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Sites in FLN and KTN NDAs and Proposed 
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Institution or Community (GIC) and Market 
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Site K1 
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Approval Condition: 

 

(a) The design and provision of vehicular access, car parking and loading/unloading facilities 
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Date of 
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Recommended Advisory Clauses 

 

(a) To note the comments of District Lands Officer/North, Lands Department that, according to the 

planning submission, the proposed development involves two blocks comprising a total gross 

floor area (GFA) of 34,125 m2 including domestic GFA of 28,875 m2 and building height of 

125mPD.  Since there is a relaxation in development parameters such as GFA and building 

height, should the subject application be approved, the lot owner should apply to his department 

for a lease modification for implementation of the proposed development scheme.  Such 

application will be considered by his department acting in the capacity as landlord at its sole 

discretion and there is no guarantee that such application will be approved.  If such application 

is approved, it will be subjected to such terms and conditions, including but not limited to the 

payment of an administrative fee and premium as the government sees fit. 

 

(b) To note the comments of the Project Manager/North, Civil Engineering and Development 

Department that the applicant shall demonstrate to respective departments that the proposed 

minor relaxation of plot ratio and associated building height increase are technically feasible 

and no adverse impact to be induced from traffic and transport/ sewerage/ water supply/ 

drainage/ environmental/ visual/ landscape/ air ventilation's points of view (if applicable). 

 

(c) To note the comments of the Chief Building Surveyor/New Territories West, Buildings 

Department that: 

 

(i) presumably the Site abuts on a specified street of not less than 4.5m wide, and as such, 

the development intensity shall not exceed the permissible as stipulated under the First 

Schedule of Building (Planning) Regulations (B(P)R); 

 

(ii) provision of means of escape in case of emergency to additional floors shall comply 

with B(P)R 41 and Part B of Code of Practice for Fire Safety in Buildings 2011, in 

particular Subsection B12 regarding the discharge value and width of required staircase; 

and 

 

(iii) detail comments will be given at the building plan submission stage. 

 

(d) To note the comments of Chief Engineer/Construction, Water Supplies Department that: 

 

(i) existing water mains (as shown in Plan A-2) are inside the proposed lot and will be 

affected.  The applicant is required to either divert or protect the water mains found on 

site; 

 

(ii) if diversion is required, existing water mains inside the proposed lot are needed to be 

diverted outside the site boundary of the proposed development to lie in Government 

land.  A strip of land of minimum 1.5m in width should be provided for the diversion of 

existing water mains.  The cost of diversion of existing water mains upon request will 

have to be borne by the grantee/applicant; and the applicant shall submit all the relevant 

proposal to his department for consideration and agreement before the works 

commence; and 
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(iii) if diversion is not required, the following conditions shall apply: 

 

a. existing water mains are affected as indicated on the site plan and no development 

which requires resiting of water mains will be allowed. 

 

b. details of site formation works shall be submitted to the Director of Water Supplies 

for approval prior to commencement of works. 

 

c. no structures shall be built or materials stored within 1.5m from the centre line(s) 

of water main(s) shown on the plan.  Free access shall be made available at all times 

for staff of the Director of Water Supplies or their contractor to carry out 

construction, inspection, operation, maintenance and repair works. 

 

d. no trees or shrubs with penetrating roots may be planted within the Water Works 

Reserve or in the vicinity of the water main(s) shown on the plan.  No change of 

existing site condition may be undertaken within the aforesaid area without the prior 

agreement of the Director of Water Supplies.  Rigid root barriers may be required 

if the clear distance between the proposed tree and the pipe is 2.5m or less, and the 

barrier must extend below the invert level of the pipe. 

 

e. no planting or obstruction of any kind except turfing shall be permitted within the 

space of 1.5m around the cover of any valve or within a distance of 1m from any 

hydrant outlet. 

 

f. tree planting may be prohibited in the event that the Director of Water Supplies 

considers that there is any likelihood of damage being caused to water mains. 

 

(e) To note the comments of the Director of Fire Services that: 

 

(i) detailed fire safety requirements will be formulated upon receipt of formal submission 

of general building plans; and 

 

(ii) the emergency vehicular access provision in the subject work under application shall 

comply with the standard as stipulated in Section 6, Part D of the Code of Practice for 

Fire Safety in Buildings 2011, which is administered by the Buildings Department.   

 

(f) To note the comments of the Chief Town Planner/Urban Design and Landscape, Planning 

Department that: 

 

(i) the applicant is advised to demarcate the extent of proposed landscape area on the 

Master Layout Plan and clarify the landscape treatments to be provided within the Site.  

