previously committed planning gains; and
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¢ No Insurmountable technical impacts.

In light of the justifications presented in this planning statement, the TPB is respectfully
requested to give favourable consideration to the application.
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1.6

The subject S16 Planning Application is a “non-scheme-based”
submission and the notional design and indicative development
parameters provided are solely for illustration purpose and for
conducting necessary technical assessments. Except for any planning
condition(s) to be imposed, the design of the future development will not
be bounded by the notional design submitted in the S16 Planning
Application.
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3.

3.1

3.1.1

3.1.2

3.1.3

3.14

THE INDICATIVE DEVELOPMENT PROPOSAL

Proposed minor relaxation of Domestic Plot Ratio (DPR) and
Building Height Restriction (BHR)

With the planning intention for holistic and integrated development for
KC-020 and CBS-2:KS, this S16 Planning Application proposes to relax
the maximum permissible DPR from 7.5 to 8.0 and BHR from 120mPD
to 140mPD for the Application Site, to align with the DPR and BHR
controls of CBS-2:KC. With both projects having the same maximum
DPR of 8.0, a total PR of 9.0 and BHR of 140mPD, it can facilitate a
more flexible layout across the two sites (i.e. the Application Site and
CBS-2:KC) which are under same permissible BHR and PR controls
upon this S16 approval.

Notwithstanding the intention for a combined development, the URA
undertakes that the portion of the future combined development within
the Application Site would not exceed maximum DPR of 8.0 and total PR
of 9.0. To ensure adherence during the detailed design stage, the URA
will conduct site sub-division study of the combined site and carefully
configure the architectural layout, building blocks, and overall massing.
Compliance with these prescribed limits will be clearly indicated in future
GBP submissions.

A comparison between the OZP Compliant Proposal authorized by
SDEV in August 2025 (OZP Compliant Proposal) and the Current
Indicative Proposal of the S16 Planning Application (Current Indicative
Proposal) is provided in Table 3.1 below.

While the subject S16 Planning Application is a non-scheme-based
submission, the notional block plan and section plan are provided in
Figure 3.1 and Figure 3.2 for illustration purpose and for conducting
necessary technical assessments only. Except for any planning
condition(s) to be imposed, the design of the future development will not
be bounded by the notional design submitted in the S16 Planning
Application.
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Table 3.1: Comparison of the OZP Compliant Proposal and Current

Indicative Proposal

Development Parameters OZP Compliant Current Indicative Difference

Proposal ® Proposal [B]-[A]
[A] (Subject S16) (% change)
[B]
Site Area®
- Application Site Area About 1,566 About 1,566 No change
(for PR Calculation) (m?)

Maximum PR

- Total PR 9.0 9.0 No change

- Domestic PR 7.5 8.0 +0.5 (+6.7%)

GFA®
Total GFA (m?)
Domestic GFA (m?)

About 14,094
About 11,745

About 14,094
About 12,528

No change
+783 (+6.7%)

Max. BH (mPD) 120 140 +20 (+16.7%)

Under Notional Design:

No. of Residential Towers 1 1 No change

No. of Residential Floors About 29 floors About 31 floors +2 (+6.9%)

No. of Retail Floors Not more than 3 Not more than 3 No change
storeys storeys ©

Average Flat Size (m?) About 45 About 45 No change®

No. of Flats About 263® ©) About 279®) +16 (+6.0%)@

Anticipated Population About 710® About 753 +43 (+6.0%)@

Site Coverage ©

Domestic portion:
Not more than 37.5%

Non-domestic portion
below 15m:
Not more than 100%

Domestic portion:
Not more than 37.5%

Non-domestic portion
below 15m:
Not more than 100%

No change

Ancillary Car Parking and
L/UL Spaces ©

- Private Car Parking Spaces | 55 58 +3 (+5.5%)
- Motorcycle Parking Spaces 5(12) - S No change
- L/UL Bays 440 3 -1 (-25%)
PVP for Private Cars 0 Not more than 80%? | N/A
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Remarks:

(1) As per the notional design under the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-
020) authorized by SDEV in August 2025 (the DP authorised by SDEV).

(2) Based on the net site area under the latest land boundary survey, subject to agreement with LandsD in
the land grant application stage. For reference, the net site area under the DP authorised by SDEV was
about 1,578sqg.m., the corresponding total GFA was about 14,202sg.m. and domestic GFA was about
11,835 sqg.m.

(3) Not more than 3 storeys of commercial / retail uses will be accommodated within the basement and/or
podium levels. Details will be worked out at detailed design stage.

(4) For a like-to-like analysis, an average flat size of about 45 sq.m. under the Current Indicative Proposal
has been applied to both the OZP compliant and current S16 scenarios in the comparison table to show
the net increase in the number of flats and population. For reference, the notional design for the DP
authorised by SDEV had adopted an average flat size of about 51 sq.m. with about 232 no. of flats and
an estimated population of about 626.

(5) Estimated based on average flat size, the actual no. of flats would be worked out at detailed design stage.

(6) Estimated based on notional design with 9 nos. of domestic units per typical floor, the actual no. of flats
would be worked out at detailed design stage.

(7) Derived by assuming 2.7 occupants as per the average domestic household size in Kowloon City District
based on Population Census 2021.

(8) Assumed in accordance with the First Schedule of Building (Planning) Regulation that for a Class B site
with building height over 61m, the site coverage shall not exceed 37.5% for a domestic building or for the
domestic part of a composite building. The non-domestic podium does not exceed 15m in height, a site
coverage of not more than 100% shall be permitted. The actual site coverage for the development at the
Application Site will be determined at detailed design stage.

(9) Fulfiled HKPSG high-end car parking requirements.

(10) As per car parking provision proposed under the TIA for the DP authorised by SDEV.

(11) Adjusted based on the high-end car parking requirements under the HKPSG.

(12) The PVP provision at the Application Site could be zero or not more than 80 numbers of PVP spaces. In

any case, a total number of about 164 numbers of PVP spaces would be provided within the combined
site of the Application Site and CBS-2:KC as required by TD in CBS-2KC. For details, please refer to
Section 3.2 below.

3.2  Proposed Public Vehicle Park (PVP) use

3.2.1 Under the “R(A)” zoning of the Application Site, “PVP” is under Column
2 use requiring planning permission from TPB. Under the approved DSP
of the CBS-2:KC, about 164 numbers of PVP parking spaces are
required to be provided. To allow design flexibility for the layout and
disposition of PVP spaces in the future combined development, the
subject S16 Planning Application also seeks planning permission to
include not more than 80 numbers of PVP spaces for private cars at the
Application Site, with actual location and number to be determined in
detailed design stage.

3.2.2 The intention to seek planning permission for PVP use under the subject
S16 Planning Application is to allow design flexibility and to avoid further
S16 planning permission to be sought in case some PVP spaces as
required in CBS-2:KC might need to be provided within the Application
Site area due to site constraints and/or integrated design consideration
under the combined site development. Hence, it does not necessarily
mean that there must be certain amount of PVP provision in the
Application Site (i.e. PVP provision at the Application Site could be zero
or not more than 80 numbers of PVP spaces). In any case, a total
number of about 164 numbers of PVP spaces would be provided within
the combined site of the Application Site and CBS-2:KC as required by
Transport Department (TD) in CBS-2KC.
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4.2.3

4.3

431

4.3.2

4.3.3

4.3.4

fulfill prescribed window requirement on the west side of the boundary.
The single-aspect building design would severely compromise overall
site efficiency and layout desirability. From a visual and urban design
perspective, this would result in a single, elongated slab-like block along
the site's frontage which is not conducive to effective tower disposition
and desirable urban space.

The subject S16 Planning Application is a pragmatic response to these
site constraints, which allows for a more flexible and efficient block layout
across the project boundaries under integrated design of the combined
site (Figure 4.1 refers). Without increasing the overall development
intensity of the Application Site, the Current Indicative Proposal in Figure
4.1 demonstrates that the minor relaxation would facilitate a viable layout
with better urban design for a site with inherent physical limitations.

Enhance walkability and accessibility of the area

As planned in the approved DSP of CBS-2:KC, there will be at-grade
pedestrian avenue / event plaza connecting with the surrounding
pedestrian network. With the same permissible PR controls upon the
S16 approval of the Application Site, the two projects, i.e. KC-020 and
CBS-2:KC, can be holistically planned on the podia layout and the at-
grade spaces for better integration and connection between the two sites.

Under the combined site development of the Application Site and CBS-
2:KC, the planning intention to enhance walkability and accessibility of
the area can be further enhanced by integrating the at-grade space
network and podia design. For example, podium design can be more
flexible to across the two sites with better internal circulation and
efficiency, with footbridges/linkages to connect the retail/commercial
podia between the two projects to enhance connectivity. It will facilitate
an early and comprehensive planning on integrated pedestrian linkage
between the east and west, i.e. from the Lok Man Sun Chuen residential
cluster at the western side of Kau Pui Lung Road to the POS and GIC
clusters at the eastern side of Ma Tau Wai Road, via the spatial
connection and podia at the future combined site of KC-020 and CBS-
2:KC, and the existing pedestrian-crossing facilities at Ma Tau Wai Road
(Figure 4.1 refers).

This east-west pedestrian connection will not only benefit the local
circulation adjoining the two projects, but will also bring a combined
effect to enhance the overall walkability and accessibility of the
surrounding wider area through connecting with To Kwa Wan MTR
Station concourse and its exits (Figure 4.3 refers). Detailed design on
the spatial connection and pedestrian network in the combined site will
be worked out at detailed design stage.

Notwithstanding the combined design, the network of POS and at-grade
pedestrian avenue / event plaza as planned under the approved DSP of
CBS-2:KC will remain unaffected by the subject S16 Planning

11



Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height

Restrictions for the Permitted Residential Development with Commercial / Retail uses of the URA Ma Tau Wai Road/

Lok Shan Road Development Project (KC-020), and Proposed Public Vehicle Park

4.4

44.1

4.4.2

4.4.3

4.4.4

4.4.5

Application. The 400sg.m. POS as committed in CBS-2:KC will be
designed at appropriate locations at detailed designed stage, together
with the 2,400sg.m. pedestrian avenue/ event plaza committed in CBS-
2:KC will be holistically designed together with the proposed pedestrian
connection at KC-020 to enhance spatial connectivity, walkability, and
overall accessibility between the two sites, forming a cohesive and
integrated spatial network (Figure 4.1 refers).

Relaxation of BHR to facilitate integrated design with CBS-2:KC
and potential accommodation of aboveground carpark design

Under the intention of a combined development for the Application Site
and CBS-2:KC, the proposed relaxation of BHR from 120mPD to
140mPD of the Application Site can align the height controls of the two
projects, which provides the same building height profile for the two
projects for holistic design, and the necessary vertical spatial flexibility
to achieve a cohesive and optimised urban design across the project
boundaries under a unified height limit.

