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Executive Summary 

 

The Planning Application is submitted by the Hong Kong Housing Authority (HA) to seek 

approval from the Town Planning Board (TPB) under Section 16 of the Town Planning 

Ordinance for minor relaxation of maximum total plot ratio (PR) from 5.0 to 6.25 (+ around 

25%) and building height restrictions (BHRs) of the western part from 135mPD to 151mPD 

(+around 11.9) and eastern part from 130mPD to 146mPD (+around 12.3%) for the public 

housing development at Area 19, Kwu Tung North (KTN) New Development Area (NDA), 

New Territories (the Application Site).  With the proposed increase in development intensity, 

welfare facilities equivalent to about 5% of the total attainable domestic Gross Floor Area 

(GFA) in response to the 2020 Policy Address, and high-end provision of ancillary parking 

facilities in accordance with the latest Hong Kong Planning Standards and Guidelines 

(HKPSG) promulgated in August 2021 will be provided.   

 

The Application Site falls under the Approved Kwu Tung North Outline Zoning Plan No. 

S/KTN/2 (the OZP), mostly zoned as “Residential (Group A)2” (“R(A)2”) with two small 

portions in area shown as ‘Road’.  It is subject to a maximum total PR of 5.0 and BHRs of 

135mPD and 130mPD for the western part and eastern part respectively.  

 

In 2018, the TPB approved the Civil Engineering and Development Department (CEDD)’s 

planning application No. A/KTN/54 for minor relaxation of PR and BHRs of the Application 

Site, among others, with a view to optimizing the development intensity of some public 

housing sites in KTN/Fanling North (FLN) NDA for higher public housing flat production. 

In this regard, the maximum total PR of the Site has been relaxed from 5.0 to 6.0 while the 

maximum building heights of the western and eastern parts have been relaxed from 135mPD 

to 145mPD and 130mPD to 140mPD respectively.   

 

The proposed minor relaxation of maximum total PR and BHRs is in line with Government’s 

policy to address the space shortfall of the welfare sector and the latest HKPSG to meet the 

anticipated parking demand.  According to the review of relevant technical assessments, the 

proposed minor relaxation will not generate any adverse impacts on visual, landscape, air 

ventilation, traffic, sewerage and water supply aspects.  

 

In view of the above, the TPB is requested to give favorable consideration on the proposed 

minor relaxation of maximum total PR and BHR of the Application Site.   
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行政摘要 

(聲明：此中文譯本僅供參考，如中文譯本和英文原文有差異時，應以英文原文為

準。) 

 

本規劃申請是由香港房屋委員會（下稱「房委會」）向城市規劃委員會（下稱「城

規會」）提出，旨在根據《城市規劃條例》第16條，向城規會申請規劃許可，略為

放寬於古洞北新發展區第19區公營房屋發展計劃（下稱「申請地盤」）的最高總地

積比率由5.0倍增加至6.25倍 （+約 25%）以及略為放寬建築物高度限制由主水平基準

上135米增加至主水平基準上151米（西部）（+約11.9%）和主水平基準上130米增加

至主水平基準上146米（東部）(+約12.3%)。擬議的增加發展密度將配合《2020年施

政報告》的建議提供等同約 5% 總住用樓面面積的處所作社福用途及按已更新的《香

港規劃標準與準則》（2021年8月版）所訂的上限提供附屬泊車設施。 

 

申請地盤主要位於《古洞北分區計劃大綱核准圖編號 S/KTN/2》（下簡稱「大綱核准

圖」）上的「住宅（甲類）2」地帶及兩小部分顯示為「道路」的地方，受限於最高

總地積比率5.0倍以及建築物高度限制的主水平基準以上135米（西部）和主水平基準

以上130米（東部）。 

 

城市規劃委員會（下稱「城規會」）於2018年批准土木工程拓展署提出的規劃申請

（編號A/KTN/54），當中包括略為放寬地盤的最高准許地積比率由5.0倍至6.0倍以及

建築物高度限制東、西兩個部分分別由主水平基準以上130米增至140米和主水平基

準以上135米增至145米，以期盡量提高古洞北／ 粉嶺北新發展區一些公營房屋用地

的發展密度，從而增加公營房屋的建屋量。 

  

擬議略為放寬總地積比率及建築物高度限制符合政府政策，應付社福設施和泊車位

的殷切需求。是項放寬限制申請的方案不會在視覺、景觀、空氣流通、交通、排污

及供水方面構成負面影響。 

 

基於以上各點，懇請城規會從優考慮略為放寬申請地盤的最高總地積比率及建築物

高度限制。 

 
 

  



 3 

 

 

TABLE OF CONTENTS 

 

EXECUTIVE SUMMARY 

 

1. INTRODUCTION………………………………………………….………..……...4 

2. SITE CONTEXT…………………………………………………….……………...4 

3. DEVELOPMENT PROPOSAL………………………………………….………...6 

4. JUSTIFICATIONS AND PLANNING MERITS ………………………….........10 

5. CONCLUSION…………………………………………………………………….14 

 

LIST OF TABLES 

Table 1 Comparison between the OZP Scheme, Current Scheme and Proposed Scheme 

Table 2 Key Development Parameters of the Proposed Housing Development 

 

LIST OF FIGURES 

Figure 1 Location Plan  

Figure 2 Master Layout Plan 

Figure 3 Section AA (West) 

Figure 4 Section BB (West) 

Figure 5 Section CC (West) 

Figure 6 Section AA (East) 

Figure 7 Section BB (East) 

Figure 8  Landscape Master Plan – 1  

Figure 9 Landscape Master Plan – 2  

 

LIST OF APPENDICES 

Appendix 1 Review of Visual Appraisal  

Appendix 2 Qualitative Statements On Air Ventilation Assessment  

Appendix 3 Review of Traffic Impact  

Appendix 4 Review of Sewerage Impact  

Appendix 5 Review of Water Supply  

  



 4 

1. INTRODUCTION 

 

1.1. This application seeks the Town Planning Board (TPB)’s permission under Section 

16 of the Town Planning Ordinance for the proposed minor relaxation of maximum 

total plot ratio (PR) from 5.0 to 6.25 and building height restrictions (BHRs) from 

135mPD to 151mPD for western part and 130mPD to 146mPD for eastern part for 

the public housing development (the Proposed Development) at Area 19, Kwu Tung 

North (KTN) New Development Area (NDA), New Territories (Figure 1) (the 

Application Site).  

