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Summary of Representations in Group 3 and PlanD’s Responses 
 

The representations (R5 to R10, R51 and R20728 of KTN OZP and R4 to R9, R28, R35 to R38, R46, R79 and R100 to R538 of FLN OZP) in Group 3 
are submitted by Jaff Investment Ltd, The Real Estate Developers Association of Hong Kong (for KTN OZP and FLN OZP), The Light Corporation Limited, 
The Estate of the late Mr Fok Ying Tung Henry, Team Glory Development Ltd., Charter Rank Limited, Joy Cultivation Co. Limited, Double Gain Limited, 
Best Galaxy Limited, Sun Prosper Company Limited, and 449 individuals.  Their major grounds of representations and proposals as well as Planning 
Department’s responses are summarized below: 
 
    
Representations Relating to Both the KTN OZP and FLN OZP    

Representations   PlanD’s Responses 

    
Representation No. R5 of KTN OZP 
An individual 

   

     
  Request for including Lot 834 in D.D. 96 into the coverage of OZP.    
 
Major grounds of representation:    
 
(a) For Lot 834 in D.D. 96, 4/5 of the lot falls within the coverage of OZP 

while 1/5 of it is not covered by OZP.  The concerned lot is currently 
used for temporary purposes.  If land were resumed for development 
in the future, the remaining 1/5 of the lot would not be able to use 
efficiently.  Hence, it is considered that the whole lot should be 
included in the coverage of OZP. 

 (1) The whole Lot 834 in D.D. 96 is already within the KTN OZP and is 
zoned “G/IC”, “GB” and an area shown as ‘Road’ on the concerned 
OZP. 

   (2) To take forward the KTN and FLN NDAs development, the 
Government will resume and clear the private land planned for public 
works projects, public housing and private developments, carry out 
site formation works, and provide infrastructure before allocating land 
for various purposes.  Details of the resumption would be dealt with 
at the implementation stage. 
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Representations No. R6 of KTN OZP and R4 of FLN OZP    
An individual    
     
  
 

Request for including Lot 104 in D.D. 100 into the coverage of OZP.    

Major grounds of representation:    
     
(a) For Lot 104 in D.D. 100, 4/5 of the lot falls within the coverage of 

OZP while 1/5 of it is not covered by OZP.  The concerned lot is 
currently used for temporary purposes.  If land were resumed for 
development in the future, the remaining 1/5 of the lot would not be 
able to use efficiently.  Hence, it is considered that the whole lot 
should be included in the coverage of OZP. 

 (1) The whole Lot 104 in D.D. 100 falls within the coverage of the 
approved Kwu Tung South OZP No. S/NE-KTS/14 and is zoned 
“Agriculture” on the concerned OZP.  It falls outside the KTN and 
FLN NDAs. 

     
     
Representations No. R9 of KTN OZP and R9 of FLN OZP    
The Real Estate Developers Association of Hong Kong    
     
  Generally supports the approach to the comprehensive planning for 

the creation of a new town at KTN / extension of the FLN New Town.   
 

   

  Comment on some general planning principles adopted in the OZPs 
and its implementation mechanism. 
 

   

  Request for more lenient height / plot ratio / provision restrictions for 
various land use zonings / uses and rezoning of various zones. 
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Major grounds of representation:    
     
Supportive comments    
     
 Support the comprehensive planning approach   Support the comprehensive planning approach 

 In general, the proposals on the draft OZPs provide the basis for the 
development of a high quality environment for the future residents of 
KTN / FLN with a good mix of land for housing, open space, 
employment and community facilities.  Importantly, this 
comprehensive form of plan provides a good basis for the planning 
and implementation of various forms of public infrastructure. 
 
This must be coordinated with the increase of new residents moving 
to the areas, and should not lag behind as happened before in other 
places. 

 (1) 
 
(2) 

Noted. 
 
The support of a comprehensive planning approach is noted.  To 
achieve early delivery of land to meet the housing and economic 
needs and ensure timely provision of a comprehensive range of 
commercial, retail, open space and G/IC facilities in tandem with 
the population build-up, an implementation programme with 
proper phasing and packaging of works for the NDAs development 
has been formulated.  Detailed design for site formation and 
engineering infrastructural works for part of the housing and 
supporting facilities included in the Advance Works Package is 
planned to commence in 2014, to enable construction to start in 
2018 and first population intake in 2023.  Other major works will 
start after the commencement of the advance works and the 
development of the KTN and FLN NDAs is expected to be fully 
completed by 2031. 
 