Landscape plans, sections, elevations with self-explanatory legends and descriptions, 

spots levels, typical planting detail and proposal etc. are advised to be provided to 

illustrate the landscape considerations and treatments within the Site; and  

 

(ii) with reference to Table 3.1 – “Comparison of Key Parameters between Base GBP and 

Proposed Scheme” of Appendix Ia, it is specified in item 14 that Local Open Space 

(not less than 1 m2 per person) of 2,587 m2 shall be provided for the proposed scheme.  

The applicant is advised to provide Open Space Demarcation Plan indicating the 

proposed local open space for reference. 
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Executive Summary 

 

This application is to seek planning approval from the Town Planning Board (“TPB”) under 

section 16 of the Town Planning Ordinance for the proposed minor relaxation of plot ratio 

and building height restriction for permitted flat development at Fanling Sheung Shui Town 

Lot No. 263 (“Subject Site”), Kwu Tung North (KTN) New Development Area (NDA).  

The Site straddles over two zones, namely “Residential (Group A)1” and “Other Specified 

Uses” annotated “Commercial/Residential Development with Public Transport 

Interchange“ under the Draft Kwu Tung North Outline Zoning Plan No. S/KTN/3. 

 

Intensification of 20% in plot ratio (PR) for private housing has been approved by the TPB 

on 23.9.2022 in the 2 NDAs: namely Kwu Tung North Planning Application No. A/KTN/93 

and Fanling North Application No. A/FLN/30. The initiative is also aligned with the 

Northern Metropolis Development Strategy,  

 

The proposal is to increase flat production through the planning application process of minor 

relaxation for an additional domestic PR0.5 (i.e. from current permitted 5.0 to 5.5 or +10%) 

by adding 2-storey (from base scheme 26 storeys to 28 storeys) at a new building height 

about 125mPD (minor relaxation for additional 5m i.e. 4.16% increase). Non-domestic 

remains unchanged at PR1 in Ground and first floor with 2-level basement car park. The 

proposed PR0.5 will achieve additional domestic gross floor area (GFA) of 2,625 m2 or 66 

flats and justified for the following main reasons: 

 

 In-line with Government Housing Supply Policy  

 In-line with Transit-Oriented Development (TOD) for Sustainability Principle   

 Compatible step height profile 

 No Significant adverse Impact 

 

In view of the above and as detailed in this planning statement, Members of the TPB are 

requested to give favourable consideration to this Application. 
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行政摘要 

 

本申請書是根據《城市規劃條例》第 16 條是向城市規劃委員會（｢城規會｣）申請規
劃許可，位於古洞北新發展區内的粉嶺上水市地段第263號發展用地，略爲放寬住宅地
積比率及建築物高度限制作。申請地盤位於《古洞北分區規劃大綱草圖第S/KTN/3號》
上的｢住宅（甲類）1｣ 以及「其他指定用途」註明「商業／住宅發展暨公共交通交匯
處」地帶範圍內。 

 

城規會已於 2022 年 9 月 23 日批准在 2 個新發展區範圍內私人房屋地積比率 (PR) 

提高 20%(古洞北規劃申請號A/KTN/93 和粉嶺北申請號A/FLN/30) ，呼應政府于北部
都會區未來發展的方向。 

 

本申請希望藉略微放寬住宅地積比率0.5（由限制PR5.0增至PR5.5或+10%）增加住房供
應，兩棟住宅大樓新增至28層（基礎26層）大約125mPD 的新建築高度（略爲放寬5m，
即增加 4.16%）。非住宅地積比率維持1.0。放寬住宅地積比率0.5，從而增加住宅建築
樓面面積2,625平方米或額外提供66個住宅單位。2層商業及2層地庫停車場不會作任何
改動。基於以下的原因，擬議放寬發展項目是具有充份理據： 

 呼應政府最新施政方向，增加房屋供應； 

 呼應政府公共運輸發展導向模式可持續原則； 

 與周邊建築物高度輪廓相協調； 

 放寬地積比率及建築物高度不會帶來任何負面影響。 

 

鑒於上述原因及本規劃文件中詳述的理由，我司懇請城規會考慮批准是次規劃申請。 
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1 INTRODUCTION      

 

1.1 We, Team Glory Development Limited (“the Applicant”), are the current registered 

owner of Fanling Sheung Shui Town Lot (FSSTL) No. 263 (hereunder called the 

“Subject Site”), Kwu Tung North (KTN) New Development Area (NDA), now 

seeking planning permission from the Town Planning Board (“TPB”) for a minor 

relaxation of domestic plot ratio (“PR”) and building height restriction in support of 

permitted flat development.  