The proposed minor relaxation of BHR at the Application Site allows for
same maximum building height as of CBS-2:KC upon planning approval.
It will “extinguish” the physical gap of 20mPD difference created by the
project boundaries and thus allow greater design flexibility in building
block layout and disposition under the same BHR of the two projects.

The relaxation can facilitate better urban design outcomes. For instance,
it enables the adoption of slimmer residential building blocks, enhanced
building separation and staggered building design, thereby allowing
more flexibility in building form that could enhance visual comfort. The
relaxation can also facilitate a less bulky podium design such as
staggered-form podium with some outdoor event space on some floors.
It can enhance the visual comfort and sunlight penetration at pedestrian
level.

The proposed minor relaxation of BHR from 120mPD to 140mPD is
comparable with the existing and planned surrounding context. It aligns
with the adjoining CBS-2:KC, Lok Man Sun Chuen and Celestial Height,
all with the same BHR of 140mPD. The proposed 140mPD shall fit
harmoniously with the building height gradation of the area, which steps
down gradually from 140 mPD to 100mPD from inland area near Lok
Man Sun Chuen to the waterfront. (Figure 2.3 refers).

Meanwhile, in line with the latest Government’s incentives to facilitate
the provision of aboveground carpark in development projects, the
proposed location of the carparks under the notional design may
reference to the latest PNAP APP-2 published in November 2025, which
permits full GFA exemption for up to two levels of aboveground carparks
for both private and public car parks. The proposed increase in BHR can
facilitate the necessary design flexibility to accommodate the
aboveground carparks if required, which would subject to detailed
design.

12



Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height

Restrictions for the Permitted Residential Development with Commercial / Retail uses of the URA Ma Tau Wai Road/

Lok Shan Road Development Project (KC-020), and Proposed Public Vehicle Park

4.5

45.1

4.5.2

4.6

4.6.1

4.7

4.7.1

4.8

Enhance development flexibility and project’s implementability

The Application Site is zoned “R(A)” under the OZP. There is no change
of the zoning of the Application Site under the subject S16 Planning
Application. The planning intention of the subject “R(A)” zone is to
facilitate high-density residential development with commercial uses
always permitted on the lowest three floors. The R(A) zone also controls
the maximum domestic PR, maximum total PR, and maximum BHR;
while minor relaxation of such may be considered by the TPB. The “R(A)”
zone provides design flexibility of the development without control on the
specific form and layout of the future development, which is considered
necessary to facilitate project implementability to meet the market needs.
The subject S16 Planning Application is a “non-scheme-based”
submission, which tallies with the “R(A)” zone which controls mainly on
the planning intention, uses and development parameters but not the
specific building design.

Aligning the development controls of the Application Site with those of
the adjoining CBS-2:KC is technically essential to materialize a holistic,
"district-based"” combined development across the two sites, as it
enhances development flexibility, enabling a more cohesive layout that
is vital to overcoming individual site constraints, optimizing pedestrian
connectivity, and achieving a well-integrated urban design that benefits
the wider neighborhood. Upon the subject S.16 planning approval, the
Project will proceed with detailed design and subsequent GBP
submissions for relevant government departments’ approval, a concrete
scheme layout can only be developed at the detailed design stage/ GBP
submission stage for implementation.

Enhance flexibility for residential and commercial land uses
allocation in response to market needs

In view of the high vacancy rates and ample supply of commercial
properties, contrasted with the prevailing housing demand in recent
years, the subject S16 Planning Application proposes to increase DPR
from 7.5 to 8.0, while keeping the maximum total PR at 9.0. This minor
relaxation could enhance the flexibility to optimise the mix of residential
and commercial GFAs and potentially enable an increase in housing
supply, while without increasing the overall development intensity of the
Project.

Retain previously committed planning gains
The key planning gains and urban design features as proposed under
the OZP Compliant Proposal, as mentioned in Section 3.3 will be

retained.

No Insurmountable technical impacts anticipated
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Restrictions for the Permitted Residential Development with Commercial / Retail uses of the URA Ma Tau Wai Road/

Lok Shan Road Development Project (KC-020), and Proposed Public Vehicle Park

48.1

4.8.2

4.8.3

Technical assessments have been conducted based on the notional
design for the Application Site, the findings concluded that the Current
Indicative Proposal would not induce any insurmountable technical
impact in all aspects, including traffic, visual, air quality, noise, waste
management, quantitative risk, drainage, sewerage, and water supply
aspects. Relevant mitigation measures have been recommended where
necessary.

No Adverse Traffic Impact

A Traffic Impact Assessment (TIA) (Appendix A refers) has been
conducted and the findings shows that the Current Indicative Proposal
will not induce any adverse traffic impact. Traffic improvements
measures previously proposed for CBS-2:KC* could cater for the traffic
flow arising from this S16 Planning Application. All identified junctions
will continue to operate with ample capacity in design year 2036 (i.e. 3
years after the tentative completion year of 2033).

No Adverse Visual Impact

A Visual Impact Assessment (VIA) (Appendix B refers) has been
conducted for the Current Indicative Proposal. Comparing with the OZP
Compliant Proposal, the anticipated changes in building mass will be
limited, as the total PR remains unchanged at 9.0. The proposed minor
increase in building height from 120mPD to 140mPD will only result in
minor magnitude of visual change, as the Current Indicative Proposal
generally blends in with the adjacent CBS-2:KC with 140mPD and no
adverse visual impact is anticipated. Table 4.1 below summarizes the
visual sensitivity and impact of the selected VPs.

Table 4.1 — Summary of Visual Impacts

- _ Visual Resultant Overall
Viewing Points Sensitivity Visual Impact
VP 1 Lok Shan Road Sitting- High Negligible
out Area
To Kwa Wan Market at
VP 2! the Junction of Medium Negligible

Kowloon City Road and
Lok Shan Road

vp 3. Footpath of Ma Tau _ _
Wai Road opposite to Medium Slight
Kiang Su Street

4 Traffic improvement measures for CBS-2:KC are recapped / outlined in the TIA report dated
January 2025 for KC-020 OZP Compliant Proposal submitted to SDEV for consideration and
the TIA report dated July 2025 for combined development of CBS-2:KC and KC-020, which
the Transport Department (TD) had no in-principle objection on the assessments and the
proposals provided in these two reports.
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4.8.4

4.8.5

4.8.6

4.8.7

Entrance of Ko Shan

: Medium Negligible

LA & Road Park o

VP 5 Kau Pui Lung Road Medium Negligible
Playground

Lok Man Sun Chuen at

the Junction of Lok ; —

. Medium Negligible
L Shan Road and Kau —

Pui Lung Road

VP 7. Ma Tau Wai Road / Ma Medium Slight
Hang Chung Road
Rest Garden

No Adverse Air Quality Impact

An Air Quality Impact Assessment (AQIA) has been conducted
(Appendix C refers) and the findings concluded that with the proposed
fresh-air-intakes of the future development to be located above
4.55mAG (15.45mPD), it would comply with the prevailing Air Quality
Objectives (AQOs). The future occupants are not anticipated to be
subject to insurmountable air quality impact.

No Adverse Noise Impact

Assessment on the potential noise impact has been included in the EA
report (Appendix D refers), which the assessment results indicated that
with the proposed mitigation measures, such as provision of canopy,
enhanced acoustic window, acoustic balcony, fixed glazing etc., a 96%
compliance of HKPSG’s road traffic noise standard of 70 dB(A) would
be achieved and no adverse road traffic noise is anticipated.
Furthermore, the assessment results also confirms that the subject S16
Planning Application would not be subject to adverse noise impact from
fixed noise sources.

No Adverse Waste Management Impact

Assessment on the potential waste management impact has been
included in the EA report (Appendix D refers) and the findings shows
that with good site management and mitigation measures, no adverse
waste management impact is anticipated.

No Adverse Water Supply Impact

Assessment on the potential water supply impact has been included in
the EA report (Appendix D refers) and the findings concluded that the
planned / existing fresh and salt water supply systems in the vicinity are
adequate to meet the demand arise from this S16 Planning Application.

No Adverse Quantitative Risk Impact
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5.1

5.2

5.3

5.4

5.5

5.6

CONCLUSION

The Application Site is the subject site of URA Ma Tau Wai Road/ Lok
Shan Road Development Project (KC-020). Pursuing a district-based
approach, it is intended to be holistically planned and designed to create
synergy with the adjoining CBS-2:KC to optimize planning gains.

Notwithstanding that both the Application Site (i.e. KC-020) and the
adjoining CBS-2:KC sites are subject to “R(A)” zoning, they are
controlled by two different statutory plans under the planning regime.
The Application Site is controlled by the Draft Ma Tau Kok Outline Zoning
Plan No. S/K10/31 with maximum DPR of 7.5 and BHR of 120mPD. The
adjoining CBS-2:KC, is controlled by the approved DSP No.
S/K10/URA2/2 with maximum DPR of 8.0 and BHR of 140mPD.

To facilitate design flexibility for a cohesive combined development, this

S16 Planning Application seeks TPB’s approval for:

- minor relaxation of maximum permissible DPR from 7.5 to 8.0;

- BHR from 120mPD to 140mPD for the Application Site; and

- proposed PVP use, which is currently a Column 2 use requiring
planning permission from TPB.

The subject S16 Planning Application is a “non-scheme-based”
submission. The notional design and indicative development parameters
provided are solely for illustration purpose and for conducting necessary
technical assessments.

Relevant technical assessments on traffic, visual, air quality, noise,
waste management, quantitative risk, drainage, sewerage, and water
supply aspects have been conducted and the findings concluded that
the Current Indicative Proposal of the subject S16 Planning Application
is technically feasible and no insurmountable problem is anticipated.

The subject S16 Planning Application is supported by the following
development planning merits and justifications:

e Materialize holistic planning and implementation for combined
development of two URA projects under “district-based” urban
renewal approach;

e Accommodate site constraints through a combined development
with CBS-2:KC;

e Enhance walkability and accessibility of the area;

o Relaxation of BHR to facilitate integrated design with CBS-2:KC and
potential accommodation of aboveground carpark design;

e Maintain design flexibility and project implementability;

e Enhance flexibility for residential and commercial land uses
allocation in response to market needs;

e Retain the previously committed planning gains; and

¢ No Insurmountable technical impacts.
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Form No. S16-1 &5 S16-1 5

(iv) For Type (iv) application (£Z5(iv) BHz%

(a) Please specify the proposed minor relaxation of stated development restriction(s) and also fill in the
nronosed use/development and development particulars in art v) below —

o 51| B s Ry TS B A 3 PR PR I

_ ~ INote2]
Plot ratio restriction From M??‘. Dom BSBCPRTS o E Max Dor‘nestlcPR .8
AR EL IR
[0 Gross floor area restriction From B ..cceicennes sq mEHH to B ............ sq. m
Har T PR
H S'tf _coverage Festrichon From [ .oooiviniinnnnn. % 10 B iiiiiiiiiiiiiaeennn. %
TR
— - . I
B”l]fjmg height restriction From B aaaiiviisaaes MR B e e m
B R R o0
From [ cvieessiomsivevins mPD 3 (FAKFEHREE Fyo
B S mPD 3k (FEAKFHEEE |)
From By oo SIOTEYS B 10 escnmranvimins storeys &
L] Non-building area restriction From Pl coasasesias oy PoUR suuiiiikTh m

TR P PR A
[0  Others (please specify)
A, (FHEEEHR)

Note: The notional design and indicative development parameters of thisf]

- - & 516 Planning Application are solely for illustration purpose and for
(v) For T, v) application Ly conducting necessary technical assessments.