 

2. SITE CONTEXT 

 

Planning Context 

2.1. The Application Site, which comprises the western and eastern parts of about 6.87 

ha in total, is located to the immediate northwest of the planned Kwu Tung railway 

station at the Town Plaza of KTN NDA.  The Application Site is mainly zoned 

“Residential (Group A)2” (“R(A)2”) with two small portions in area shown as 

‘Road’ on the approved Kwu Tung North Outline Zoning Plan No. S/KTN/2 (the 

OZP) (Figure 1 refers) for high-density residential development, subject to a 

maximum total PR of 5.0 and BHR of 135mPD (West) and 130mPD (East).  ‘Flat’, 

‘Social Welfare Facility’, and ‘Market’ uses, among others, are Column 1 uses and 

always permitted while ‘Eating Place’ and ‘Shop and Services’ uses are always 

permitted on the lowest two floors of a building excluding basement or in a free-

standing purpose-designed non-domestic building up to five storeys under “R(A)2” 

zone.  Relevant OZP was approved by the Chief Executive in Council (CE in C) in 

June 2015 and the planning brief for the Application Site was approved in August 

2021.  The Application Site is partially under site formation by the Civil Engineering 

and Development Department (CEDD) and partially pending clearance by Lands 

Department (LandsD).     

 

2.2. In 2018, the Town Planning Board approved CEDD's planning application No. 

A/KTN/54 for minor relaxation of PR and BHRs of the Site, amongst others, with a 

view to optimizing the development intensity of some public housing sites in KTN/ 

Fanling North (FLN) NDA for higher public housing flat production.  In this regard, 
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the maximum total PR of the Site has been increased from 5 to 6 while the maximum 

building heights of the western and eastern parts have been increased from 135mPD 

to 145mPD and from 130mPD to 140mPD respectively. 

 

2.3. In helping to address the space shortfall of the welfare sector, the 2020 Policy 

Address has recommended HA to explore in the future public housing projects so 

that a gross floor area (GFA) equivalent to about 5% attainable domestic GFA can 

be set aside for the provision of social welfare facilities.  Without affecting the flat 

production of the project, social welfare facilities equivalent to about 5% of the total 

attainable domestic GFA will be provided in the Application Site subject to Social 

Welfare Department (SWD)’s confirmation on funding and detailed design to 

accommodate the welfare facilities. Besides, the development scheme is enhanced 

to accommodate the ancillary parking spaces in accordance with the latest parking 

standards under the HKPSG promulgated in August 2021. In order to incorporate 

the above without compromising the flat production, it is proposed to increase total 

GFA through minor relaxation of the maximum total PR from 5.0 to 6.25 and BHR 

from 135mPD to 151mPD at the western part and 130mPD to 146mPD at the eastern 

part.  According to the OZP, based on the individual merits of the development 

proposal, minor relaxation of the PR and BHR may be considered by the TPB on 

application under Section 16 of the Town Planning Ordinance. 

 

Surrounding Land Uses 

2.4. The Application Site is located around the Town Centre of the KTN NDA and the 

immediate northwest of the planned Kwu Tung railway station at the Town Plaza of 

KTN NDA (Figure 1), which is one of the designated public housing sites in KTN 

NDA to address the housing demand in the medium term.  KTN NDA together with 

FLN NDA will be developed as extension of the Fanling/ Sheung Shui New Town 

to form Fanling/ Sheung Shui/ Kwu Tung New Town.  

 

2.5. The planned surrounding areas have the following characteristics:  

 

 to the immediate east is the proposed public housing site, Area 20 (approved 

Building Height (BH) of 115mPD); 

 to the southeast is the planned Kwu Tung railway station at the Town Plaza; 
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 to the immediate south is the proposed Town Plaza, which is the open space 

serving as a green corridor linking up major activity nodes with the railway 

station and public transport interchange, with planned public and private 

housing sites in Areas 24 and 25 (BH of 120mPD to 135mPD) at further south; 

 to the west across the planned Road P1 is the existing green belt area; and 

 to the north across the planned Road D3 is the proposed public housing site in 

Area 12 (BH of 135mPD) and a proposed primary school (BH of 8-storey).  

 

 

 

3. DEVELOPMENT PROPOSAL 

 

Proposed Scheme  

3.1. The Proposed Scheme adopts a maximum BH not exceeding 151mPD for western 

part, 146mPD for eastern part and a maximum PR of 6.25.  The Proposed Scheme 

would provide about 9,220 flats with a design population of about 22,700 persons, 

which are subject to detailed design.  The differences in key parameters of the 

Proposed Scheme as compared against the OZP and Current Scheme which is the 

scheme as approved in application No. A/KTN/54 are summarized in Table 1 

below. 

 

Table 1  Comparison between the OZP Scheme, Current Scheme and Proposed Scheme 

Development 

Parameters 

OZP Current 

Scheme* 

[A] 

Proposed 

Scheme 

[B] 

Difference 

[B] – [A] 

Maximum Total 

PR 

 

5.0 6.0  

 

6.25  Overall: +0.25 

(+4.2%) 

 

Maximum 

Building Height 

(main roof level) 

Not exceeding 

+135mPD 

(West)/ 

+130mPD 

(East) 

Not 

exceeding 

+145mPD 

(West)/ 

+140mPD 

(East) 

Not exceeding 

+151mPD 

(West)/ 

+146mPD 

(East) 

+6m (4.1%) 

(West)/  

+6m (4.3%) (East)  

* Current Scheme is the scheme approved under application no. A/KTN/54  

 

3.2. Western part consists of six housing blocks (about 38 to 40 domestic storeys) on 

podium (about 1 to 2 storeys) which will accommodate social welfare, retail 



 7 

facilities and other associated ancillary facilities, and one 11-storey free standing 

non-domestic block which will accommodate social welfare facilities, 

estate/tenancy management offices, carpark, and other associated ancillary 

facilities.  Eastern part consists of six housing blocks (about 38 domestic storeys) 

on podium (about 1 to 2 storeys) providing social welfare, retail facilities, carpark 

and other associated ancillary facilities as well as a standalone public market at 

about 12,000 m2 GFA in about 5,500 m2 gross site area under the purview of Food 

and Environmental Hygiene Department (FEHD).  The GFA of the public market is 

accountable to the total PR of the Application Site.  Subject to the design population, 

not less than 22,700 m2 local open space in accordance with the HKPSG requirement 

of 1 m2 per person will be provided in the Application Site.  Podium gardens, 

kindergartens and recreational facilities including two basketball courts, three 

badminton courts, three table tennis tables and children’s play areas will also be 

provided in the public housing development.  A set of schematic drawings 

illustrating the layout and design of the Proposed Development are provided in 

Figures 2 to 7.   