 

1.2 The Subject Site straddles over two zones of “Residential (Group A)1” (“R(A)1”) and 

“Other Specified Uses” annotated “Commercial/Residential Development with Public 

Transport Interchange” (“OU(CRD with PTI)”) on the Draft Kwu Tung North Outline 

Zoning Plan No. S/KTN/3 (Figure 1). The proposed additional ‘Flat’ is a Column 1 

use. It requires minor relaxation permission of the prevailing domestic PR5.0 and 

120mPD restrictions in order to accommodate such increase (i.e. PR0.5, +10%) and 

building height (i.e. overall 125mPD, 5m or +4.16%) from the TPB. 

 

1.3 The proposed increase in PR0.5 and 5m in domestic plot ratio and building height 

respectively are elaborated in the following sections. 

 

 

Figure 1: Location Plan (Source: Statutory Planning Portal) 
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2 SITE CONTEXT      

 

2.1 The Subject site has an area of about 5,250m2 and it is currently under site formation 

(Figure 2).  

 

2.2 Adjoining are private residential developments in FSSTL No. 278 and No. 279 to the 

immediate west and east. Several planned public housing developments are located to 

the further east, west and north.  

 

2.3 The Subject Site is accessible with planned Road L1. The planned Kwu Tung MTR 

Station at the Town Plaza and Public Transport Interchange is directly connected 

within 110m of walking distance in about 2 minutes (Figure 1). 

 

 

Figure 2: Lot Index Plan 

 

3 PROPOSED DEVELOPMENT SCHEME 

 

3.1 The proposed scheme is to include additional 2 storeys (base scheme under submitted 

GBP) in the two residential towers at new maximum building height at 125mPD up 

to 28-storey. The proposal will provide 66 flats (with person per flat 2.8 = 185 

population) more as per the latest GBP. The proposed Master Layout Plan, Basement 

Plans, Typical Floor Plan and Section Plans are in Annex 1. 

 

3.2 The non-domestic plot ratio remains at 1.0, and overall plot ratio from 6.0 to 6.5 (i.e. 

+0.5 or +8.3%) and relaxation of building height restriction from 120mPD to 

125mPD (i.e. +5m or +4.2%). The proposed relaxation of domestic PR0.5 will 

achieve a total domestic GFA of 28,875m2 (i.e. +2,625 m2) by increasing the building 
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height to 125mPD. Typical Floor Plans in Annex 1. Table 3.1 shows a comparison of 

key development parameter between the base GBP scheme and proposed minor 

relaxation; and including resultant parking provision as per Hong Kong Planning 

Standard and Guidelines. 

 

Table 3.1   Comparison of Key Parameters between Base GBP and Proposed Scheme 

 GBP Scheme 

(a) 

Proposed Scheme 

(b) 

Difference 

(b) – (a) 

1. Site Area (about) 5,250m2 5,250m2 No change 

2. Maximum Plot Ratio 

- Domestic Portion 

- Non-Domestic Portion 

6.0 

5.0 

1.0 

6.5 

5.5 

1.0 

+0.5 (+8.3%) 

+0.5 (+10%) 

No change 

3. Total GFA (about) 

- Domestic Portion 

- Non-Domestic Portion 

About 31,500m2 

About 26,250m2 

About 5,250m2 

About 34,125m2 

About 28,875m2 

About 5,250m2 

+2,625m2 (+8.3%) 

+2,625m2 (+10%) 

No Change 

4. Site Coverage (about) 

- Domestic Portion 

- Non-Domestic Portion 

About 25% 

About 65% 

About 25% 

About 65% 

No Change 

No Change 

5. No. of Storeys 

31 (including 

26 residential storeys, 

1 level Lobby/Clubhouse,  

2 levels Retail and  

2 levels Basement) 

33 (including 

28 residential storeys, 

1 level Lobby/Clubhouse, 

 2 levels Retail and  

2 levels Basement) 

+2 (residential 

storeys) 

6. No. of Blocks 2 2 No Change 

7. No. of Flats 858  924 +66 

8. Building Height 
Blocks 1 & 2: 120mPD 

(main roof) 

Blocks 1 & 2: 125mPD 

(main roof) 
+5m 

9. Parking Provision 

- Residential 

- Visitor 

- Retail 

 76* 

39 

10 

27 

    119* 

82 

10 

27 

+6(additional 43**)  

+6(additional 43**) 

No Change 

No Change 

10. Loading/Unloading Bays  

- Residential 

- Retail 

9 

2 

7 

9 

2 

7 

No change 

No change 

No change 

11. Motorcycle Parking 

Spaces 

- Residential 

- Retail 

   12 

 

9 

3 

   13 

 

10 

3 

+1 

 