Adverse comments in general    
     
A. Unreasonably low development intensity  A. Unreasonably low development intensity 
     
(a) Unreasonably low plot ratio for residential zonings  (a) Unreasonably low plot ratio for residential zonings 
     
 The development potential of the NDAs should be optimized, given 

the overall shortage of development land in Hong Kong, the large 
public costs in providing infrastructure and the potential for achieving 
a high quality well planned urban environment. 
 
For KTN, the permitted plot ratios at 0.4, 3.5 and 5 to 6 (including 

 (1) 
 
 
 
 
 

Under the NENT NDA Study, the NDAs development has made the 
best use of scarce land resources to serve the housing and economic 
needs of Hong Kong.  In response to the public requests received at 
the public engagement to optimize the development potential of 
NDAs, opportunities have been taken to review the development 
intensity of the housing sites.  After balancing different 
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domestic and non-domestic floor areas) in the respective “Residential 
(Group C)” (“R(C)”), “Residential (Group B)” (“R(B)”) and 
“Residential (Group A)” (“R(A)”) residential zones are at 2.6, 1.5 and 
2 to 3 plot ratio below the respective plot ratio for R3, R2 and R1 
under the Hong Kong Planning Standards and Guidelines (HKPSG). 
For FLN, the proposed plot ratios at 2, 3.5 and 4 to 6 (including 
domestic and non-domestic floor area) in the respective residential 
zones are 1, 1.5 and 2 to 4 plot ratio below the HKPSG standards.  It 
is considered that the unreasonably low plot ratio below the HKPSG 
is a misuse of the scarce land resources, given the difficulties in land 
assembly, and a lost opportunity to provide a significant long term 
solution to housing land supply. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
(2) 

considerations including efficient use of land resources, provision of 
sufficient G/IC facilities, capacity of the planned infrastructure, good 
urban design framework, etc., the development intensity for various 
housing sites have been increased.  The plot ratios of residential sites 
at the future town centres of the KTN and FLN NDAs have been 
increased from 3.5 or 5 to 6 for high-density developments.  Most of 
the low-density sites, i.e. residential density zone R3, have been 
upzoned to R2 with a plot ratio of 3.5.  These together with other 
changes in housing mix will bring about an increase of about 12,700 
flats, thus bringing the total flat supply from 47,300 to 60,000.  High 
density residential developments around the district centres in FLN 
and KTN NDAs are generally subject to a total plot ratio of 6.  Such 
development intensity is commensurate with those of other New 
Towns. 
 
According to the HKPSG’s standards for New Towns, the maximum 
domestic plot ratios for residential density zones R1, R2, R3 and R4 
are 8, 5, 3 and 0.4 respectively.  While the maximum domestic plot 
ratio for residential density zone R1 is 8, the existing maximum 
domestic plot ratio specified for most New Towns except Tseung 
Kwan O and individual developments in some New Towns is around 
5.  As stated in the HKPSG, a domestic plot ratio of 8 should only be 
permitted where there are no infrastructure constraints, e.g. close to 
high capacity transport systems (such as Tseung Kwan O New Town 
which is adjoining urban area and served by mass transit railway).  
HKPSG’s recommendations on the maximum plot ratios for 
residential zones R2, R3 and R4 respectively (plot ratios of 6, 3.5 and 
0.4) have been adopted for the R1, R2 and R3 sites in the KTN and 
FLN NDAs. 
 

   (b) Low plot ratio for commercial zonings/uses 
     
  (3) The proposed blanket increase in development intensity would have 

implications on the infrastructure provision in the area, especially the 
sewage treatment and disposal capacity in the Shek Wu Hui Sewege 
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Treatment Works.  Besides, Fanling Highway will approach its 
capacity based on the proposed development scale.  It is anticipated 
that the highway network would exceed its traffic capacity with 
further increase in development intensity.  In terms of urban 
design/visual perspective, the concern is related to the changes in 
visual character resulting from the increase in the bulk and height of 
the developments and how they as a whole relate to the wider 
surrounding context.  As there are various constraints on the 
development intensity, further increase in development intensity can 
only be justified by another comprehensive feasibility study covering 
planning, environment, traffic and transport, infrastructure and other 
technical aspects. It is considered that general increase in 
development intensity would have to be examined in a holistic 
context, balancing the need for efficient use of land resources and 
public aspiration for a quality living environment in the NDAs.  