 

3.3. The key development parameters of the Proposed Development and Development 

Provision are summarized in Table 2 below. 

 

Table 2  Key Development Parameters of the Proposed Housing Development 

Development Parameters 

Site Area1 

Gross 

Net 

 

About 6.87 ha 

About 6.87 ha  

Maximum PR2 6.25 

 

Maximum GFA3 429,375m2 

(including FEHD’s public market of 

about 12,000m2 GFA) 

Maximum Building Height (main roof 

level)   

+151mPD (West) 

+146mPD (East) 
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No. of Storey of Housing Blocks  (Western Part)  

Blocks 1 to  2: 41 storeys including 1 

storey of podium 

Blocks 3 to 6: 41 storeys including 3 

storeys of podium 

 

 (Eastern Part) 

Blocks 7 to 8: 40 storeys including 2 

storeys of podium 

Blocks 9 to 11: 41 storeys including 3 

storeys of podium 

Block 12: 42 storeys including 4 storeys 

of podium 

 

Estimated Flat Production  9,220 

Estimated Design population4 22,700 

Green Coverage (% of Gross Site Area) At least 30%  

Education Facilities  

Kindergarten Four (6-classroom each) 

Recreation Facilities  

Local Open Space Not less than 22,700m2 

Children Play Area Not less than 1,816m2 

Basketball Court 2 

Badminton Court 3 

Table Tennis Table 3 

Social Welfare Facilities 

120-p Day Care Centres for the Elderly 

(DE) (kitchen based)5 

1 

(about 754 m2 NOFA) 

District Elderly Community Centre 

(DECC) 

1 

(about 424 m2 NOFA) 

Child Care Centre (CCC) 1 

(about 530 m2 NOFA) 

One team of Home Care Services (HCS) 

for Frail Elderly Persons (2-team size non-

kitchen based) 6 

1 

(about 142 m2 NOFA) 

50-p Day Activity Centre (DAC) 6 1  

(about 319 m2 NOFA) 

50-p Hostel for Severely Mentally 

Handicapped Person (HSMH) 6 

1 

(about 691 m2 NOFA) 

50-p Hostel for Moderately Mentally 

Handicapped Persons (HMMH) 6 

1  

(about 617 m2 NOFA) 
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30-p Supported Hostel for Mentally/ 

Physically Handicapped Persons 

[SHOS(MPH)] 6 

1 

(about 355 m2 NOFA) 

120-p Integrated Vocational Rehabilitation 

Services Centre (IVRSC) 6 

1 

(about 653 m2 NOFA) 

60-p Special Child Care Centre (SCCC) 6 1 

(about 409.4 m2 NOFA) 

200-p Long Stay Care Home (200p) 6 1 

(about 2,866 m2 NOFA) 

40-p Supported Hostel for Ex-Mentally Ill 

Persons [SHOS(Ex-MI)] 6 

1 

(about 486 m2 NOFA) 

Integrated Family Service Centre (IFSC) 6 1 

(about 551 m2 NOFA) 

Integrated Children and Youth Services 

Centre (ICYSC) 6 

1 

(about 631 m2 NOFA) 

Total GFA for welfare facilities:  About 19,800 m2  

(about 5.15% of total attainable domestic 

GFA of about 384,630m2) 

Retail and Commercial (R&C) Facilities  About 7,200m2  

Parking Facilities7 

Car Parking Space (Domestic)  749 

Car Parking Space (Visitors) 60 

Car Parking Space (R&C) 48 

Car Parking Space (Estate/Tenancy 

Management Office) 

2 

Motorcycle Parking Space 62 

Light Goods Vehicle Parking Space 

(Domestic) 

26 

Loading/Unloading (L/UL) Bay 

(Domestic) 

24 

L/UL (R&C) 9 

Bicycle Parking Space (Domestic)  615 

Parking (Welfare) 11 

L/UL Bay (Welfare) 2 

Note-  

1  Including FEHD’s public market site of approx. 5,500m2 and subject to detailed survey.  

2 The proposed domestic and non-domestic PR are about 5.6 and 0.65 respectively, which are for illustrative 

purpose only.  To allow flexibility and optimum use of development potential, development at the Site is 

proposed to be subject to a maximum total PR.  The actual domestic and non-domestic PR would be worked 

out at detailed design stage. 

3 Calculation based on net site area of 6.87ha.  

4 Based on actual flat mix. 

5 The originally proposed 60-p DE is replaced by a 120-p DE in response to the 5% initiative. 
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6 Additional welfare facilities as advised by Social Welfare Department (SWD) in response to the 5% 

initiative. 

7 Full GFA exemption for all parking facilities. All parking provisions have been agreed with TD. Those 

parking provision for the public market are to be provided by FEHD within the public market site and not 

include in the table.  

  

Implementations Programme  

3.4. Foundation works of the Application Site is scheduled to be commenced by HA in 

2022/23 for planned building completion in 2026/27 and 2027/28 by phases 

tentatively. 

 

 

4. JUSTIFICATIONS AND PLANNING MERITS  

 

In line with Government’s Policy to Address the Space Shortfall of the Welfare 

Sector 

4.1. The 2020 Policy Address has recommended inviting HA to explore setting aside a 

GFA equivalent to about 5% of attainable domestic GFA in the future public 

housing projects for the provision of welfare facilities to address the space shortfall 

of the welfare sector.  In response to the 5% initiative, social welfare facilities of 

about 19,800m2 equivalent to about 5.15% of the total attainable domestic GFA will 

be provided as per SWD’s advice and subject to SWD’s confirmation on funding 

and detailed design to accommodate the welfare facilities.   