+1 

No change 

12. Bicycle Parking 

(Residents) 
58 62 +4 

13. Estimated Population 2,402 person 2,587 person +185 person 

14. Local Open Space (Not less 

than 1 m2 per person) 
2,402 m2 2,587 m2 +185 m2 

15. Completion Year Dec 2027 

*Including 2 no. of accessible car-parking space 

** total parking provision 119 under HKPSG (compared with previous 76 car parks under GBP) with only 6 car 

parking spaces generated by the additional 66 flats. 
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4 Kwu Tung North Impact Assessment Review 

 

4.1 Sewerage and Drainage Impact Review 

For the increase of population of maximum 185, unit flow factor for R2 as 0.27, the 

50m3 per day. As CEDD has upgraded the sewerage system for the intensification of 

the KTN NDA, there should be sufficient capacity to absorb the minimal increase in 

sewerage discharge of additional 66 flats or 185 population. The population intake 

will be subject to the availability of public sewer (no interim sewerage treatment 

plant will be provided). 

 

4.2 Noise and Air Quality Impact Review 

The circumvention location of the subject site will not subject to any adverse noise 

impact and air quality issues as reflected in the site context which is surrounded by 

residential developments in the east and west. In the north, it is the town plaza and 

open space as well as the GIC use in the south (Figure 1). 

 

District wise, there is no significant traffic and fixed noise source can be identified so 

there should be no noise problem anticipated.  

 

There is no air quality concern since the local context is all planned residential and 

open space. Local Road L1 abutting Tower 1 with building line with not less than 5m 

buffer set back. 

 

4.3 Water Supply Impact Review (WSIR) 

As the increase of population of 185, WSIR adopted fresh water demand of 140 L/h/d, 

flushing water demand of 70 L/h/d for residential development in the assessment. The 

estimated water demand is summarized in Table 4.1 below. The demand for fresh 

water and flushing water for the proposed additional residential development are 

estimated to be 26 m3/d and 13 m3/d respectively and insignificant. 

 

Table 4.1   Estimated Water Demand Table 

Type of 

Development 
Flats Population 

Unit Demand 

(L/head/day) 

Water Demand 

(m3/d) 

Fresh Water Demand 

Residential 66 185 140 26 

Sub-total 26 

Flushing Water Demand 

Residential 66 185 70 13 

Sub-total 13 

*Note: Daily fresh water demand does not include water demand for fire-fighting. 



 

 9 

 

4.4 Traffic and Transport Impact Review (TTIR) 

 

4.4.1 Road System upon Intensification 

The application submitted by CEDD and approved by the TPB demonstrates that 

Government will improve the network so that the highway and transport systems 

could address the traffic demand from the KTN NDA. In fact, based on Transport 

Planning & Design Manual (TPDM) prepared by Transport Department, the trip 

generation (G) and attraction (A) rate are revealed in Table 4.2:  

 

Table 4.2   Traffic Generation Table 

No. of Flats 66 

 AM Peak (G) AM Peak (A) PM Peak (G) PM Peak (A) 

Adopted Trip Rates 

(PCU/hr/unit) 
(1)

 
0.0718 0.0425 0.0286 0.037 

Trips (PCU/hr) 4.73 (5) 2.81 (3) 1.89(2) 2.44(3) 

Remark: (1) Adopted trip rates refer to TPDM Volume 1 Chapter 3 Appendix 1 Annex D Table 1 

 

Under the worse scenario (AM peak), maximum 8 pcu generated and attracted due to 

the proposed additional population. It is insignificant comparing with the latest 

assessment done by the CEDD’s applications for minor relaxation for 20% and 30% 

for private and public developments in the 2 NDAs. Trivial vehicular traffic 

generated by the minor relaxation is insignificant and no adverse traffic is anticipated. 

 

4.4.2 Parking provision for additional flats 

The parking provision under this minor relaxation of residential plot ratio by the 

increase of 66 flats (conservative approach with small average flat size of 31m2) but 

no change in retail GFA. The additional 6 parking space under high side parking 

provision in HKPSG: GPS x R1 x R2 x R3 = 66/4 x 0.5 x 0.75 x 0.9 = 5.6 (as 6). 

 

4.4.3 Public Transport 

The estimated increase in population due to the minor relaxation is 185 of which 

work (60.7%, 113 trips) and school (22.6%, 42 trips) trips generated as per 2021 

Census. The public transport demand is totally 155 trips by next door MTR or PTI. If 

the 80% work and school trips on train, the impact of every additional 6 persons per 

train with 3 minutes frequency during peak hour. The rest on public bus, 8 persons 

with 15 minutes frequency bus. This is no significant impact on public transport 

patronage and demand. No adverse impact is anticipated. 
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4.5 Open Space, Visual and Air Ventilation Impact Review 

 

The change in building height profile comparing with the adjoining buildings in the 

town centre, visual impact is insignificant as shown in Annex 2 (illustrative area wise 

section plans). The step height from east to west (i.e. from 135mpD to 125mPD to 

120mPD) and from north to south (i.e. from 180 mPD to 125mPD to 8 storeys) are 

retained. 