    
  (4) While the representer suggests increase in development intensity in 

the NDAs, there are other public views received during the PEs 
requesting lower development intensity in the NDAs to preserve the 
character of the area.  In fact, the current planning in the NDAs has 
already struck a balance in meeting the housing and employment 
needs, the public aspirations for quality living environment, 
environmental conservation, urban design, and many other 
considerations.  

    
  (5) There is a provision for minor relaxation of the plot ratio and building 

height restrictions.  Each case would be considered by the Board 
based on individual merits through the planning application process. 

    
(b) Low plot ratio for commercial zonings / uses   (c) Provision of commercial uses 
     
 The commercial uses in the NDAs are restricted to the lowest two 

floors of the “R(A)1”, “R(A)2” and “Other Specified Uses” (“OU”) 
annotated “Commercial/Residential Development with Public 
Transport Interchange” zones at plot ratio of 1 and 0.5 respectively, or 

 (1) In determining the optimum scale of commercial facilities to be 
provided in the KTN and FLN NDAs, various considerations such as 
area characteristics, the planned population, infrastructural capacities, 
good urban design, etc have been taken into account.  The current 
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in the “R(B)” and “R(C)” zones on application to the Town Planning 
Board.  These are considered inadequate to create vibrancy in the 
town centre.  These restrictions are also inconsistent with the flexible 
mixed residential and commercial plot ratios provided in the Building 
(Planning) Regulations composite formula.  A greater degree of 
flexibility in design and in response to market forces should be 
provided.  Commercial use should be allowed flexibility on three 
floors (including basements) with a maximum non-domestic plot ratio 
of 2, if such restriction is to be imposed. 

plot ratio restrictions for “R(A)” and “OU” annotated 
“Commercial/Residential Development with Public Transport 
Interchange” zonings under the OZPs, i.e. maximum plot of 6 and 5 
(of which the domestic plot ratio should not exceed 5 and 4.5) 
respectively, have allowed flexibility in provision of commercial 
facilities to meet the needs of the local residents as well as to help 
creating a lively/vibrant town centre. Such permissible non-domestic 
plot ratio can be accommodated in either two storeys terraced podium 
or in five storeys purpose–designed non-residential buildings. 

     
   (2) With regard to the two-storey provision restriction for commercial 

uses, it is primarily based on the recommendations of the Air 
Ventilation Assessment (AVA) for the NENT NDAs Study.  To 
improve wind penetration at street level, large and bulky podium 
development is discouraged in the concerned areas.  Therefore, 
permeable podium design up to two storeys is adopted for 
development sites along the pedestrianised shopping streets in the 
core of the town centres in KTN and FLN NDAs so as to allow the air 
stream to reach the pedestrian level and reduce the canyon effect. 

     
   (3) The two-storey terraced podium requirement is to ensure a more 

permeable podium design so that downward airflow can be directed to 
the pedestrian, while creating a coherent and attractive character for 
the town centre.  Besides, it is to enhance vibrancy in the street level.  
The terraced podium placed on both sides of the pedestrian streets 
lined with retail shops, cafés and restaurants in the town centres of the 
two NDAs can liven up the pedestrian environment.  Land 
designated as ‘Terraced Podium’ is subject to a maximum building 
height of 5m and 10m-wide setback at first floor level. 

     
     
B. Artificially low building height restriction  B. Artificially low building height restriction 
     
 The urban design concept in the HKPSG to step down building 

heights from the centre to the surrounding medium- to low-rise 
 (1) The representer’s appreciation of urban design concept in HKPSG to 

step down building height is noted.  In formulating the building 
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developments is appreciated. height restrictions for the KTN and FLN NDAs, due regard has been 
given to the AVA of the NENT NDAs Study, HKPSG, and Urban 
Design Guidelines for Hong Kong.  The building height restrictions 
adopted in the KTN and FLN OZPs were based on reasonable 
assumptions, having regard to the development intensity permissible 
under the OZPs, without precluding the possibility for incorporating 
building design measures to achieve good quality developments. The 
overall building height profile of the KTN and FLN NDAs is planned 
to step down towards the periphery and riverside to achieve a 
variation in building height and massing of new developments and to 
ensure a better integration with the adjacent rural settings.  It will 
also have positive effects on visual amenity, natural lighting and air 
ventilation.  The building height restrictions adopted in the KTN and 
FLN OZPs have already taken into account the development intensity 
permissible under the OZPs and the flexibility required for 
incorporating building design features to achieve good quality 
developments, etc. 