Proposed Minor Relaxation of Domestic Plot Ratio and Building
Height Restrictions for the Permitted Residential Development

(a) Proposed with Commercial / Retail uses of the URA Ma Tau Wai Road/ Lok
SO vl it Shan Road Development Project (KC-020), and Proposed Public
HER R R .

Vehicle Park

(Please illustrate the details of the proposal on a layout plan 55 F i EEREAEESGS£15)

(b) Development Schedule #E4NETFE

Proposed gross floor area (GFA) Hif4afgimmfig ... 1409 ..o sqm 3k MAbout 4y
Proposed plot ratio ffa# i fELE % Dom;z:a:l:’Rr;lgz:E.a i“;:‘:% Domestic PR: 8)Nete 2l CJAbout 4
Proposed site coverage &t - & HITE Non-domestic below 15m; Not more than 100% 9, [Note 3] OAbout &3
Proposed no. of blocks f&fsg/esy, ..l |

Proposed no. of storeys of each block S E SR BERERL  ........ 3B s storeys Ji&

[ include £1§%5 _____storeys of basements JgZitlr/d
M exclude A~ §F 2. storeys of basements iz [iE

Not more than 140

Proposed building height of each block EFEHEEEYAVEEE ST .ooeennen.. mPD SR(FEAFHEEE ) OAbout 49
[Note 5]
N 1 A m 3f MAbout £

Note 2: URA undertakes that the portion of the future combined development within the Application Site would not exceed maximum Domestic PR of 8.0

and total PR of 9.0.
Note 3: Assumed in accordance with the First Schedule of Building (Planning) Regulation that for a Class B site with building height over 61m, the site

coverage shall not exceed 37.5% for a domestic building or for the domestic part of a composite building, and shall not exceed 62.5% for a non-domestic
building, or for the non-domestic part of a composite building. If the non-domestic podium does not exceed 15m in height, a site coverage of not more than
100% shall be permitted. The actual site coverage for the development at the Application Site will be determined at detailed design stage.

Note 4: Including 31 residential storeys, 1 storey for lobby/clubhouse and 3 storeys of podium floors.

Note 5: Measured from mean site formation level of about 2.7 mFPD. 7 Part 6 (Cont’d) % 6 gg 5:1'_ (@




Mote: The notional design and indicative development parameters of this
516 Planning Application are solely for illustration purpose and for
conducting necessary technical assessments.

Form No. S16-1 &5 S16-1 5

[/ Domestic part {34
GFA S8HHEI TR
number of Units HE{i7 %7 H
average unit size {7 34 fifE

Non-domestic part JE{:F &5
[] eating place frE¢
[] hotel A5

office ¥ /N=E
shop and services )5 Sz IRFS{T2E

O O

BURF ~ Pt St

M other(s) HAf

(] Open space (K7

estimated number of residents {EH{EZEH

[ Government, institution or community facilities

[Note 6]
... 12928 sq. m E 73k MAbout £
s DO BT, i
......... A5 o sqm A MAbout %
...... About753..........

GFA 44 i

..................... sq. m oK CJAbout £
..................... sq. m 72k CJAbout £
(please specify the number of rooms
FAFHBRIEHE) oo
..................... sq. m £ CJAbout £
..................... sq. m CJAbout £

(please specify the use(s) and concerned land
area(s)/GFA(s) sHatBH IR R A Rt T i 48
FRHEE)

(please specify the wuse(s) and concerned land
area(s)/GFA(s) kA& KA RRAT M EFIfT, /44
PRIETEITE)

- Commercial/ Retail uses

[Note 6 refers]

(please specify land area(s) &z FEHHNEAEIFE)

[] private open space fAA(REEFEH sq. m 7526 [ Not less than “R/Dj

[] public open space 2\ REEMM sq. m 3EJ72f [ Not less than /L4
(c) Use(s) of different floors (if applicable) %/ H#E (A1)
[Block number] [Floor(s)] [Proposed use(s)]

[FE% [E% (et F ]

B1- B2/ F, G/F,

CNA | aRELLL | Gommercial Y Retail" " | Gar Parking Facilities ./ E&M ._........
ARUINSPRISUN [ || S— SEODRYICMBNOUNE. vt v B TSy
.................... AL -0 v | BROSRROIBLINGE. . i sss s

Note 6: The domestic and non-domestic PR/GFA are for illustrative purpose only. To allow flexibility and optimum use of development potential, development
at the Application Site is subject to a maximum domestic PR of 8 and total PR of 9. The actual domestic and non-domestic PRs and GFAs would be worked

out at detailed design stage. .
Note 7: Not more than 3 storeys of commercial / retail uses will be accommodated within the basement and/or podium levels. Details will be worked out at

detailed design stage.
Note 8: The proposed location of the carpark may reference to the latest PNAP APP-2, which permits full GFA exemption for up to two levels of above-ground
car parks. Details will be worked out at detailed design stage. 8 Part 6 (Cont’d) % 6 M)




The notional design and indicative development parameters of this S16 Planning Application are solely for illustration
purpose and for conducting y technical nts.
FEMFRENNSESEHRRESRAHSERARETS BN

Gist of Application EH 3553

(Please provide details in both English and Chinese as far as possible. This part will be circulated to relevant
consultees, uploaded to the Town Planning Board’s Website for browsing and free downloading by the public and
available at the Planning Enquiry Counters of the Planning Department for general information. )

GAEREDITOUR PSORE  E R G R TS AL - BB RS ZES SRR AR AT &
TE R B E A R R A s (SR - )

Application No. (For Official Use Only) (55 77J3E 55 L)
A 4Rt
Location/address KIL 1692, 1712 RP, 1714 RP, 1782, 1806 RP, 1826 RP, 1827 RP, 1838 RP, 1846 RP, 2089 RP,
(rE  Hirhk 2091, 2103 S.ARP, 2103 RP, 2104 RP, 2105, 2181(i.e. Nos. 324 — 354 Ma Tau Wai Road (even
L2t 1 nos. only)) and the Adjoining Government Land
NBEAIRBERSE 169258, HB17125R6RER. H17145RERER, SB17825R. SE18065RERER. H1826%%ER
ER. SE18273RBREG. SB183CSRERER. HE18465RERER. SE2080SRERER. 2001%F. SH2103FANER
BRER. SE2103%RERER. SB21045MERER. E2105%/%%E2181%% (BNGEAEIE324FE3545% (48 )
TR BBy BUAT £ 1
Site area Ne -
o 1,566 sq. m 3 J5 >k M About &9
e EATET
(includes Government land of &1 #5 Fr if +-# 213 sq. m = 53k M About %)
Plan Draft Ma Tau Kok Outline Zoning Plan No. S/K10/31
] HI .
i A5 EH A A S EESK10/31
Zoning —— Ay
s esidential (Group A)" zone
M€ (R 1 wE
dApleled use/ Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the
efi opment Permitted Residential Development with Commercial / Retail uses of the URA Ma Tau Wai Road/
FHEE iR/ 35 e Lok Shan Road Development Project (KC-020), and Proposed Public Vehicle Park
BB M LR B (PR L R R SR SR 3 R PR LU AT T IR R SR TR EE 81 L 3 RIA E
(KC-020) (X EHERGE/TEARREHRLREES
i)  Gross floor area sq.m 3k Plot Ratio Hf&EEEZ
and/or plot ratio 5 0 & Abou 5 Nots 17 E=TCAbout &
4 R T T o omestic out % ote 1/5— out #-
iﬁ%ﬁigfﬁ&/j {FH 12,528 sq.m. [ Not more than | 8 Not more than
‘ EEF RER
Non-domestic a O About & [Note 1/ 5] OAbout 43
FFEEH [Note2/E=]  [J Not more than [Note 2 /g=) [INot more than
FHR FER
i1)  No. of block Domestic
iz g M
Non-domestic
FEEH
Composite
G R 1

Note 1: URA undertakes that the portion of the future combined development within the Application Site would not exceed maximum Domestic PR of 8.0 and total PR of 9.0.
H— HRBRENRENIRER PEENAEFEEEANZEERS, ERSERAMHLEETES 608, RRltREEATRES 0.0

Note 2: To allow flexibility and optimum use of development potential, development at the Application Site is subject to a maximum domestic PR of 8 and total PR of 9. The actual domestic
and non-domestic PRs and GFAs would be worked out at detailed design stage.

HT ARHBREFERTOBEREESN, PHGENEERRESERAMMLEEERHLLERERE. WIRAERRIFER MR RIS EmEIG S s StPEERBE.
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The notional design and indicati

of this 516 Planning Application are solely for illustration

purp and for ¥ 1echnllcal : 1
MR AN RS RN R RS R HSE R AR TLENREFG

(iii) Building height/No.
of storeys

BEYIEE B8

Domestic

{EH

m K
[J (Not more than R~ Z%ji%)

mPD SK(F/KFEEHE |)
[J (Not more than R~ Z%ji3)

Storeys(s) Ji&
[J (Not more than R Z%ji%)

(Oinclude t3##1 Exclude 4%
O Carport {ZHf4]
[0 Basement /&
[ Refuge Floor [[5K &
O Podium F&)

Non-domestic

FFEH

m >

OJ (Not more than 2 14)

mPD SK(FEKFEE |)
O (Not more than K2 42)

Storeys(s) &
[J (Not more than 2% 1%)

(Oinclude €147 Exclude 4%
O Carport {ZH[L]
O Basement /g5
O Refuge Floor [k &
O Podium ‘&)

Composite
SRR

[Note 3/ & =)
About 137.3

m Sf
[J (Not more than F~Z%ji%)

140

mPD SR(EAPEAE |)
(Not more than 2 })

35

2 storeys 28 R4 Basement #)35

Storeys(s) J&
[J (Not more than R~ Z25Ji%)

(Oinclude E1#5M Exclude 4 El#%
O Carport {ZHfH

O Refiuge Floor [ K&
O Podium F&)

(iv) Site coverage

FEmE

Domestic: Not more than 37.5%

Non-domestic below 15m: Not more than 100%

O About &

v)  No. of units

B H

About 279

(vi) Open space
PRE

Private f/, A

sq.m 753 O Not less than R/DjA

Public /%

sq.m FH3f O Not less than AR/DA

Note 3: Measured from mean site formation level of about -4 mPD.