 

Since there is no change in the air ventilation corridors in the NDA, there is no adverse 

air ventilation impact is anticipated. Also additional local open space will be provided 

as shown in Figure 3 below and the open space design concept plan in Annex 3. 

Additional open space is identified to meet the residents’ requirement of 185 m2 and 

the NDA’s district open space is abundant with the country park adjoining. 

 

Figure 3: Local Open Space in Ground Floor 

 

5 PLANNING MERITS AND JUSTIFICATIONS 

 

5.1 In line with Government Housing Supply Policy 

Within the Northern metropolitan, for domestic PR5.5 is relatively low intensity in 

Metropolis where, under 2022 Policy Address, it promulgates a much higher intensity 

up to domestic PR6.5. It is even in practice that recently ‘intensification’ in the KTN 

and FLN NDAs by allowing a total 20% and 30% increase in plot ratio for nearly all 

private and public development sites respectively. The subject site was not included in 

the above-said application (no. A/KTN/93) as it is recognized as its advanced stage. 

However, after detailed re-scheduling of the construction process to match up with 

public infrastructure availability, it is in-time to accommodate the additional domestic 

PR0.5 (i.e. +2,625m2 or +66 flats). 
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5.2 In-line with Transit-Oriented Development (TOD) for Sustainability Principle 

Over the years, the Government had adopted TOD approach for intensifying the 

development intensify by taking the advantage of the provision of railway stations 

which offer the most efficient energy-saving mode of transport for work and school 

trips. The planning benefits of applying the TOD in this application is obvious. Also it 

is a good planning in terms of liveability and walkability in particular carbon emission 

reduction. 

 

5.3 Compatible Step Height Profile 

The Subject site is located amid a cluster of planned residential developments with 

various building height in the range from 110mPD up to 180mPD. The proposed minor 

relaxation in Building Height from 120mPD to 125mPD is not noticeable from all 

directional sensitive receivers which has been proved in the recent CEDD’s 

Application No. A/KTN/93 Visual Impact Assessment (relevant section extracted in 

Annex 2). 

 

5.4 No Significant Adverse Impact  

The impact of additional 66 flats for around 185 population in the town centre with the 

support of MTR station is very trivial. As demonstrated in the review on relevant 

technical aspects, the proposed minor relaxation will have no insurmountable impacts 

on traffic and transport, sewerage, drainage, water supply and visual as well as air 

ventilation. 

 

6 CONCLUSION 

The proposed minor relaxation of plot ratio and associated building height increase 

will bring in extra housing supply (66 flats) and is in line with Government housing 

supply policy and transit oriented development concept. It will not incur adverse 

impact with the 185 additional population. It is an initiative for increasing housing 

supply by every opportunity. It is a win-win situation so Members of the TPB are 

requested to give favourably consideration. 
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Architectural Plans 



MASTER LAYOUT PLAN (A3 1:1000)

(BASE SCHEME)

TOWER 2

TOWER 1

SWIMMING

POOL

LANDSCAPE

AREA



MASTER LAYOUT PLAN (A3 1:1000)

(PROPOSED SCHEME)

TOWER 2

TOWER 1

SWIMMING

POOL

LANDSCAPE

AREA



B2/F PLAN (A3 1:1000)

(PROPOSED SCHEME)

A

D

D

A

A

D

D

Xref ..\STRU\B2 STRU.dwg

CARPARK

ADDITIONAL

6 NOS. OF

CAR PARK



B1/F PLAN (A3 1:1000)

CARPARK

(PROPOSED SCHEME)

Xref ..\GRID\GRID 1.dwgXref ..\STRU\B1 STRU.dwg

A

D



G/F PLAN (A3 1:1000)

RETAIL

(PROPOSED SCHEME)

ADDITIONAL

185 sq.m.

LOCAL OPEN SPACE



5
0
0
0

5
0
0
0

5
5
0
0

3
5
0
0

SECTION A-A (A3 1:1000)

3
1
5
0

(PROPOSED SCHEME)

5
0
0
0

MINOR RELAXATION

OF BUILDING HEIGHT

FROM 120 TO 125mPD

ADDTIONAL 2 NOS. OF

RESIDENTIAL STOREY



SECTION B-B (A3 1:1000)

(PROPOSED SCHEME)

MINOR RELAXATION

OF BUILDING HEIGHT

FROM 120 TO 125mPD

ADDTIONAL 2 NOS. OF

RESIDENTIAL STOREY



H
R

TYPICAL FLOOR PLAN (A3 1:200)

(PROPOSED SCHEME)