     
 However, for KTN NDA, the step down towards the southern 

periphery is not justified.  The 6 lanes wide Fanling Highway and 
Castle Peak Road are about 40m wide, such that it is not considered 
necessary the building height profile to the southern interface.  The 
building heights in the areas along this fringe could be increased. 

 (2) The representer also proposes to relax the building height restrictions 
of the development sites (of the KTN NDA) along Fanling Highway 
and Castle Peak Road and the development sites (of the FLN NDA) 
along Ma Sik Road.  The intensity and building height descend from 
the Town Centre of the KTN NDA toward the southern periphery by 
designating some low to medium rise G/IC facilities and business 
developments along Fanling Highway is to allow visual relief 
between the Area and the existing low-rise developments in Kwu 
Tung South. 
 

   (3) Regarding the proposed increase in building height of “OU” 
annotated “Business and Technology Park” sites to 140mPD along 
Sheung Yue River, the sites are considered not very far from the Long 
Valley Nature Park, though separated by some buffer (the LVNP is 
about 70m from the Business and Technology Park), such as Sheung 
Yue River together with a “O” strip or Road P2 with “OU” 
annotated “Amenity Area” and NBA.  The excessive building height 
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proposed is inappropriate in ecological protection, urban design and 
landscape terms. 

     
 For FLN NDA, the step down towards the south-eastern periphery of 

the NDA, on the interface with the existing high rise developments 
across the four lanes Ma Sik Road is neither justified nor will have 
any significant visual amenity merit.  It is considered better to 
suitably relate to the existing high density development, rather than to 
unnecessarily reduce building heights. 

 (4) In the FLN NDA, a stepped building height concept is recommended 
with overall development intensity and building height profile 
stepping down from the district nodes towards the periphery and 
riverside to enhance variety in height and massing of new 
developments and to ensure a better integration with the adjacent rural 
setting.  In the FLN District Centre, development sites in the central 
area generally have higher building heights at a maximum of 
125mPD.  The building heights then descend gradually from the 
centre at 125mPD towards the east at 90mPD – 110mPD then 75mPD 
by the view.  For the existing housing developments at the south of 
the FLN District Centre along Ma Sik Road, they are 28-34 storeys 
and 90-115mPD in building height.  The current building height 
restriction stipulated on the FLN OZP are considered appropriate. 

     
 A general increase in the permissible building heights is necessary.  

The maximum building height at 35 storeys in both KTN and FLN 
NDAs is arbitrarily low.  This is compared with the more common 
building height of residential building of about 40 storeys high in 
Hong Kong.  The artificially low building height restriction affects 
the development capacity resulting in a misuse of the scarce land 
resources and lost opportunity to provide housing land for Hong 
Kong. 

 (5) For the representer’s views on a blanket relaxation of permissible 
building heights, it is considered that the current maximum 
building height stipulated on the OZP is adequate to achieve the 
planned development intensity and allow sufficient design 
flexibility.  
 

     
C. Planning shopping streets – should have coherent integration network  C. Planning shopping streets – should have coherent integration network 
     
 The planned shopping streets are intended to be a part of a network of 

public open spaces to be designed, constructed, managed and 
maintained in a holistic manner.  Consideration should be given to 
encourage a coherent integration at grade and at basement levels with 
adjoining private land development in the land grant. 

  Under both KTN and FLN OZPs, comprehensive pedestrian walkway 
system and cycle track network is planned to ensure good 
connectivity between the major activity nodes and the surrounding 
areas at grade and will integrate with the commercial facilities in the 
districts.  To add vibrancy and vitality to the area, pedestrian 
shopping streets with terraced podium lined with retail frontage along 
site boundaries abutting the cruciform open space at some selected 
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“R(A)” and “OU” annotated “Commercial/Residential Development 
with Public Transport Interchange” zones (such as that at the KTN 
Town Plaza and FLN District Centre) would be provided.  This 
terraced design could promote pedestrian experience and enhance air 
ventilation at street level.  ‘Shop and Services’ and ‘Eating Place’ 
uses could be provided along the site boundary abutting the open 
space spine to ensure continuous shop frontage and the provision of 
commercial and leisure facilities such as café, restaurants and retail 
shops on the side lining the open space.  An Urban Design Study (as 
part of the detailed design and construction study under advanced 
works of the KTN and FLN NDAs) would further consider / explore 
how the town plazas (at the KTN and FLN NDAs) could be integrated 
with comprehensive shopping, food and beverage and recreation 
facilities.  The Study will also explore ways to facilitate connectivity 
and pedestrian access and enhance vibrancy, identity and visual 
quality of the town plazas and their surrounding areas.  The proposal 
of accommodating commercial uses at basement can be considered by 
the Board based on individual merits through the planning application 
process. 
 