HE BRI KTRERL E2 7R (+27 mPD) BTG T Bk TEEE.
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The notional design and indicative development parameters of this 516 Planning Application are solely for illustration
purpose and for conducting necessary technical assessments.

FRMARENDTRIEHRDES RN SERARNE T ENRIRFE.

(vii) No. of parking Total no. of vehicle parking spaces {5 {ir 485 143 [Note 47 &)
spaces and loading /
unloading spaces Private Car Parking Spaces F.%7 BEgifir 58
gﬁ%gbgﬁﬁ Motorcycle Parking Spaces 5 Bigidi{r 5

Light Goods Vehicle Parking Spaces #&H 55/ HL{ir -
Medium Goods Vehicle Parking Spaces %Y 5 E (i -
Heavy Goods Vehicle Parking Spaces B85l £5 81 H{ir -
Others (Please Specify) HAff (55%1/HH) -

Public Vehicle Park X {SE35 [Note 4 / 5] Not more than 80 nos.
of PVP for private cars

Total no. of vehic]eloading/un loading bays/lay-bys 3
Boby 29 = e R\ A

Taxi Spaces fy-+-Hifir -
Coach Spaces fif#i#= B {ir -
Light Goods Vehicle Spaces &7 £5 g fir 1
Medium Goods Vehicle Spaces %I £5#ifir -

Heavy Goods Vehicle Spaces %! 5 #i sifir ¢
Others (Please Specify) At (55%1/67) -

Submitted Plans, Drawings and Documents $£3ZRYEHI - 488 5 0

Chinese  English

XX L

Plans and Drawings [B Bl & 480E

Master layout plan(s)/Layout plan(s) %843 EEE,~ffmatat @ O O
Block plan(s) ##5={i & & O o
Floor plan(s) #3575 & O O
Sectional plan(s) ## [& O ¥
Elevation(s) 7.1 [& O ([
Photomontage(s) showing the proposed development i iEtEaS EATEREIE R O ™
Master landscape plan(s)/Landscape plan(s) [EiEE4at441E BT E O O
Others (please specify) HAt (FEEFEH) O

Location Plan [{{7 &[], Site Plan [#:3% FE[E),Extract of the Existing Statutory Plans [ER{TEERIMRZEE], Site and Surrounding Context [FR5RHEEL T B2 HERE),
Notional Design under combined deveiopment of KC- 020 and CBS-2:KC {Master Layout) [KC-020 i CBS-2:KC ¥l 508 (ﬁlﬂﬁﬁ} LN Notional Desu;n under
f

Planning Statementf.lusnf'cauons L ) A S

O M

Environmental assessment (including Noise, Waste Management and Water Supply Impact Assessments) O ¥
BRI (2EeE. mmEERAUKR )

Traffic impact assessment (on vehicles) gt Bl A i85 B TS O &
Traffic impact assessment (on pedestrians) 5E7 T AN A 2R, O %
Visual impact assessment {52 222821k 0J M
Landscape impact assessment %ﬁw BT A 0 O
Tree Survey FiARFH#A 0 O
Geotechnical impact assessment -+ JJ52 28 ] O
Drainage impact assessment HE/KS2 &L O
Sewerage impact assessment 55225 O ™
Risk Assessment JH[@=1{h 0 ™
Others (please specify) HAtl (5E5:E0H) | il

Air Quality Impact Assessment Z2R 5 & 8 &G

Note: May insert more thanone "/ | . 5 @ A[{EZH—{E&AILE "v | 5
Note 4: No PVP is required for KC-020, under the intention of combined site development for KC-020 and CBS-2:KC, the proposed PVF use is to allow design flexibility and avoid further s.16 planning permission to
be sought in case some PVP spaces as required in CBS-2:KC might need fo be provided within the Application Site area due fo site traints and/or integrated design i ion. This proposed PVFP use does
not necessarily mean there must be certain amount of PVP provision in the Application Site. The proposed provisions are for illustrative purpose only subject to detailed design.

HE: KC-0200FRERHLRERE BEMSRERSEEAMSCES-2KCHRRBERIEZNE, LERMEARRRE R REHERMEEERIEEARHMCES- 2K CERNBELE LB RIFSENSEMs 16
ABET, EFARPRHIGSARRELTERL ENATERENROEIRMB ESE, Eﬂﬂ%ﬂﬁﬁﬂ&ﬂﬁ&ﬂi, For Form No. S.16-1 ﬁ#ﬁ%% S.16-1 ﬁ




Appendix 3:

Replacement pages of the
Visual Impact Assessment



Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the
Permitted Residential Development with Commercial/Retail Uses of the Urban Renewal Authority Ma Tau Wai Road / Lok Shan Road

Development Project (KC-020), and Proposed Public Vehicle Park
(Visual Impact Assessment)

1.7.To support the S16 Planning Application, this VIA report is prepared to
assess the potential visual impact arise by the S16 Planning Application
in accordance with the TPB Guideline No. 41A — Guidelines on
Submission of Visual Impact Assessment for Planning Applications to the
Town Planning Board (TPB PG-No. 41A).

1.8. Given the Application Site locates immediately next to CBS-2:KC, this VIA
report has made reference to the selected viewpoints of the VIA report for
CBS-2:KC dated February 2023, which the Urban Design & Landscape
Section of Planning Department (UD&L, PlanD) had no in-principle
objection on the assessment provided therein. The selected viewpoints
have covered all four cardinal directions and included short-to-long range
views as per TPB PG-No. 41A. The notional design of the OZP compliant
proposal of KC-020 authorised by SDEV in August 2025 (OZP Compliant
Proposal) (Appendix 1 refers) and the notional design of CBS-2:KC has
been adopted as the baseline visual condition.

1.9.This VIA report will cover the followings:

Section 2:

Section 3:

Section 4:
Section 5:

Section 6:

describes the indicative development proposal under
the current S16 Planning Application;

identifies the area of assessment and the visual
context of the Application Site;

identifies the key visual sensitive receivers;

appraises the potential visual impacts induced by the
S16 Planning Application; and

summarizes the findings of the VIA.
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the
Permitted Residential Development with Commercial/Retail Uses of the Urban Renewal Authority Ma Tau Wai Road / Lok Shan Road
Development Project (KC-020), and Proposed Public Vehicle Park

(Visual Impact Assessment)

Table 2.1: Comparison of the OZP Compliant Proposal and Current
Indicative Proposal

Development Parameters OZP Compliant Current Indicative Difference

Proposal ® Proposal [B]-[A]
[A] (Subject S16) (% change)
[B]
Site Area®
- Application Site Area About 1,566 About 1,566 No change
(for PR Calculation) (m?)

Maximum PR

- Total PR 9.0 9.0 No change

- Domestic PR 7.5 8.0 +0.5 (+6.7%)

GFA®@

Total GFA (m?) About 14,094 About 14,094 No change

Domestic GFA (m?)

About 11,745

About 12,528

+783 (+6.7%)

Max. BH (mPD) 120 140 +20 (+16.7%)
Under Notional Design:
No. of Residential Towers 1 1 No change

No. of Residential Floors

About 29 floors

About 31 floors

+2 (+6.9%)

No. of Retail Floors Not more than 3 storeys | Not more than 3 No change
storeys

Average Flat Size (m?) About 45@) About 45 No change®

No. of Flats About 263® ©) About 279®) +16 (+6.0%)®

Anticipated Population ) About 710®) About 753 +43 (+6.0%)@

Site Coverage ®

Domestic portion:
Not more than 37.5%

Non-domestic portion
below 15m:
Not more than 100%

Domestic portion:
Not more than 37.5%

Non-domestic portion
below 15m:
Not more than 100%

No change

Remarks:

(1) As per the notional design under the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-
020) authorized by SDEV in August 2025 (the DP authorised by SDEV).

(2) Based on the net site area under the latest land boundary survey, subject to agreement with LandsD in
the land grant application stage. For reference, the net site area under the DP authorised by SDEV was
about 1,578sqg.m., the corresponding total GFA was about 14,202sg.m. and domestic GFA was about
11,835 sqg.m.

(3) Not more than 3 storeys of commercial / retail uses will be accommodated within the basement and/or
podium levels. Details will be worked out at detailed design stage.

(4) For a like-to-like analysis, an average flat size of about 45 sq.m. under the Current Indicative Proposal
has been applied to both the OZP compliant and current S16 scenarios in the comparison table to show
the net increase in the number of flats and population. For reference, the notional design for the DP
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the
Permitted Residential Development with Commercial/Retail Uses of the Urban Renewal Authority Ma Tau Wai Road / Lok Shan Road
Development Project (KC-020), and Proposed Public Vehicle Park

(Visual Impact Assessment)

authorised by SDEV had adopted an average flat size of about 51 sq.m. with about 232 no. of flats and
an estimated population of about 626.

Estimated based on average flat size, the actual no. of flats would be worked out at detailed design stage.
Estimated based on notional design with 9 nos. of domestic units per typical floor, the actual no. of flats
would be worked out at detailed design stage.

Derived by assuming 2.7 occupants as per the average domestic household size in Kowloon City District
based on Population Census 2021.

Assumed in accordance with the First Schedule of Building (Planning) Regulation that for a Class B site
with building height over 61m, the site coverage shall not exceed 37.5% for a domestic building or for the
domestic part of a composite building. The non-domestic podium does not exceed 15m in height, a site
coverage of not more than 100% shall be permitted. The actual site coverage for the development at the
Application Site will be determined at detailed design stage.

2.6.All previously committed planning gains under the OZP Compliant
Proposal have been retained, including:

e Adopting holistic site planning and urban design with the adjoining CBS-
2:KC to create a cohesive and integral built environment, with proposed
shared-use of vehicular run in/out(s) to maintain street vibrancy along
Ma Tau Wai Road;

e Capitalizing the existing pedestrian-crossing facilities at Ma Tau Wai
Road and CBS-2:KC to enhance linkage between the east and west of
Ma Tau Wai Road, i.e. from the Lok Man Sun Chuen residential cluster
to the POS and GIC clusters at the eastern side of Ma Tau Wai Road,
enhancing spatial connectivity at-grade; and

e Subject to further technical feasibility study, explore to integrate with To
Kwa Wan MTR station and the commercial portion of CBS-2:KC via
underground connection to enhance overall accessibility and
connectivity to the proposed underground connection.
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the
Permitted Residential Development with Commercial/Retail Uses of the Urban Renewal Authority Ma Tau Wai Road / Lok Shan Road

Development Project (KC-020), and Proposed Public Vehicle Park
(Visual Impact Assessment)

3.