 

Optimise Development Potential and Timely Provision of Public Housing     

4.2. With a view to optimise the development intensity of some public housing sites in 

KTN/FLN NDA for higher public housing flat production, the TPB approved 

CEDD’s planning application No. A/KTN/54 for minor relaxation of PR and BHR 

of the Site, among other public housing sites.  In order to achieve the maximized 

development intensity, the maximum total PR of the Site has been increased from 

5.0 to 6.0 while the maximum BH of the western and eastern parts have been 

increased from 135mPD to 145mPD and from 130mPD to 140mPD respectively.  

 

4.3. The further increase of PR from 6.0 to 6.25 (+0.25) under this application is mainly 

to accommodate the additional GFA for social welfare facilities where the 

previously approved PR, which was intended to optimizing available land resource 
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in addressing the pressing housing demand, would be maintained for the timely 

provision of the planned public housing development.    

 

4.4. In order to deliver the public housing development in a more cost-effective and 

timely manner, excavation works for underground car park would be minimized.  

With the higher car parking spaces provision requirement under latest promulgated 

HKPSG, minor relaxation of BH to accommodate the car parking spaces as well as 

the additional GFA for welfare facilities is required.   

 

Minimise Implications on Building Height  

4.5. In order to minimise the implications on the building height of the housing blocks 

from the additional GFA for social welfare facilities and high-end parking standard 

of the latest HKPSG with consideration of the planning intention to generally adopt 

two-storey podium design to improve wind penetration at pedestrian level, some of 

the social welfare facilities, estate/tenancy management office and car parking 

spaces are proposed to be accommodated in the free-standing non-domestic 

building.  As a result, a free-standing non-domestic building of 11 storeys (including 

the roof-top structure with height more than 10% of the building height) is proposed.  

The increase of the maximum BH of the housing blocks would be 6m only as 

compared with the approved current scheme (+4.1% (west) and +4.3% (east)).     

 

Meet Acute Demand for Public Housing  

4.6. As per the Long Term Housing Strategy Annual Progress Report 2021, the supply 

target for public housing is 301,000 for the ten year from 2022/23 to 2031/32 with 

the split ratio of public / private housing of 70:30.  As at end-September 2021, the 

average waiting time for general applicants was 5.9 years.  This application would 

not adversely affect the planned public housing production which is in line with the 

government’s policy to better utilize land resources in order to meet the imminent 

public housing need.   

 

Compatible with Surrounding Development Context  

4.7. One of the main planning concepts of KTN/FLN NDA is “forming a compact city” 

where most high-density residential developments, workplace, 

leisure/entertainment and public facilities had been planned within 500m 
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catchments of the planned Kwu Tung railway station and public transport 

interchange with tallest buildings at the northern and western part of the KTN town 

center.   

 

4.8. With higher proposed BH at the western part of the Application Site, the building 

height profile, stepping down from the west to the east, would be maintained so as 

to achieve a better interface and relationship with the town plaza, respecting the 

established urban planning and design framework of KTN NDA and compatible 

with the surrounding high-density developments.   

 

4.9. With respect to the urban design and landscape framework to create a pedestrian 

friendly environment and enhance walkability, two-storey terraced podium will be 

provided (Figures 3 and 7) along the southern site boundary facing the future Town 

Plaza connecting the terraces of the adjoining developments lined along the future 

Town Plaza to promote walking experience and enhance air ventilation at street 

level. For the terraced podium in the eastern part of the site, commercial /social / 

welfare / community facilities will be provided to ensure continuous shop frontages 

and lining the pedestrian street with the adjoining developments, thus contributing 

to the vibrancy and character of the area.      

 

No Adverse Visual, Landscape, Air Ventilation and Technical Implications  

No Adverse Impact on Visual Aspect  

4.10. The proposed BH and the building mass of the Proposed Scheme is compatible with 

planned high-rise residential development in the vicinity.  The Proposed Scheme is 

visually compatible with the surroundings.  As demonstrated in the broad-brush 

review of Visual Appraisal (VA) (Appendix 1 refers), the proposed revision in 

building mass and height comparing to the Current Scheme is considered slight and 

is unlikely to cause any significant adverse visual impact.   

 

No Adverse Impact on Landscape Aspect   

4.11. The tree planting will meet the provision of minimum of 3 trees per 100m2 of the 

total green coverage. No adverse landscape impact is anticipated.  Local open space 

and children’s play areas for the residents will be provided according to the ratios 
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and provisions as stated in the approved planning briefs.  The schematic landscape 

plans are shown in Figures 8 and 9. 

 

No Adverse Impact on Air Ventilation Aspect   

4.12. A review on air ventilation aspect has been conducted (Appendix 2 refers) to assess 

the ventilation performance of the Current Scheme and Proposed Scheme.  With 

wind enhancement features incorporated in the Proposed Scheme including 15m 

wide air paths along prevailing wind directions, building setback and ground floor 

empty bays, no adverse air ventilation impact is anticipated to the surrounding 

pedestrian wind environment under the proposal.  

 

No Adverse Technical Implications  

4.13. Review on traffic, sewerage and water supply aspects has been conducted 

(Appendices 3-5 refers) and no insurmountable problem is envisaged. The relevant 

departments including TD, Drainage Services Department (DSD), Water Supplies 

Department (WSD) and Environmental Protection Department (EPD) have been 

consulted.   
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5. CONCLUSION 

 

5.1. This Application is submitted under Section 16 of the Town Planning Ordinance for 

the proposed minor relaxation of maximum total PR from 5.0 to 6.25 and BHRs 

from 135mPD to 151mPD (West) and 130mPD to 146mPD (East) for public 

housing development at KTN NDA Area 19.   

 

5.2. The Proposed Development is in line with the Government’s initiative on addressing 

the space shortfall of the welfare sector and meeting the anticipated parking demand. 

It is also in line with the planning intention of the “R(A)2” zone and compatible 

with the surrounding developments.  As demonstrated in the review on technical 

aspects, the proposal will have no insurmountable impacts on visual, landscape, air 

ventilation, traffic, sewerage and water supply aspects.  