TOWER 2

TOWER 1

Studio Unit

1 Room Unit

1.5 Rooms Unit

2 Rooms Unit

3 Rooms Unit

LEGEND



 

 

 

 

Annex 2 
Section Plans for Area Building Height Profile 

and 
Visual Impact Assessment extract from Application A/KTN/93 
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Annex 3 

Local Open Space Design 
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Response to Departmental Comments of S.16 Application No. A/KTN/97  
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1. Comment from Transport Department - Contact person: (Contact Person: 

 - Tel: ) via DPO’s email on 31 Jan 2023 

Responses 

Submitted on 7 Feb 2023 

 (2) It is noted that the captioned planning application will introduce more 

vehicular trips to the new roads and junctions which are being designed and 

constructed by CEDD in the KTN NDA projects. TD relies on CEDD to 

deliver an adequately designed road networks and junctions to TD for 

management. Please obtain CEDD’s agreement that the additional trips under 

the subject planning application could be accommodated by the roads 

planned by CEDD. 

CEDD’s TIA public document is made available for 

reference and it revealed sufficient spare capacity in the 

rezoning and s16 applications. 

 

According to the published TIA in TPB Paper (RNTPC 

No. 6/22) and Application A/KTN/93 approved by TPB 

on 23.9.2022, it is no doubt that the road system has spare 

capacity to take care of the additional 8 pcu due to the 

proposed minor relaxation during AM peak hours 

(Annexes A and B in the attached) as RC is more than 

25% (max. 71%) and VC is max. 0.59 in the design years. 

(3) Despite my comments in Para (2) above, we have the following observations 

on the submission; 

(a) Table 4.2 – It is observed that the applicant has not included the base 

trips and total trips in the table. Please check; 

(b) As shown in the MLP in Annex 1, the run-in/out of the subject 

development will be at the Road L1 under CEDD. Please seek CEDD’s 

comment; and  

(c) This is to reiterate that the assessment from the applicant is based on the 

assumption that the proposed traffic improvement measures such as the 

new roads and junctions of KTN NDA by the others. The applicant 

should note that these traffic improvement measures are uncertain at this 

moment and subject to changes during the course of the project 

development. In case those traffic improvement measures would not be 

(a) Annex A showed basic total flow in the reference case 

which has already included the planned PR5’s trips 

(i.e. KL17 NB 430) on site. Therefore even if the 

additional 5pcu generated are all concentrated in NB, 

the scenario in KL17 NB is 435 pcu (new total flow) 

on Road D1 in the AM peak which is insignificant. 

(b) The traffic generation of 8pcu is insignificant and the 

TIA of CEDD (Annex A) reveals the spare capacity. 

(c) The proposed road improvement works to be carried 

out by Government to meet community demand and 

commitment to the 2 adjoining sales sites (Wheelock 

and SHK) which are supposed to be completed for the 

occupation around 2025/26. The relevant junctions 
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carried out by the relevant government department(s) and/or party(ies), 

the applicant is required to implement those proposed traffic 

improvement works (i.e. take up to construct the concerned new roads 

and junctions, etc.) to the satisfaction of the Commission of Transport. 

All traffic improvement measures required for alleviating the traffic 

impact of the development shall be implemented prior to the population 

intake. 

(KJ16 & KJ18), portion of Road D1 (from Junction 

KJ18 to KJ16) and Road L1 have been programmed 

under Government ‘Advance Work’. It is anticipated 

those ‘Advance Works’ to be completed in time (see 

Photos 1.1 and 1.2, Annex A). Worst scenario is to 

undertaking those related road improvement works for 

junction (KJ16) and link (at D1 joining Castle Peak 

Road).  

 

2. Comment from Landscape Unit, UD&L, PlanD (Contact Person: 

 - Tel: ) via DPO’s email on 6 Feb 2023 

Responses  

Submitted on 7 Feb 2023 

 The applicant is advised to demarcate the extent of proposed landscape area 

on the Master Layout Plan and clarify the landscape treatments to be 

provided within the site. Landscape plans, sections, elevations with 

self-explanatory legends and descriptions, spots levels, typical planting detail 

and proposal etc., are advised to be provided to illustrate the landscape 

considerations and treatments within the site. 

Noted with thanks.  

To avoid the duplication and any unnecessary further 

amendments, it would be desirable to have the required 

landscape proposal cleared under Lease condition (Annex 

C) and the conceptual landscape master layout is in 

Appendix E for reference. It could also be an approval 

condition to be submitted to the satisfaction of the UD/L 

Unit, PlanD in due course. 

3. Comment from PlanD (Contact Person:  - Tel: ) 

via DPO’s email on 16 Feb 2023 

Clarification 

Submitted to DPO on 16 Feb 2023 

 Please advise the planning and design merits that can be attributed to the 

application to facilitate TPB members to consider the application, with 

supporting illustrations. 