AREA OF ASSESSMENT

3.1 Baseline Visual Condition

3.1.1

3.1.2

3.2

3.2.1

3.2.2

3.2.3

3.24

To comprehensively appraise the potential visual impacts arising from
the Current S16 Planning Proposal, the OZP Compliant Proposal
authorised by SDEV in August 2025, with maximum DPR of 7.5, total
PR of 9.0 and BHR of 120mPD, will serve as baseline visual condition
of the Application Site to assess the visual changes. The Notional
Design of the OZP Compliant Proposal is provided in Appendix 1 and
its indicative development parameters is available in Table 2.1.

The notional design of CBS-2KC have also been incorporated as the
baseline visual condition, as the purpose of the subject S16 Planning
Application is to facilitate for a cohesive combined development of the
Application Site and CBS-2:KC.

Area of Visual Influence (AVI)

According to TPB PG-No. 41A, the assessment area (i.e., the visual
envelope) should cover the AVI within which the future development at
the Application Site is pronouncedly visible from key sensitive viewers.
The assessment area for the VIA is defined by the visual envelope (“VE”)
of the Application Site. The VE has taken 3 times of the proposed
building height of the proposed development. Since the actual building
height as per the notional design for the Current S16 Planning Proposal
is about 130m (i.e. the proposed BHR of 140mPD minus the site
formation level of 10.9mPD), the VE is therefore covering a radial area
of about 390m (i.e. 130m x 3).

As indicated in Figure 3.1, the assessment area extends to a residential
development known as Majestic Park and part of Horae Place to the
north, includes portion of mid-rise residential developments namely On
Wo Yuen and Wyler Gardens to the east, part of Chat Ma Mansion and
the URA’'s Kowloon City Action Area 1 (KCAA1) to the south, and
Sheung Lok Street to the west.

Given the Application Site adjoins immediately to CBS-2:KC, this VIA
has made reference to the selected viewpoints in the VIA report for CBS-
2:KC DSP dated February 2023, which UD&L, PlanD had no in-principle
objection on the assessment provided therein.

On the selection of strategic viewing point (SVP), the Application Site
falls outside the view fans from all eight SVPs identified by the Planning
Department (PlanD) for assessing visual impact to the ridgelines and the
harbour. Same as identified in the VIA for CBS-2:KC DSP, both CBS-
2:KC and the Application Site fall outside the view of SVP5 (Hong Kong
Convention & Exhibition Centre), which is the most possible SVP that
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the

Permitted Residential Development with Commercial/Retail Uses of the Urban Renewal Authority Ma Tau Wai Road / Lok Shan Road

Development Project (KC-020), and Proposed Public Vehicle Park
(Visual Impact Assessment)

4.

4.1

4.2

4.3

4.4

4.5

KEY VISUAL SENSITIVE RECEIVERS AT LOCAL VIEWPOINTS

As per the requirements of TPB PG-No. 41A, key visually sensitive
receivers (VSRs) are those people, who have views of the Application Site
from the most affected VPs in the AVI, and they are most likely to be
affected by the proposed visual change. The identified VSRs of the VIA
include the public at popular areas for outdoor activities, recreation, rest,
leisure and prominent travel routes where their visual attention may be
caught by the proposed development.

VSRs are categorised based on the characters and what they engage in
the public VPs. The sensitivity of receives of visual changes will be
influenced by:

1) The activities they are engaged in;

2) The duration for which the proposed development remains visible;

3) View towards the change is full or partial; and

4) The public perception towards the portion of the proposed
development.

With consideration of the nature of the people who are mostly affected by
the proposed visual changes at the key VPs, the selected VSRs of the
subject VIA are categorised into two groups, namely;

1) Recreation — General public has sights on the Notional Design of the
Application Site while engaging in recreational facilities. Their visual
sensitivity varies depending on the type of recreational activity they are
engaging in.

2) Traveller — General public has sights on the Notional Design of the
Application Site in public passageways. Their visual experience
depends on the speed of travel and whether their views will be
continuous or occasional.

Based on the above criteria, the visual sensitivity of VSRs from the VPs
are categorized into 3 grades (i.e. “High”, “Medium”, and “Low”),
depending on the duration of stay at the VPs. For example, the visual
sensitivity of VSRs from public open spaces is classified as “High”, while
the visual sensitivity of travellers is classified as “Low”.

Table 4.1 lists the visual sensitivity of the selected VSRs at the selected
VPs.
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the Permitted Residential Development with Commercial/Retail Uses of the Urban Renewal Authority

Ma Tau Wai Road / Lok Shan Road Development Project (KC-020), and Proposed Public Vehicle Park

(Visual Impact Assessment)

Visually Sensitive | Approx. Quality of Existing View Degree of Visibility on the Notional Design | Sensitivity
Receiver and Type | Viewing (Good / Fair / Poor) of the Application Site (Full /Partial /
of User Distance Glimpsed)
(Recreation and/or
Traveller) Frequency of View of the Notional Design
of the Application Site (Frequent /
Occasional / Rare)

Type of User:
Traveller
VP 3: About Fair — An oblique view of the | Partial View—The view is partially screened off | Medium
Footpath of Ma Tau | 120m to the | southeastern boundary of the Application | by existing buildings along Ma Tau Wai Road.
Wai Road opposite | east of the | Site, capturing the existing buildings
to Kiang Su Street | Application | along both sides of Ma Tau Wai Road, | Rare View — Low level of pedestrian activity is

Site wide pavement in the foreground and an | observed at this VP, with mainly users of this
VSR: Nearby obstructed sky-view in the background. | footpath who are traveling for work at the
residents, business buildings located at the east of Ma Tau Wai
operators / workers, Road. This VP offers a rare view, as the VSRs
pedestrians/ drivers are mostly transient in nature, with short
along Ma Tau Wai duration of stay and major attention on the road/
Road traffic conditions.
Type of User:
Traveller
VP 4. About Fair — The view of the southwestern | Not visible — The view is completely screened | Medium
Entrance of Ko |311mto boundary of the Application Site, | off by the existing trees at the entrance of Ko
Shan Road Park the south of | capturing the trees at the entrance of Ko | Shan Road Park and CBS-2:KC.

the Shan Road Park on the left, and a low-
VSR: Visitors to the | Application | rise building (i.e. The Church Of The
Park, nearby Site Good Shepherd) on the right in the
residents and foreground, and a sky view partially
pedestrians
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the Permitted Residential Development with Commercial/Retail Uses of the Urban Renewal Authority
Ma Tau Wai Road / Lok Shan Road Development Project (KC-020), and Proposed Public Vehicle Park
(Visual Impact Assessment)

Visually Sensitive | Approx. Quality of Existing View Degree of Visibility on the Notional Design | Sensitivity
Receiver and Type | Viewing (Good / Fair / Poor) of the Application Site (Full /Partial /
of User Distance Glimpsed)
(Recreation and/or
Traveller) Frequency of View of the Notional Design
of the Application Site (Frequent /
Occasional / Rare)
obstructed by existing medium to high-
Type of User: rise buildings.
Recreation/
Traveller
VP 5: About Good - This VP provides an elevated | Glimpsed View — The view is mostly screened | Medium
Kau Pui Lung Road | 200m to the | view of the southern boundary of the | by Lok Man Sun Chuen, various high-rise
Playground west of the | Application Site, capturing Lok Man Sun | residential developments (e.g. City 151, 80
Application | Chuen at the front and a good view of the | Maidstone Road and 51-57 Maidstone Road
VSR: Facility users, | Site sky slightly obstructed by medium to | (under constructions)) as well as CBS-2:KC.
nearby residents high-rise buildings.
Rare View — Although recreational users who
Type of User: rest and/or engage in activities (e.g. playing
Recreation basketball) have been observed, the frequency
of views is considered rare due to the
obstruction caused by existing buildings and
CBS-2:KC.
VP 6: About 94m | Poor - An obligue view of the | Glimpsed View — The view is mostly screened | Medium
Lok Man  Sun | tothe west | northwestern boundary of the Application | off by existing buildings as well as CBS-2:KC.
Chuen at the | of the Site dominated by the continuous
Junction of Lok | Application | building mass along Lok Shan Road with | Occasional View — While the VSRs of this VP
Shan Road and Kau | Site limited sky view. are primarily pedestrians passing by Kau Pui
Pui Lung Road Lung Road and Lok Shan Road, who are
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the
Permitted Residential Development with Commercial/Retail Uses of the Urban Renewal Authority Ma Tau Wai Road / Lok Shan Road
Development Project (KC-020) and Proposed Public Vehicle Park

(Visual Impact Assessment)

ASSESSMENT OF VISUAL IMPACTS
5.1 Methodology for the Appraisal of Visual Impacts

5.1.1With reference to TPB PG-No. 41A, visual changes could be positive or
negative and they are not necessarily mutually exclusive. In considering
the effect of visual changes, it covers the following three aspects::

1) Visual Composition (i.e., to assess the visual effects resulted from
changes in massing, heights, disposition, forms etc. viz the
overall visual backdrop);

2) Visual Obstruction (i.e., to assess the degree of visual obstruction
and loss of views or visual openness due to the proposed
development); and

3) Visual Change (i.e., to assess the visual changes from key public
viewing points with a direct sightline to the proposed
development).

5.1.2The resultant overall visual impact will be categorized into the following
ranges of threshold:

Table 5.1 — Classification of Overall Visual Impacts

Classification Description

Beneficial The project will complement the visual character of its
setting, and/or will improve overall visual quality;

Negligible The project has no noticeable effects or insignificant visual
effects

Slight The project causes slight adverse visual effects.

Moderate The project causes some adverse visual effects, but these

can be eliminated, reduced or moderated to a certain extent
by design/mitigation measures.

Substantial The project causes adverse effects that are considered too
excessive and obstructive, and significant modification is
required to mitigate the impacts.

5.2 Appraisal of Visual Impacts

5.2.1For the visual appraisal of the local VPs, photomontages of three
development scenarios will be prepared for comparison of the changes
before and after development of the Notional Design at the Application
Site, namely:
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the Permitted Residential Development with Commercial/Retail Uses of the Urban Renewal Authority
Ma Tau Wai Road / Lok Shan Road Development Project (KC-020), and Proposed Public Vehicle Park
(Visual Impact Assessment)

Table 5.2 — Appraisal of Visual Impacts of Selected Viewpoints

Location of | Distance and | VSR Type | Visual Composition Visual Obstruction Visual Change Resultant

VP Direction from the Overall Visual
Application Site: Impact

VP 1. About 40m to the | Recreation/ | As shown in Figure 5.1, | The visual opennessto the | The key visual elements | Negligible

Lok Shan | east of the | Traveller the visual composition of | sky is already partially | are the existing buildings

Road Application Site this VP features low to | obstructed by the existing | and partially obstructed

Sitting-out medium - rise residential | low to medium rise | sky view.