 

5.3. In view of the above, the TPB is sincerely requested to give favorable consideration 

on the proposed minor relaxation of maximum total PR and BHRs of the 

Application Site. 
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1. Review of Visual Appraisal 

 

1.1 The objective of this broad-brush review of Visual Appraisal (VA) is to evaluate the 

visual impact of the proposed minor relaxation of maximum total plot ratio (PR) from 

5.0 to 6.25 and building height restrictions (BHRs) from 135mPD to 151mPD (west), 

130mPD to 146mPD (east) and 5 storeys to 11 storeys for the free-standing non-

domestic building, with reference to the relaxed total PR of 6 and BHR of 145mPD 

(west) and 140mPD (east) approved under s.16 application no. A/KTN/54. Five 

photomontages are prepared to illustrate the visual changes between the Proposed 

Scheme and Current Scheme at the viewpoints (VPs) (Plan 1 refers).  

 

VP1: Footpath at Ma Tso Lung (Plan 2 refers) 

1.2 This VP is located to the north of the proposed public housing site at the footpath of Ma 

Tso Lung with panoramic views towards the site.  It captures views of residents in the 

existing settlements. The visual content consists of some vegetation in the foreground 

and the proposed development of the KTN NDA, including Areas 12, 14, 15, 23c and 

24 in the background.   

 

1.3 High-rise planned residential developments at KTN NDA dominated the view at this 

VP.  The proposed development will be partially blocked by the planned public 

housing development in Area 12 in the foreground.  As illustrated in the 

photomontages, the proposed development will be of similar scale and height with the 

adjoining planned residential developments. Visual changes between the Proposed 

Scheme and the Current Scheme are minor with similar impacts on the visual 

composition and the obstruction of visual resources.  The visual impact from the 

minor relaxation is slight from this VP.  

 

VP2: Footpath along Fanling Highway near Kwu Tung South Road (Plan 3 refers) 

1.4 This VP is located at the footpath along Fanling Highway near the pedestrian footbridge 

connecting the existing neighborhood in Kwu Tung to the future NDA, representing the 

visual impact of the Proposed Development to the southeast of the Application Site.  

The visual context consists of the future NDA high-rise buildings in the background 

with Fanling Highway in the foreground.  

 

1.5 High-rise residential developments at Areas 24 and 25 dominated the view at this VP.  

The proposed development will be mostly screened off by the planned residential 

developments at Areas 24 and 25.  As illustrated in the photomontages, the view will 

be generally dominated by high-rise developments in the foreground whereas the 
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proposed developments situated in the background will be of similar scale and height. 

The proposed scheme, with minor relaxation of PR and BHR, does not result in 

significant visual obstruction and will have negligible changes to the visual openness.  

 

VP3: Town Plaza of KTN NDA (Plan 4 refers) 

1.6 This VP is located to the immediate southeast of the Proposed Development at the 

planned Town Plaza, the planned district open space in KTN NDA linking up major 

activity nodes. The visual context of this view consists of the planned open space and 

residential developments in Area 20 in the foreground and the Proposed Development 

in the background.  

 

1.7 The proposed development will be partially blocked by the planned residential 

buildings in the foreground. The Proposed Development, with minor relaxation of PR 

and BHR, will not cause adverse visual impact to the users of the Town Plaza as 

compared with the Current Scheme.  The photomontage shows that the visual changes 

from the minor relaxation of PR and BHR is slight.      

 

VP4: Planned Road P1 (Plan 5 refers) 

1.8 This VP is located at the southwest of the Proposed Development at the planned public 

road P1, with direct view to the Application Site.  The visual context consists of the 

Proposed Development on the left and the planned Town Plaza on the right with other 

planned residential development along the Town Plaza at the back of the Proposed 

Development.  

 

1.9 With respect to the potential visual obstruction, the proposed developments will block 

the sky view and reduce the visual openness. However, the scale of the proposed 

developments is similar to the adjoining planned residential developments along the 

Town Plaza. Also, the proposed scheme, with minor relaxation of PR and building 

height, does not result in significant visual obstruction. The proposed minor relaxation 

will have slight visual impacts from this viewpoint.  

 

VP5: Sheung Yue River at Long Valley Nature Park (Plan 6 refers). 

1.10 This VP is a distant and glimpse view from riverside of Sheung Yue River in the Long 

Valley area to the Application Site. The visual context consists of NDA high-rise 

development in the background and vegetation and Sheung Yue River in the foreground. 

This VP captures an open view towards the proposed developments in the NDA. 

 

1.11 The view is partially dominated by vegetation and Sheung Yue River. As illustrated in 
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the photomontages, the proposed development of KTN Area 19 will be screened off by 

other planned development in KTN NDA. the visual impact from minor relaxation 

would not result in any significant difference in terms of the impact on visual openness. 

The proposed minor relaxation will not result in significant visual impact.   

 

2. Mitigation Measures  

 

2.1 Efforts will be made to mitigate the impact to a more acceptable level. The design 

measures to improve the schemes are summarized as below: 

 

(a) The footprint of development components and the works area should be kept to 

a practical minimum and the detailed design of development components for 

construction stage should follow the Sustainable Building Design Guidelines;  

(b) Terraced podium design along the Town Plaza to be incorporated should 

promote and enhance pedestrian experience at street level;  

(c) Designs should be aesthetically pleasing and treatment of structures should 

improve visual amenity;  

(d) Podium greening where appropriate should be established on proposed 

structures; 

(e) Vertical green/buffer trees and shrubs should be provided where appropriate to 

screen proposed structures; and 

(f) Minimum 30% green coverage will be provided at various levels and with at 

least half of the greenery will be at-grade planting or easily accessible. 

Associated green types will be contributed in suitable locations to fulfil the 

greening requirement.  