1. The planning intention of “R(A)” zone is intended 

primarily for high-density residential developments. 

Also It is an important transport hub including 

connection to cross boundary movement–the increase 

in housing supply within walking distance in the centre 
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of NDA (Photo 3.1) should be in favour by the 

Government with the key benefits:  

i. Reduce carbon emission (air quality) through 

more walkable trips (walk in Hong Kong 

campaign) to MTR station and creating a 24 

hour passageway (Figures 3.1 and 3.2) for 

pedestrian to connect to MTR station; and 

ii. Maximize the utilization of transport 

infrastructure (TOD) for jobs and studies by 

with domestic PR5.5 which is still lower than 

the northern metropolis norm DPR6.5. 

2. It is good opportunity (site foundation in latest stage, 

photo 3.2 attached) to increase housing supply as the 

minor relaxation of plot ratio and building height does 

not incur any significant adverse impact. Optimizing 

scarce land resources can be achieved but maintaining 

the established planning and design framework (step 

height of building profile and terrace podium etc.) of 

KTN. Other design merits have been incorporated with 

energy saving sky windows in the shopping mall, 

voluntary set back 6m from Road L1 as well as the 

T-Shape building blocks to avoid wall effect in the 

central location (see artist impressions in Figures 3.3 

and 3.4 attached). 

3. Balanced housing mix since the split of 7:3 could be 

improved and in line with the Government’s Policy to 
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address the space shortfall of private housing supply.  

 Photo 3.1 Location 

 

Photo 3.2: Site Formation Situation (Feb 2023) 

 

 Figure 3.1: 24-hour passageway  Figure 3.2: Artist Impression of passageway  
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 Figure 3.3: Artist Impression - View from MTR 

 

Figure 3.4: Artist Impression - Bird’s eye view of the 

T-shape Towers 

 

4. Comment from Water Supplies Department - Contact person: (Contact 

Person:  - Tel: ) via DPO’s email on 17 Feb 

2023 

Responses  

Submitted on 17 Feb 2023 
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 As the proposed site is inside Kwu Tung North New Development Area 

(KTN NDA), please demonstrate that the water demand arising from your 

proposed site was included in the WSIA of KTN NDA from CEDD 

CEDD’s WSIA report reveals two fresh water supply 

sources (KTN and FLN FWSRs). The additional 

population 185 from 66 flats could be included in the 

estimate of water consumption since allowance would be 

made by CEDD due to possible variation in flat size and 

occupation rate assumptions. It is only 0.066% 

(26m3/day) on top of the current total estimate for 

39,121m3/day. Similarly the flush water additional 

demand is only 0.093% (13m3/day) on top of the total 

estimate 13,906 m3/day. 

(CEDD data source: minor relaxation of GFA by 20% and 

30% in the published WSIA in TPB Paper for Application 

A/KTN/93 approved by TPB on 23.9.2022) 

5. Comment from Hong Kong Police Force (Contact Person:

 - Tel.: ) via DPO’s email on 17 Feb 

2023 

Responses  

Submitted on 17 Feb 2023 

 Sheung Shui Division has no comment about the captioned application 

provided that sufficient parking and loading/unloading area will be reserved. 

Noted with thanks.  

Parking provision as per HKPSG. 

6. Comment from PlanD (Contact Person:  - Tel: 

) via DPO’s email on 21 Feb 2023 

Clarification  

Current submission 

 Please provide photomontage and advise landscaping design merits that can 

be attributed to the application to facilitate TPB members to consider, with 

supporting illustrations. In additional to clarify the use of local open space 

and layout of typical floor. 

The local open space is restricted for the use of their own 

residents. On the other hand, the additional floor layout 

(currently as per typical floor) will be subject to detailed 

design stage.  

Photomontages (visual impact analysis) are included to 
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demonstrate no significant adverse impact anticipated 

(Annex D) since the Subject development is surrounded 

by taller-than buildings. Photomontages are making use of 

the recent CEDD applications (i.e. Drawing A-1 in TPB 

main paper of Application No. A/KTN/93), four view 

angles are adopted for illustrate insignificant adverse 

visual impact: 

VK1: looking from the western hill side and the view of 

the proposed development blocked (behind) by Planning 

Areas 19 and 24 proposed public housing blocks. 

VK4: looking from the southwest hill side and some part 

of the proposed development behind the GIC facilities in 

Planning Areas 28 and 29 can be seen. 

VK5: looking from the northeast and no view of the 

proposed development since the building height 

restrictions in Planning Area and 21 at BHR140mPD. 