Area buildings along Ma Tau | buildings along Ma Tau

Wai Road with part of
Lok Man Sun Chuen at
the back.

Both the OZP Compliant
Proposal and the
Current S16 Planning
Proposal (both
proposals) will inevitably
visible with a large
building mass at this VP
due to its close proximity
to the Application Site.

Comparing with the OZP
Compliant Proposal, the
visual composition
remains the same and
the effect of Current S16
Planning Proposal on
visual composition is
considered negligible.

Wai Road.

Both proposals will result
in further obstruction of the
sky view, nevertheless a
portion of the sky view is
still visible. Comparing to

the ozP Compliant
Proposal, the visual
openness and
permeability remains the
same. Therefore, the
impact of visual
obstruction to the
established VP is
negligible.

Under both proposals,
the podium and the
lower floors of the
proposed tower will be
visible and become a
dominant visual
element, which would
reduce the existing sky
view. Nevertheless, if
compared with the OZP
Compliant Proposal,
there is no change in
visual elements. Thus,
the magnitude of visual
change from this VP is
appraised as negligible.
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the Permitted Residential Development with Commercial/Retail Uses of the Urban Renewal Authority
Ma Tau Wai Road / Lok Shan Road Development Project (KC-020), and Proposed Public Vehicle Park
(Visual Impact Assessment)

Location of | Distance and | VSR Type | Visual Composition Visual Obstruction Visual Change Resultant
VP Direction from the Overall Visual
Application Site: Impact
VP 2: About 100m to the | Traveller As shown in Figure 5.2, | The existing view of this | The key visual elements | Negligible
To Kwa east of the the visual composition of | VP is dominated by an | in this VP include the To
Wan Market | Application Site this VP features the To | urbanised skyline with a | Kwa Wan Market and
at the Kwa Wan Market and | partially obstructed sky | medium to high - rise
Junction of various medium to high - | view.  CBS-2:KC  will | residential buildings at
Kowloon rise  buildings (e.g. | further block the existing | the back and the partially
City Road Celestial Heights, 80 | sky view. obstructed sky view.
and Lok Maidstone Road and
Shan Road City 151). Despite the proposed | While the proposed
tower under both | tower under both
The building mass under | proposals will result in | proposals will be visible
both proposals, which | further obstruction of the | and form a dominant
aligns with the adjoining | sky view, the visual | visual element in this
CBS-2:KC, will be visible | openness and  visual | VP, no change on visual
behind the To Kwa Wan | permeability remains | elements and resources
Market. unchanged when | will  be induced by
compared with the OZP | Proposed S16 Planning
Comparing to the OZP | Compliant Proposal. Thus, | Proposal when
Compliant Proposal, the | the impact of visual | comparing to the OZP
visual composition | obstruction to the | Compliant Proposal.
remains the same and | established VP is | Thus, the magnitude of
thus the effect on visual | negligible. visual change from this
composition is VP is appraised as
considered negligible. negligible.
VP 3: About 120m to the | Traveller As shown in Figure 5.3, | The existing sky view is | Despite the slight visual | Slight
Footpath of | southeast of the the visual composition of | already partially | change brought by the
Ma Tau Wai | Application Site this VP mainly includes | obstructed by the existing | Current S16 Planning
Road the existing buildings Proposal, the impact on
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the Permitted Residential Development with Commercial/Retail Uses of the Urban Renewal Authority
Ma Tau Wai Road / Lok Shan Road Development Project (KC-020), and Proposed Public Vehicle Park
(Visual Impact Assessment)

Location of | Distance and | VSR Type | Visual Composition Visual Obstruction Visual Change Resultant
VP Direction from the Overall Visual
Application Site: Impact
opposite to along both sides of Ma | buildings along both sides | key visual elements at
Kiang Su Tau Wai Road (e.g. | of Ma Tau Wai Road. this VP, namely the
Street Lucky Building, Kwong existing buildings along
Yiu Building, Mai Lok | The open sky view and | both sides of Ma Tau
Building, 6-10 Maidstone | visual openness will only | Wai Road and the
Road and 18 Farm Road | result in minor additional | partially obstructed sky
etc.). obstruction when | view, is very minor when
compared with the OZP | compared to the OZP
Comparing to the OZP | Compliant Proposal. | Compliant Proposal.
Compliant Proposal, the | Therefore, the impact of | Thus, the magnitude of
visual composition | visual obstruction to the | visual change from this
remains largely the | established VP is slight. | VP is appraised as
same with only minor slight.
increase in  building
height which is
compatible with CBS-
2KC and the
surrounding existing
developments, thus the
effect on visual
composition is
considered as slight.
VP 4. About 311m to the | Traveller/ | As shown in Figure 5.4, | The visual opennesstothe | The visual elements at | Negligible
Entrance of | south of the | Recreation | the visual composition of | sky is already partially | this VP are dominated
Ko Shan | Application Site this VP captures the | blocked by the existing | by the existing tree and
Road Park trees at the entrance of | trees and buildings. buildings with limited sky

Ko Shan Road Park on
the left, a low-rise

view and the proposed
tower is not visible at this
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the Permitted Residential Development with Commercial/Retail Uses of the Urban Renewal Authority
Ma Tau Wai Road / Lok Shan Road Development Project (KC-020), and Proposed Public Vehicle Park
(Visual Impact Assessment)

Location of | Distance and | VSR Type | Visual Composition Visual Obstruction Visual Change Resultant
VP Direction from the Overall Visual
Application Site: Impact

building (i.e. The Church | Meanwhile, as the | VP under both proposal,

Of The Good Shepherd) | proposed tower is not | there will be negligible

and a mix of low to high- | visible at this VP under | change to the existing

rise buildings. both proposals, negligible | visual elements and

visual  obstruction  or | resources.

The proposed building | impacts on visual

mass is not visible at this | permeability is anticipated.

VP in both proposals as

it has been completely

screen off the existing

tress and CBS-2:KC. As

such the degree of

change in visual

composition is

considered negligible.
VP 5: About 200m to the | Recreation/ | As shown in Figure 5.5, | This VP possess a | The visual elements at | Negligible
Kau Pui | west of the | Traveller the visual composition of | relatively open sky view | this VP are dominated
Lung Road | Application Site this VP features Lok | with only a small degree of | by a relatively good sky
Playground Man Sun Chuen in the | visual obstruction by the | view under an urban

foreground and various
middle to  high-rise
buildings (City 151, 80
Maidstone Road and 51-
57 Maidstone Road
(under constructions)).

The visual composition
remains largely the

existing medium to high-
rise buildings at the
foreground.

The visual openness and

permeability remains
largely the same in both
proposals, as the

proposed tower has been

setting with Lok Man
Sun Chuen and various
existing buildings.

The proposed tower will
be largely blocked by
and blends in with CBS-
2:KC and the existing
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the Permitted Residential Development with Commercial/Retail Uses of the Urban Renewal Authority
Ma Tau Wai Road / Lok Shan Road Development Project (KC-020), and Proposed Public Vehicle Park
(Visual Impact Assessment)

Location of | Distance and | VSR Type | Visual Composition Visual Obstruction Visual Change Resultant
VP Direction from the Overall Visual
Application Site: Impact
same, with  building | largely screened by CBS- | buildings under both
mass in both proposals | 2:KC. Thus, the effect on | proposal.
has been largely screen | visual  obstruction is
off by CBS-2:KC. | considered negligible. The degree of visual
Nevertheless, it is noted change on visual
minor increase in elements and resources
building height in the is negligible when
Current S16 Planning compared to the OZP
Proposal when Compliant Proposal.
comparing with the OZP
Compliant Proposal,
which is compatible with
the future CBS-2KC and
the surrounding existing
developments. Thus, the
effect on visual
composition is
considered negligible.
VP 6: About 94m to the | Traveller As shown in Figure 5.6, | The existing sky view is | The visual elements at | Negligible
Lok Man | west of the the visual composition of | limited and largely block | this VP includes the
Sun Chuen | Application Site this VP is framed by | by the existing buildings | continuous building
at the existing buildings mass | along both sides of Lok | mass along Lok Shan
Junction of along Lok Shan Road, | Shan Road. Road with limited sky
Lok  Shan namely Fu Yu Court on view, and the proposed
Road and the left and Morning Joy | Meanwhile, as the | tower is not visible at this
Kau Pui Building and 80 | proposed tower is not | VP under both proposal,
Lung Road Maidstone Road on the | visible at this VP under | there will be no change

right.

both proposals, no visual
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the Permitted Residential Development with Commercial/Retail Uses of the Urban Renewal Authority
Ma Tau Wai Road / Lok Shan Road Development Project (KC-020), and Proposed Public Vehicle Park
(Visual Impact Assessment)

Location of | Distance and | VSR Type | Visual Composition Visual Obstruction Visual Change Resultant
VP Direction from the Overall Visual
Application Site: Impact

obstruction or impacts on | to the existing visual
The proposed building | visual permeability is | elements and resources.
mass is not visible at this | anticipated. Thus, the | Thus, the effect of visual
VP in both proposals as | effect on visual obstruction | change is considered
it has been completely | is considered negligible. | negligible.

screen off the existing
tress and CBS-2:KC. As
such the degree of
change on visual
composition is
considered negligible.

VP 7: About 250m to the | Traveller As shown in Figure 5.7, | The existing sky view is | The visual elements at | Slight
Ma Tau Wai | north of the the visual composition of | limited and largely block | this VP includes the
Road / Ma | Application Site this VP mainly consists | by the existing buildings | vibrant streetscape of
Hang Chung of an existing tree, | along both sides of Ma | Ma Tau Wai Road with
Road Rest crossing facilities with a | Tau Wai Road. CBS-2:KC | narrow sky view. CBS-
Garden traffic light and various | will  further block the | 2:KC will also form as

medium to high-rise | existing sky view upon | part of the visual

buildings along Ma Tau | development. element upon

Wai Road. development.