 

3. Conclusion 

 

3.1 This review of VA is prepared in support of a Section 16 Planning Application for minor 

relaxation of maximum total PR from 5.0 to 6.25 and BHR from 135mPD to 151mPD 

(west), 130mPD to 146mPD (east) and 5 storeys to 11 storeys for the free-standing non-

domestic building, for the public housing development at KTN Area 19.  The five VPs 

chosen for this VA are similar to those in the previously approved VA in the planning 

application no. A/KITN/54 approved in 2018.  Comparing the Current Scheme and 

Proposed Scheme, the visual impact on the proposed revision in building mass and 

height is considered slight.  
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Qualitative Statement on Air Ventilation Assessment 

 

No Significant Adverse Impact on Air Ventilation Aspect 

 The Proposed Scheme has a building height increase in ~6m (2 storeys) in Block 6 and 12 

as compared to the maximum building height of the current scheme, which would be a 

minor change in building height for high-rise buildings; the Proposed Scheme Block 6 and 

Block 12 have a building height of +151.00 mPD and +146.00 mPD respectively. Moreover, 

the Proposed Scheme would have six towers in each phase atop podium structures, whereas 

the current scheme would have five and three towers atop podium structures in Phase 1 and 

2 respectively, therefore the Proposed Scheme would consist of more high-rise structures 

as compared to the current scheme. 

 In both current and Proposed Scheme, under annual condition, localised ventilation impact 

could be found to the south of the site, where future high-rise towers of the Kwu Tung 

North New Development Area would be located. Under summer condition, ventilation 

impact could also be found at localised areas in future mid-rise and high-rise buildings to 

the north of the site. The area along the western site boundary of Phase 1 would be open 

under the current scheme whereas in the Proposed Scheme there would be a Welfare & 

Carpark Block, therefore the ventilation impact of Phase 1 on its northern surroundings 

could be less significant under the current scheme. Wind enhancement features have been 

incorporated in the Proposed Scheme to ensure that the potential ventilation impacts would 

be addressed, which are summarised as below: 

o Provide air paths that are at least 15m wide along the north-south, northeast-

southwest and east-west directions to channel prevailing wind towards leeward 

areas, generally the future high-rise and mid-rise surroundings to the south and 

north of the site, as well as the road adjacent to the western site boundary of Phase 

1; 

o Setback of podium from the western site boundary of Phase 2 to widen the full-

height air path in the north-south direction to ~20m, promoting air movement 

towards the northern future high-rise buildings, and 

o Setback of towers from the southern site boundary of both phases to increase air 

flow along the portion of open space network on the immediate south of the 

Proposed Scheme. 

 Overall, additional ventilation impact could be expected under Proposed Scheme as 

compared to the current scheme, however, the aforementioned wind enhancement features 

have been incorporated to address the ventilation impacts, thus overall insignificant adverse 

impact on air ventilation aspect is expected. 

 Air Ventilation Assessment would be carried out internally at the detailed design stage to 

optimise the building design for an enhanced ventilation performance.  
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1 Background 

1.1.1 Arup was appointed by Hong Kong Housing Authority (HKHA) to carry out a study to 

review the traffic impact due to change in development plan of the proposed public 
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2 Comparison of Development Plan of the Site  

2.1.1 According to the latest development parameters provided by HD, the parameters of the 

proposed public housing development in the KTN19 Site has been updated as compared 

to the parameters previously adopted in the approval of the s.16 No. A/KTN/54 prepared 

by the Civil Engineering and Development Department (hereafter called “the previous 

assessment”). Table 2.1 below compares the development parameters of the proposed 

public housing development in the Site.  

 

Table 2.1:  Comparison of Development Schedule of the KTN19 Site 

 

Adopted parameters 

in the previous 

assessment 

(A) 

HD’s latest 

parameters 

 (B) 

Difference 

(B) – (A) 

Public Housing Flats 

Number 
8,707 

10,142 

(+10% buffer 

included) 

1,435 (16.5%) 

Non-domestic GFA [m2] 63,891 47,685 * -16,206 (-25.4%) 

Note: 

* Including GFA of wet market. 

2.1.2 Based on the information in Table 2.1, the trips related to the proposed public housing 

development, comparing two set of development parameters as discussed above, are 

provided as follows. The adopted trip rates for the proposed development are shown in 

Table 2.2. 

 

Table 2.2:  Adopted Trip Rate 

Development 

AM Peak PM Peak 

Generation Attraction Generation Attraction 

Subsidised Housing: Public Rental 

Average Flat Size of 30sqm 

(pcu/flat/hr) 

0.0242 0.0226 0.0177 0.0201 

Non-domestic: Retail 

(pcu/hr/100 m2 GFA) 
0.2296 0.2434 0.3100 0.3563 

Source: ‘Traffic Rates for Residential Developments at 95% Confidence Level’, Transport Planning and 

Design Manual (TPDM), Volume 1 
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2.1.3 A summary of the trips related to the proposed public housing development in the KTN19 

Site is shown in Table 2.3 below. The change of development parameter in the latest 

development plan will induce reduction of trip generation of 2-way (-)12 pcu/hr and          

(-)53 pcu/hr during for AM and PM peak hours respectively.  

 

Table 2.3:  Comparison of Estimated Trip Generation for the KTN19 Site (PCUs / hr) 

Development 
AM Peak PM Peak 

Generation Attraction Generation Attraction 

Adopted in the previous assessment (A) 

Public Housing 

(8,707 flats) 
211 197 154 175 

Non-domestic 

(63,891 m2 GFA) 
147 156 198 228 

Sub-total 358 353 352 403 

HD’s latest parameters (B) 

Public Housing 

(10,142 flats, with +10% buffer included) 
245 229 180 204 

Non-domestic 

(47,685 m2 GFA) 
109 116 148 170 

Sub-total 354 345 328 374 

Difference, (B) - (A) -4 -8 -24 -29 

 

3 Conclusion 

3.1.1 In view of the decrease of trip generation induced by KTN19 Site as shown in above para 

2.1.3 and Table 2.3, it is anticipated that the change of development parameter should 

not deteriorate the traffic condition. 

 

 



One-Page Review of Sewerage 

Background 

The 2020 Policy Address has announced that the Government would invite the Housing 

Authority (HA) to consider setting aside a 5% of the total attainable gross floor area 

(GFA) for social welfare facilities in future public housing projects. This new initiative 

should apply to the Public Housing Development at the KTN19 site subject to 

reviews/studies on traffic, sewerage and water supply. 

Sewerage Review 

CEDD conducted the Sewerage Impact Assessment (SIA) under Agreement No. CE 

13/2014(CE) – KTN & FLN NDA (Phase 1) in 2016. The results of the SIA indicated 

that the proposed KTN and FLN NDA developments would not induce adverse impact 

on the public sewerage works.  