VK6: looking from the town plaza ground level and no 

view of the proposed development can be seen amid 

mixed BHRs in Planning Areas 24.   

Regarding landscaping, the master concept plan (podium 

floor) is in (Annex E). 
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Annex A: TIA (extracted from TIA appended in the TPB (RNTPC) Paper No. 6/22 (23.9.2022) 
 
Public information is available to demonstrate the spare capacity is available to accommodate the 8pcu (due to the proposed minor 
relaxation of PR0.5) during morning peak in the road network (Figure 1). The basic information from TPB Paper (RNTPC Paper No. 
6/22 dated 23.9.2022. Junctions and Links relevant to the subject development (Figure 2) are KJ15, KJ16 and KJ18; and KL16 
(Road P1) and KL17 (Road L1) and there are spare capacity in 2031. 2036 and 2041 are listed in the tables below: 
 
The designed year results for the junctions are: 
 

 2031 2036 2041 

 DFC/RC DFC/RC DFC/RC 

TPB Paper (extract Table 4) AM PM AM PM AM PM 

KJ15 KTN Road P1/D1/ Fanling Hwy Slip Roads 0.41 0.38 0.55 0.52 0.70 0.62 

KJ16 KTN Road D1/ L1 71% 59% 70% 71% 54% 63% 

KJ18 KTN Road D1/ Castle Peak Road 0.20 0.05 0.25 0.07 0.30 0.09 

 
The designed year results for the links are: 
 

  2031 2036 2041 

  AM PM AM PM AM PM 

TPB Paper 

(Table 5) 

 Flow (pcu) VC Flow (pcu) VC Flow (pcu) VC Flow (pcu) VC Flow (pcu) VC Flow (pcu) VC 

KL16 P1 NB 765 0.27 560 0.20 940 0.34 650 0.23 1110 0.40 780 0.28 

 SB 785 0.28 595 0.21 1020 0.36 735 0.26 1215 0.43 835 0.30 

KL17 D1 NB 430 0.26 465 0.37 300 0.24 430 0.34 695 0.56 725 0.58 

 SB 450 0.36 380 0.30 425 0.34 350 0.28 740 0.59 720 0.58 

 
Source: Table 4 and Table 5 in TIA under the TPB (RNTPC) Paper No. 6/22. 
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Figure 1.1: Location Plan 

 
Source: S/KTN/2 (extract) 

Photo 1.1 

 
2022 
 

Photo 1.2 

 
2023 
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Figure 2: Proposed Road Network as per Traffic Impact Assessment submitted by CEDD 

 
Source: Figure 6 of Attachment IV, Figure 6 of the TPB (RNTPC) Paper No. 6/22  
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Annex B: CEDD’s S16 Application for Minor Relaxation of Plot Ratio by 20% for Private and Public housing sites 
 
The proposed increase in plot ratio does not relate to the southwest sector of the NDA (see Figure 3.4 in TIA extracted below) so 
there is no change in the projected traffic volume in that portion of road network (junctions and links). This reflects in the Tables 4 and 
5 extracted below. 
 

 
Source: Drawing A-1 in TPB Main Paper for Application No. A/KTN/93 dated 23.9.2022. 
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The designed year results for the junctions are: 
 

 2031 2036 2041 

 DFC/RC DFC/RC DFC/RC 

TPB Paper (extract Table 4) AM PM AM PM AM PM 

KJ15 KTN Road P1/D1/ Fanling Hwy Slip Roads 0.41 0.38 0.55 0.52 0.70 0.62 

KJ16 KTN Road D1/ L1 71% 59% 70% 71% 54% 63% 

KJ18 KTN Road D1/ Castle Peak Road 0.20 0.05 0.25 0.07 0.30 0.09 

 
The designed year results for the links are: 
 

  2031 2036 2041 

  AM PM AM PM AM PM 

TPB Paper 

(Table 5) 

 Flow (pcu) VC Flow (pcu) VC Flow (pcu) VC Flow (pcu) VC Flow (pcu) VC Flow (pcu) VC 

KL16 P1 NB 765 0.27 560 0.20 940 0.34 650 0.23 1110 0.40 780 0.28 

 SB 785 0.28 595 0.21 1020 0.36 735 0.26 1215 0.43 835 0.30 

KL17 D1 NB 430 0.26 465 0.37 300 0.24 430 0.34 695 0.56 725 0.58 

 SB 450 0.36 380 0.30 425 0.34 350 0.28 740 0.59 720 0.58 

 
Source: Table 4 and Table 5 in TIA under the s16 Application No. A/KTN/93 (approved in 23.9.2022). 
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Annex C Lease Conditions for Landscaping 
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Proposed 5m Height Relaxation
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古洞北新發展區項目
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古洞北新發展區項目
地產策劃(二)部
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