Despite the proposed
The building mass under | tower under both | While the proposed

both proposals, which is | proposals will result in | tower under both
compatible with CBS- | further obstruction of the | proposals will be visible

2:KC and the | sky view, the \visual |and form as a visual
surrounding existing | openness and visual | elementin this VP, minor
buildings will be visible | permeability remains | change on visual

unchanged. Thus, the | elements and resources
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the Permitted Residential Development with Commercial/Retail Uses of the Urban Renewal Authority
Ma Tau Wai Road / Lok Shan Road Development Project (KC-020), and Proposed Public Vehicle Park
(Visual Impact Assessment)

Location of | Distance and | VSR Type | Visual Composition Visual Obstruction Visual Change Resultant
VP Direction from the Overall Visual
Application Site: Impact
behind the To Kwa Wan | effect on visual obstruction | will be induced by
Market. is considered slight. Proposed S16 Planning
Proposal when

Comparing to the OZP
Compliant Proposal,
there is minor change in
visual composition,
mainly cause by the
minor increase in
building height in the
Current S16 Planning
Proposal. The effect on
visual composition is
considered as slight.

comparing to the OZP
Compliant Proposal.
Thus, the magnitude of
visual change is
considered as slight.
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and Building Height Restrictions for the Permitted Residential
Development with Commercial/Retail Uses of the Urban Renewal Authority Ma Tau Wai Road / Lok Shan Road Development Project (KC-020), and
Proposed Public Vehicle Park

(Visual Impact Assessment)

6 EVALUATION OF OVERALL VISUAL IMPACT

6.1 This VIA is submitted to evaluates the degree of visual impacts on VSRs from major
public VPs arise by the subject S16 Planning Application. The notional design of the
OZP Compliant Proposal authorized by SDEV in August 2025, along with the notional
design for CBS-2:KC, is adopted as the baseline visual condition to access the
potential impact arise by the Current S16 Planning Proposal.

6.2 Table 6.1 below summarizes the visual sensitivity and impact of the selected VPs.

Table 6.1 — Summary of Visual Impacts

Viewing Points Visual Resultant Overall
Sensitivity | Visual Impact
VP 1. Lok Shan Road Sitting-out Area High Negligible
VP 2. To Kwa Wan Market at the Junction of Medium Negligible
Kowloon City Road and Lok Shan Road
VP 3. Footpath of Ma Tau Wai Road opposite to Medium Slight
Kiang Su Street
VP 4: Entrance of Ko Shan Road Park Medium Negligible
VP 5. Kau Pui Lung Road Playground Medium Negligible
VP 6: Lok Man Sun Chuen at the Junction of Lok | Medium Negligible

Shan Road and Kau Pui Lung Road

VP 7: Ma Tau Wai Road / Ma Hang Chung Road | Medium Slight
Rest Garden

6.3 By comparing the views to the OZP Compliant Proposal and the Current S16 Planning
Proposal from the 7 selected VPs, the subject S16 Planning Application will have
negligible to slight visual impacts across all assessed VPs. The anticipated changes in
building mass will be limited, as the total PR remains unchanged at 9.0. The proposed
minor increase in building height from 120mPD to 140mPD will only result in minor
magnitude of visual change, as the Current Indicative Proposal generally blends in with
the adjacent CBS-2:KC with 140mPD.

6.4 In conclusion, it is anticipated that the subject S16 planning application would unlikely
induce significant adverse visual impacts to the surroundings.

URBAN RENEWAL AUTHORITY

May 2026
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Appendix 4:

Response to Public Comments



Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),

and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Responses to Public Comments

Para.

Summary of Public
Comments

URA'’s Responses

Relevant to
Public
Comment No.

Concerns on the Non-Scheme-B

ased Submission Approach

1.

The applicant explicitly
states that the indicative
proposal "does not form
part of the application”
and the notional design
and indicative parameters
are "solely for illustration

purpose and for
conducting necessary
technical assessments".

The design of the future
development will not be
bounded by the notional
design" submitted.

Please note that the Application Site is zoned
“‘R(A)” under the OZP. There is no change of
the zoning of the Application Site under the
subject S16 Planning Application. Under the
Schedule of Use of the subject “R(A)” zone
under the OZP, residential development (“Flat”
use), with commercial/ retail uses on the lowest
three floors, are always permitted uses as of
right. The “R(A)” zone only controls the
maximum domestic plot ratio (DPR), maximum
total plot ratio (PR), and maximum building
height restriction (BHR), while minor relaxation
of such may be considered by the Town
Planning Board (TPB). The control under the
‘R(A)” zone provides the necessary design
flexibility without control on the specific form
and layout of the future development, which is
considered necessary to facilitate project
implementation.

The non-scheme-based approach under the
subject S16 Planning Application which seek
minor relaxation of DPR to 8.0 (total PR
remain unchanged as 9.0) and BHR to
140mPD, follows the same spirit as the control
provided under the subject “R(A) zone which
provides the necessary design flexibility for
project implementation during detailed design
stage, while ensuring the future development
remains strictly bounded by the maximum
permissible parameters approved by TPB.

This submission approach is vital for the
Urban Renewal Authority (URA) to deliver
wider planning gains for the district under
district-based urban renewal approach. The
design flexibility allowed in the non-scheme-
based approach can facilitate a more site-
specific detailed design at implementation, to

ensure that KC-020 can be holistically planned

Page 1 of 12
July 2026




Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),

and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Responses to Public Comments

Para. Summary of Public
Comments

URA'’s Responses

Relevant to
Public
Comment No.

and implement with the adjoining URA Kau Pui
Lung Road / Chi Kiang Street Development
Scheme (CBS-2:KC) to optimize overall
planning gains to the community.

Notwithstanding the intention for a combined
development, the future development will
strictly comply with the maximum permissible
development parameters approved by TPB
under the subject S16 Planning Application,
which the URA undertakes that the portion of
the future combined development within the
Application Site would not exceed maximum
permissible DPR of 8.0 and total PR of 9.0.

As the URA may implement projects via joint-
venture (JV) partnerships or self-development,
retaining design flexibility at the planning stage
allows the future development to dynamically
optimize the architectural layout during the
detailed design stage to respond to site-
specific constraints and market needs. While
the URA, as a public body, will actively work
with its JV partners to safeguard and optimize
the overall urban design quality under a
district-based approach.
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),
and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Responses to Public Comments

Relevant to
Public
Comment No.

Para. Summary of Public

Comments

URA'’s Responses

This approach is
incompatible with sound
planning decision-
making. The Board is
asked to approve
increased development
intensity based on
technical  assessments
conducted against a
"hypothetical scheme" to
which the applicant has
no obligation to adhere.
The technical studies may
bear little resemblance to
the actual future
development.

This creates an
"untenable situation in
which the Board grants
expanded development
entittements without any
assurance that the
impacts of the eventual
built form will fall within
the parameters
assessed." The public is
"deprived of the ability to

Please be clarified that the submitted technical
assessments (TAs) are not based on a
'hypothetical scheme”, but are comprehensive
studies conducted based on a notional
design to demonstrate the technical feasibility
of the maximum development parameters
sought under the subject S16 application (i.e.,
with a maximum DPR of 8.0, total PR of 9.0
and BHR of 140mPD).

The TAs could sufficiently prove that no
insurmountable technical impacts will arise
under the maximum permissible parameters,
and their findings remain fully valid for any
future development designed within the
approved parameters under the subject S16
Planning Application, as detailed below:

o Traffic Impact Assessment (TIA): The TIA
was conducted mainly based on the
estimated number of flats derived from the
maximum permissible DPR and domestic
GFA, providing an estimation for car
parking provisions and junction capacity,
any future changes to the building form will
not affect the TIA results.

e Visual Impact Assessment (VIA): The VIA
assessed the proposed BHR of 140mPD,
since the overall development bulk is

make meaningful strictly capped by a total PR of 9.0,
comment” on a scheme anticipated changes in building mass is
that ‘may never limited. Any future development designed
materialise.”  Ultimately, within ~ the  maximum  permissible

the application "seeks
approval for an envelope
of rights rather than a
development proposal,”
which is not the intended
purpose of the Section 16
mechanism.

parameters will not affect the VIA results.

e Air Quality Impact Assessment (AQIA): The
AQIA was conducted mainly based on a
building block with BHR of 140mPD with
selected representative Air Sensitive
Receivers (ASRs) located along the

1
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),

and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Responses to Public Comments

Para. Summary of Public
Comments

URA'’s Responses

Relevant to
Public
Comment No.

Application Site boundary which any
changes to the building block layout will not
affect the AQIA results.

Noise Impact Assessment (NIA) (submitted
under Environmental Assessment
(EA)): The NIA was conducted base on the
notional layout representing the maximum
permissible development intensity (DPR of
8.0, total PR of 9.0, and BHR of 140mPD).
While the final block layout remains subject
to detailed design, the NIA could
demonstrate that the proposed maximum
parameters will not induce insurmountable
noise impacts. Detailed architectural
layouts and specific noise mitigation
measures will be finalized during the
detailed design stage, compliance of noise
standard could be further monitored by the
EPD and relevant departments during the
subsequent Land Grant and GBP
submission stages.

Waste  Management Study (WMS)
(submitted under the EA): The WMS
estimated the construction waste mainly
based on the required demolition area and
Application Site area; the building form will
not affect the WMS results.

Water Supply Impact Assessment (WSIA)
(submitted under the EA) and Sewerage
Impact Assessment (SIA) (submitted under
DSIA) — These assessments are conducted
mainly based on the estimated number of
flats and the maximum permissible
PR/GFA. Any future changes in the building
form will not affect these assessment
results.
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),

and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Responses to Public Comments

Para.

Summary of Public
Comments

URA'’s Responses

Relevant to

Public

Comment No.

e« Drainage Impact Assessment (DIA)
(submitted under the DSIA): The DIA was
conducted mainly based on the future
paved to unpaved area. Any future
changes to the building form will not affect
the DIA results.

e Quantitative Risk Assessment (QRA): The
QRA assessed the risk impact based on
estimated population and the fixed physical
distance between the Application Site and
the existing LPG Compound. Future
changes in the building form will not affect
the QRA results.

In any event, subsequent to approval of the
subject S16 Planning Application, the relevant
mitigation measures identified in the TAs will
be implemented during detailed design/
implementation stage.

The Board is urged to
consider whether it is
appropriate to approve a
relaxation of development
restrictions in the absence
of any binding
commitment by planning
condition or otherwise to
ensure future
development will not
exceed the impacts
assessed under the
indicative scheme.

The S16 Planning Application can optimise the
development potential of the site and provide
wider planning gains to the community. The
technical assessments has also demonstrated
that the subject S16 Planning Application
would not generate any adverse technical and
environmental impacts.

Nevertheless, subject to approval of the
subject S16 Planning Application and if any
approval conditions that TPB may impose, the
future development will strictly adhere to the
approved maximum permissible development
parameters for the Application Site and any
approval conditions to be incorporated by TPB.

1,2

Concerns on the Justifications f

or Minor Relaxation of Building Height Restriction

5.

The primary justification
for the proposed 20mPD
height increase is to "align

As stated in the submission, the S16 Planning
Application aims to materialize the holistic
planning and implementation of the Project

1
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),

and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Responses to Public Comments

Para.