According to the cross-bureaux meeting held on 23 March 2021 on streamlining the 

review of technical assessments for facilitating implementation of the 5% GFA 

initiative, EPD advised that from the perspective of sewerage planning, the overall 

impact of the 5% initiative on the district-wide sewerage system was insignificant; 

whilst the sewerage design of individual projects might need to be revised to 

accommodate the additional flow. DSD advised that the additional hostel population 

from the 5% initiative should be taken into account when considering the impact. 

According to HD’s sewage flow estimation based on the latest development parameters 

(including the provision of additional welfare facilities) for the subject site, the planned 

public sewerage system could cover the sewage flow generation from the subject site 

based on the latest development parameters and Average Dry Weather Flow 

(ADWF)(Annex SIA-1 refers). Therefore, the conclusion of the SIA that there would 

be “no insurmountable sewerage impacts” would remain valid, and a review/re-run of 

the completed SIA is not considered necessary. Nevertheless, the project proponent will 

keep coordinating with the relevant parties such as CEDD, EPD and DSD on all 

necessary sewerage information (i.e. peak flow, discharge manhole, etc) 

Appendix 4 



Category of Population Population/ 

No. of Staff 

UFF 

(m3/h/d) 

Average Dry 

Weather 

Flow 

(ADWF) 

(m3/d) 

Residential person 24,516 0.19 4,658 

Community 

Services 

employee 601 0.28 168 

4 Kindergarten 

(6-classroom 

Kindergarten, 2 

per Phase 

Assumed) 

students 720 0.04 29 

teachers 90 0.28 25 

Retail and 

Commercial 

Facilities 

employee 262 0.28 73 

Transport and 

Traffic 

employee 20 0.28 6 

Recreational 

Facilities 

employee 30 0.28 8 

Estate 

Management 

Office and 

Ancillary 

Facilities 

employee 107 0.08 9 

Other Ancillary 

Facilities 

employee 45 0.28 13 

Total ADWF: 4,989 

  

Total ADWF in m3/s: 0.0577 m3/s 

Peaking Factor 3 

Peak Flow 0.1731 m3/s 

 

YanHoLau
Typewriter
Annex SIA-1



One-Page Review of Water Supply 

Background 

The 2020 Policy Address has announced that the Government would invite the Housing 

Authority (HA) to consider setting aside a 5% of the total attainable gross floor area 

(GFA) for social welfare facilities in future public housing projects. This new initiative 

should apply to the Public Housing Development at the KTN19 site subject to 

reviews/studies on traffic, sewerage and water supply. 

Water Supply Review 

CEDD conducted the Water Supply Impact Assessment (WSIA) under Agreement No. 

CE 13/2014(CE) – KTN & FLN NDA (Phase 1) in 2018. The results of the WSIA 

indicated that the proposed KTN and FLN NDA developments would not induce 

adverse impact on the water supply network.  

According to the cross-bureaux meeting held on 23 March 2021 on streamlining the 

review of technical assessments for facilitating implementation of the 5% GFA 

initiative, WSD advised that the impact of the 5% initiative on water supply was 

minimal and agreed that full review of the completed assessment was not necessary.  

According to HD’s estimation of water supply demand based on the latest development 

parameters (including the provision of additional welfare facilities) for the subject site, 

the latest salt water demand is considered very minimal and insignificant impact due to 

the population intensification and 5% additional welfare facilities in the subject housing 

development is anticipated (Annex WSIA_1). Therefore, the conclusion of the WSIA 

that there would be “no insurmountable water supply impacts” would remain valid, and 

a review/re-run of the completed WSIA is not considered necessary. 

Appendix 5 



Rev. 1

Waterworks Impact Assessment Dates: 10/2/2022

Appendix C - Estimation of Water Demand for whole Proposed Development (Based on WSD's Departmental Instruction No. 1309)

Type
Basic Service Trades Total

Residential - Government Housing Estate 0.14 - 0.14 0.104 9

6-classroom Kindergarten 0.025 - 0.025 0.025 9

Commercial 0.04 - 0.04 0.07 8

GIC 0.04 - 0.04 0.07 8

Design Assumption

Peak Factors of Distribution Mains as per Cluase 19, WSD's DI No. 1309

Fresh Water = 3.0

Flushing Water = 2.0

Accommodation Type
Estimated Population (with

8% buffer)

Fresh Water Unit

Demand

(m
3
/person/d)

Fresh Water

Demand

(m
3
/d)

Peak Factor

for Fresh

Water

Fresh Water Peak Flow

FWMDD (m
3
/d)

Salt Water Unit

Demand

(m
3
/person/d)

Salt Water

Demand (m
3
/d)

Peak Factor

for Salt Water

Salt Water Peak Flow

FWMDD (m
3
/d)

Remarks

Site 1 A & B - Public Housing 12852 0.140 1799.28 3.0 5397.84 0.104 1336.61 2.0 2673.22

Site 2 - Public Housing 11664 0.140 1632.96 3.0 4898.88 0.104 1213.06 2.0 2426.11

Sub-total 3432.24 10296.72 2549.66 5099.33

Accommodation Type Landscape Area (ha)
Irrigation Water Unit

Demand (m
3
/ha/d)

Fresh Water

Demand

(m
3
/d)

Peak Factor

for Fresh

Water

Fresh Water Peak Flow

FWMDD (m
3
/d)

Salt Water Unit

Demand

(m
3
/person/d)

Salt Water

Demand (m
3
/d)

Peak Factor

for Salt Water

Salt Water Peak Flow

FWMDD (m
3
/d)

Remarks

Site 1A & B - Landscape Area 1.0602 100 106.02 3.0 318.06 - - - - 7, 9

Site 2 - Landscape Area 0.83859 100 83.86 3.0 251.58 - - - - 7, 9

Sub-total 189.88 569.64

Accommodation Type NOFA (m2)
Estimated Nos. of

Staff/Users

Fresh Water Unit

Demand

(m
3
/person/d)

Fresh Water

Demand

(m
3
/d)

Peak Factor

for Fresh

Water

Fresh Water Peak Flow

FWMDD (m
3
/d)

Salt Water Unit

Demand

(m
3
/person/d)

Salt Water

Demand (m
3
/d)

Peak Factor

for Salt Water

Salt Water Peak Flow

FWMDD (m
3
/d)

Remarks

Site 1 A& B - GIC 5,206 310 0.040 12.4 3.0 37.2 0.07 21.70 2.0 43.40 5, 6, 9

Site 2 - GIC 4,763 283 0.040 11.32 3.0 33.96 0.07 19.81 2.0 39.62 5, 6, 9

Sub-total 23.72 71.16 41.51 83.02

Accommodation Type

Fresh Water Unit

Demand

(m
3
/person/d)

Fresh Water

Demand

(m
3
/d)

Peak Factor

for Fresh

Water

Fresh Water Peak Flow

FWMDD (m
3
/d)

Salt Water Unit

Demand

(m
3
/person/d)

Salt Water

Demand (m
3
/d)

Peak Factor

for Salt Water

Salt Water Peak Flow

FWMDD (m
3
/d)

Remarks

Site 1A & B - 6-classroom Kindergarten 0.025 10.125 3.0 30.38 0.025 0.05 2.0 0.10 3, 4, 5, 6, 9

Site 2 - 6-classroom Kindergarten 0.025 10.125 3.0 30.38 0.025 0.05 2.0 0.10 5, 6, 9, 10

Sub-total 20.25 60.75 0.10 0.20

Accommodation Type IFA (m
2
) GFA (m2)

Fresh Water Unit

Demand

(m
3
/person/d)

Fresh Water

Demand

(m
3
/d)

Peak Factor

for Fresh

Water

Fresh Water Peak Flow

FWMDD (m
3
/d)

Salt Water Unit

Demand

(m
3
/person/d)

Salt Water

Demand (m
3
/d)

Peak Factor

for Salt Water

Salt Water Peak Flow

FWMDD (m
3
/d)

Remarks

Site 1A & B-Retail 2390.000 3186.587 0.040 4.48 3.0 13.44 0.07 7.84 2.0 15.68 1, 2, 9

Site 2-Retail 3217.293 4279.000 0.040 6.00 3.0 18 0.07 10.50 2.0 21.00 1, 2, 9

Site 1 A & B - Estate Management Office

and Ancillary Facilities
1448.000 1930.618 0.040 4.28 3.0 12.84 0.07 7.49 2.0 14.98 1, 2, 9

Sub-total 14.76 44.28 25.83 51.66

Accommodation Type

Fresh Water Unit

Demand

(m
3
/person/d)

Fresh Water

Demand

(m
3
/d)

Peak Factor

for Fresh

Water

Fresh Water Peak Flow

FWMDD (m
3
/d)

Salt Water Unit

Demand

(m
3
/person/d)

Salt Water

Demand (m
3
/d)

Peak Factor

for Salt Water

Salt Water Peak Flow

FWMDD (m
3
/d)

Remarks

Site 2-Other Ancillary Facilities 0.040 16.39 3.0 49.16 0.07 28.68 2.0 57.36
Assume 3.3 workers per

GFA (in 100m2)

Fresh Water Mean

Daily Demand

Total: 3697.24

Fresh Water

Peak Flow

Total: 11091.71

Salt Water Mean Daily

Demand

Total: 2645.78

Salt Water

Peak Flow

Total: 5291.57
Remarks #
1.With reference to PlanD CIFSUS, assumption has been made to have 3.5 workers per 100m2 for retail shops.

2.Commercial activity type J4 wholesale and retail is chosen for the flow factor of retail facilities.

3.HKPSG from PlanD suggested an estimation on the number of pupils in kindergarten, a total accommodation of 180 pupils is taken.

4.According to table 11.10 in Hong Kong Annual Digest of Statistics(2020),the pupil/teacher ratios in local kindergartens would be 8.3(2019) while EDB statistics states the pupil ratiosin local kindergarten is 8.1(2020). pupil/teacher ratio of 8 is taken in this calculation to estimate the number of teachers in kindergarten.

5.Unit flow factor obtained from EPD Guidelines for estimating Sewage Flows for Sewage Infrastructure Planning.

6. Number of workers are estimated with the data in SWD National Staffing Establishments.

7. According to the "Technical Specifications on Grey Water Reuse and Rainwater Harvesting" by WSD, recommended daily water consumption in irrigation design is 7 L/m2/day, in this assessment 10L/m2/day is assumed for conservative basis.

8. Reference made to EPD's "Guidelines for Estimating Sewage Flows for Sewage Infrastructure Planning(GESF) for Sewage Infrastructure Planning" in the estimation of fresh water and flushing water demand.

9. Reference made to DI 1309 Design Criteria in the selection offlash water and flushing water unit demand and peak factor.

10. Office Base of On-site Pre-school Rehabilitation Services and 100-p Child Care Centre shows similar features with kindergarten thus being classfied as same category.

11. The proposed demand rates of government housing based on the values defined in the WSD’s Departmental Instruction (DI) No. 1309 is 0.14 for basic demand and 0.04 for service trades. Where in CE13/2014(CE) 0.14 is taken for total freshwater unit demand, assumption based on CE13/2014 will be adopted for accurate comparision of the change in demand. 

GFA Estimated Nos. of Staff/Users

1,352 410

Item 6  - Development Parameters of Other Ancillary Facilities

Proposed Public Housing Development Site at Kwu Tung North (KTN) New Development Area - Area 19

Item 4  - Development Parameters of Local School

10800

Item 3  - Development Parameters of Community/ Welfare Services

Item 2 - Landscape Area (Assume 30% of Site Area)

3.53

2.80

Fresh Water Unit Demand (m
3
/person/d)

GFA (m2)

9,371

8,574

Flushing Water Unit

Demand

(m
3
/person/d) Remarks

Gross Site Area (ha)

Estimated Population

(without 10% buffer)

Item 1 - Development Parameters of Housing Blocks

11900

112

Item 5  - Development Parameters of Local Commercial Activities

Estimated Nos. of Staff/Users

150

Quantity

2

107

2

Estimated Nos. of Staff/Users

405

405

Chao.Deng
文本框
Annex WSIA_1

Chao.Deng
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