Summary of Public
Comments

URA'’s Responses

Relevant to
Public
Comment No.

the height controls" of the
Application Site and CBS-
2:KC. This is intended to
"extinguish the physical
gap of 20mPD difference
created by the project
boundaries" and
ultimately provide "greater

design flexibility in
building block layout and
disposition under the

same BHR of the two
projects.”

(KC-020) and the adjoining CBS-2:KC under a
district-based urban renewal approach to
optimize planning gains. The minor relaxation
of the BHR from 120mPD to 140mPD in order
to align the KC-020 and the CBS-2:KC with the
same development parameters would bring
substantial benefits in design flexibility for a
cohesive combined development, facilitating
the subsequent preparation of unified land
grant(s) for the two projects and phased
implementation.

By aligning the BHR and DPR between the two
projects, there will be no segregation by the
site boundaries between two projects,
therefore the building design and open space
network can be more flexibly located across
the two sites for better walkability and
connectivity. It also allows the podia and at-
grade spaces of both sites to be planned and
designed holistically. For instance, integrated
podium design spanning across both sites
could optimize internal circulation and
efficiency, and footbridges/linkages to connect
the retail/commercial podia maybe included to
further enhance the physical linkage across
the two sites.

Besides, the at-grade pedestrian avenue /
event plaza and POS of CBS-2:KC could be
holistically designed with KC-020 to form an
integrated open space and pedestrian network
linking the east and west, i.e. from the Lok Man
Sun Chuen residential cluster at the western
side of Kau Pui Lung Road to the POS and GIC
clusters at the eastern side of Ma Tau Wai
Road, via the spatial connection and podia at
the future combined site of KC-020 and CBS-
2:KC, and the existing pedestrian-crossing
facilities at Ma Tau Wai Road.
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),

and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Responses to Public Comments

Para.

Summary of Public
Comments

URA'’s Responses

Relevant to
Public

Comment No.

If a unified height profile
was always intended, it
should have been
pursued through a
Development Scheme
Plan amendment subject
to full public participation.
Therefore, using an S.16
application retrospectively
to harmonise heights is
problematic as it
effectively overrides the
original planning
decisions without
subjecting the change to
the same level of scrutiny.

Please be clarified that a Development
Scheme Plan (DSP) amendment is not
relevant to the Project (KC-020). The KC-020
Project was commenced as a development
project in accordance to s.26 of URAO and
was authorized by SDEV without amendment
in August 2025, thus the Project is governed by
the permissible uses and development
paraments of the subject R(A) zone under the
Ma Tau Kok Outline Zoning Plan (OZP), but
not a DSP.

The subject S16 Planning Application to seek
minor relaxation of DPR and BHR of the
Project was submitted in accordance to the
minor relaxation clause stated under the
statutory Notes of the OZP, which allows TPB
to consider minor relaxations of PR/ BH/ GFA
based on individual merits to provide
necessary flexibility for project implementation.

As a background information, the adjoining
CBS-2:KC commenced in May 2020 was one
of the Pilot Projects for redevelopment of
buildings under the Civil Servants’ Co-
operative Building Society (CBS) Scheme in
response to the Government's policy
mentioned in the 2018 and 2019 Policy
Addresses.

1

The applicant justifies the
height increase by citing a
potential future need for
above-ground carparks;
despite  acknowledging
they are not currently in
the notional design. This
amounts to  seeking
approval for an element
that has not been

Please be clarified that while the adoption of
above-ground carpark design during the
detailed design stage in accordance to PNAP
APP-2 will only be confirmed in detailed design
stage, the proposed permissible development
parameters (i.e. DPR of 8.0, total PR of 9.0,
and BHR of 140mPD) under the subject S16
Planning Application, as well as the submitted
TAs, have fully accounted for the potential
adoption of the above-ground carpark.
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),

and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Responses to Public Comments

Para.

Summary of Public
Comments

URA'’s Responses

Relevant to
Public
Comment No.

designed, assessed, or
committed to.

Meanwhile, the proposed minor relaxation of
the BHR under the subject S16 Planning
Application is not solely for accommodating
aboveground carparks, but also as stated in
the “Planning Merits and Justification” in
Section 4 of the Planning Statement that: for
aligning the building height control to provide
the essential design flexibility needed to
materialize a holistic planning for combined
development with CBS-2:KC, overcoming
existing site constraints with a compact net site
area and elongated configuration and to
deliver key planning gains that enhance the
walkability and accessibility of the area.

Concerns on the Justifications of Commercial Marketability

8.

Applicant's  justification
that the relaxation
enhances the
marketability and

attractiveness  of  the
project by  providing
flexibility to meet the
market  situation are
purely commercial
matters but not planning
considerations.

Please be clarified URA’s concern on
'marketability’ refers to the project’s overall
implementability and suitability to the market
needs, with timely and successful delivery of
planning gains to the community through
implementation of the Project. Specific to the
subject S16 Planning Application, aligning the
development controls of the Application Site
with those of the adjoining CBS-2:KC s
technically essential to materialize a holistic,
"district-based" combined development across
the two sites, as it enhances development
flexibility, enabling a more cohesive layout that
is vital to overcoming individual site
constraints, optimizing pedestrian connectivity,
enhancing built environment, and achieving a
well-integrated urban design that benefits the
wider neighborhood.

Upon the subject S.16 planning approval, the
Project will proceed with detailed design and
subsequent GBP submissions for relevant
government departments’ approval, a concrete
scheme layout can only be developed at the
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Section 16 Planning Application for Proposed Minor Relaxation of Domestic Plot Ratio and
Building Height Restrictions for the Permitted Residential Development with Commercial /
Retail uses of the URA Ma Tau Wai Road/ Lok Shan Road Development Project (KC-020),

and Proposed Public Vehicle Park (Planning Application No. A/K10/280)

Responses to Public Comments

Para.

Summary of Public
Comments

URA'’s Responses

Relevant to
Public
Comment No.

detailed design stage/ GBP submission stage
for implementation.

The statutory planning
system exists to serve the
public interest through the
orderly use of land, the
protection of amenity, and
the provision of
community facilities.
Development parameters
are set based on visual
impact, air ventilation,
traffic, and urban
design—not the financial
performance  of any
individual project.

Please refer to responses for Pt. 8 above.

10.

Optimizing  commercial
flexibility = suggests a
conflation of the URA's
public mandate with its
commercial interests as a
developer. The URA's
self-financing model does
not entitle it to special
planning concessions.
Project marketability is a
matter for commercial
judgment, not planning
merit.

In addition to response to Pt. 8 above, the
subject S16 application is to seek for minor
relaxation with the planning justifications and
merits as stated in the Planning Statement and
IS subject to the consideration and approval by
the TPB. There is no special planning
concessions for the URA.

11.

Reliance on the Financial

Secretary's 2025-26
Budget Speech
(suspension of
commercial land sales)
does not constitute site-
specific planning
justification. General
government policy
statements do not

As a public body to deliver urban renewal
works, the URA aims to prudently review the
market needs in delivering redevelopment
projects to suit the market and the community
needs. In view of the high vacancy rates and
ample supply of commercial properties and
demand for housing supply in recent years, the
URA submitted the S16 application to seek for
minor relaxation of the DPR, so as to enhance
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Responses to Public Comments

Para. Summary of Public URA’s Responses Relevant to
Comments Public
Comment No.
override the need to | development flexibility for providing more flat
demonstrate supply to meet the market needs.
appropriateness for a
particular site.

Urban Design, Open Space & Living Standards

12. Wall Effect & Loss of | Please note that while the B(P)R permit a site | 2
Street Ventilation coverage of up to 100% for non-domestic

podiums not exceeding 15m in height, the URA
The proposed long | will actively seek to optimize the urban design
rectangular podium with | to avoid any potential “wall effect”. Through a
100%  site  coverage | combined development of the Project with the
creates a "wall effect" | adjoining CBS-2:KC, the Project will provide an
exterminating the back | at-grade pedestrian connection to connect with
alley that provided street- | CBS-2:KC.  This  at-grade  pedestrian
level ventilation. There is | connection, alongside with the appropriately
concern the URA will | designed circulation and intervening spaces,
eliminate basement | would breaks up the podium mass and
parking to save costs | prevents any potential wall effect, and at the
under new government | same time enhance spatial and pedestrian
initiatives. connectivity.
The potential adoption of an above-ground
carpark is one of the sustainable building
measures as promulgated by the Government
as published in the PNAP APP-2. It aims to
promote the provision of aboveground carpark
in development projects by permitting GFA
exemptions for up to two storeys of above-
ground carpark.
The feasibility of above-ground carpark will
also be holistically evaluated against urban
design, technical feasibility, and internal
circulation efficiency to ensure an optimized
layout.

13. There is no internal open | Given the KC-020 project has acute site layout | 2
space provided for | and tiny project area of only about 1,566 sg.m.,
residents, forcing them to | the Project is highly constrained in providing
burden already | additional GFA for GIC uses solely.
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Responses to Public Comments

Para.

Summary of Public
Comments

URA'’s Responses

Relevant to
Public
Comment No.

overcrowded public
facilities (e.g., the To Kwa
Wan Station playground).
Furthermore, no
community services are
provided.

Nevertheless, the Project will be holistically
planned and implemented with the adjoining
CBS-2.KC as a combined development to
optimise planning gains to the community. As
already committed in the CBS-2:KC, not less
than 4,500 sg.m. of GIC facilities, 2,400 sq.m.
of at-grade pedestrian avenue/ event plaza
and 400 sqg.m. of at-grade Public Open Space
(POS) will be provided within the CBS-2:KC to
serve the community’s need.

Apart from the above POS and GIC provision
under the combined development, the Project
will provide sufficient private open space for
the Project’'s future residents in accordance
with HKPSG requirements of 1 sq.m. per
person.

14.

Unit sizes are shrinking
from 51 sq.m to 45 sg.m.
URA abandoned the
mandate of improving
living conditions.

15.

The URA is urged to stop
building units under 400
sq.ft to give citizens back
dignity, suggesting higher
plot ratios or fewer units
instead

Please note that the average flat size of about
45 sg.m. (equivalent to about 484 sq.ft.) could
meet the minimum flat size requirement of not
less than 26 sqg.m. in saleable area as
stipulated by the Government.

16.

The development should
reference designs from
Taiwan or Japan to
provide slightly larger
balcony spaces required
for practical daily chores,
such as hanging laundry
and drying blankets.

Specific architectural design details (e.g.
balcony spaces) fall outside the scope of the
current S16 Planning Application, as they will
only be formulated during the detailed design /
GBP submissions stages subsequent to
approval of the subject S16 Planning
Application. The future design will comply with
relevant building ordinances and regulations to
formulate a design that balance technical
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Para. Summary of Public
Comments

URA'’s Responses

Relevant to
Public
Comment No.

feasibility, quality urban design, and the
provision of highly functional, comfortable

living spaces for the future residents of the
community.
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