D. Open Space network – inefficient use of land / not functional 
recreational space 

 D. Open Space network – inefficient use of land / not functional 
recreational space 

     
(a) For KTN, the large number of open spaces of substantial area 

scattered around the Plan is an inefficient use of land.  While that 
may add to the general quality and character of the area, they are 
largely undevelopable in terms of providing opportunities for active 
and meaningful public recreational facilities.  These include the open 
spaces through the town centre and open space spines in KTN 
Planning Areas 24 and 26 that do not contribute significantly to the 
townscape or to the long distance views. 

 (1) One of the major urban design principles for the KTN and FLN 
NDAs is to create a “green” new town by providing a strong and 
attractive landscape framework with linked open spaces, and 
providing a continuous open space alongside the river and connecting 
them with open spaces in the new and existing development areas. 
The open space is to provide both active and passive recreational 
needs and to provide greening opportunities with a view to enhancing 
the urban environment. 

     
(b) For FLN, large portions of the open space provision are in strips along 

the riverside promenade, or form part of the green spine at the focal 
points.  They are not considered to be functional recreational space 

 (2) Comprehensive cycle track and pedestrian networks are also planned 
along the open space corridors / spines to link up the residential areas 
with major public open spaces to ensure good connectivity between 
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for the health benefits of the population.  Instead, they are more like 
mere landscaped area contributing to the general amenity of these 
areas which themselves should be landscaped.  Open spaces should 
be of such dimensions, area and character suitable for community 
activity to cater for the health benefits of the population. 

major activity nodes and the new and existing developments. Its 
details will be further examined at detailed design and construction 
study. 

     
   (3) For the KTN NDA, there is a comprehensive network of recreation 

and green spaces comprising regional, district and local open spaces.  
The north-south and 1.2km long east-west open space (the Town 
Park) across the Town Centre serves as major connecting green spines 
to the existing communities in Kwu Tung South to the south of the 
KTN NDA and Ho Sheung Heung and Yin Kong to the east.  Major 
green corridors and secondary green corridors are designed in the 
form of tree avenues, boulevards, pedestrian streets and green 
walkways which make the KTN NDA visually cohesive in terms of 
continuity of tree and shrub planting and allow continuous and safe 
pedestrian access throughout the NDA. The open spaces designated in 
KTN Planning Areas 24 and 26 are an integral part of the 
comprehensive and linked open space network in the NDA.  They 
also provide landscape buffers in between residential sites.  As such, 
they are essential open spaces to be retained. 
 

   (5) For the FLN NDA, a network of interconnected riverside promenade 
and public open spaces of different sizes and functions would be 
provided including regional, district and local open spaces to connect 
with the Fanling/Sheung Shui New Town.  An indoor recreation 
centre is also planned to be provided in the “O” zone in FLN Planning 
Area 11. The district open space (“DO”) in FLN Planning Area 12 is 
proposed as the Central Park in the FLN NDA and will provide for 
various sports activities.  Similarly, the “DO” in FLN Planning Area 
6 is also large in area. To the south-west of Sheung Shui Wa Shan, 
there are local open spaces in the form of strip which is for the 
enjoyment of the nearby villagers.  Some local open space would 
serve as open space corridors linking up the residential areas with the 
riverside promenade. 
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E. Non-building area (NBA)  E. Non-building area (NBA) and Open Space 
     
 There are NBAs proposed inside development sites but fronting open 

space zones.  These NBAs place unnecessary restrictions on building 
design and should be deleted.  If spaces between buildings are 
required, they should be rezoned to “O”. 

 (1) The function of NBA is, inter alia, to serve as view and/or wind 
corridors.  The NBAs imposed on the KTN and FLN OZPs are 
mainly based on the recommendations of the AVA for the NENT 
NDAs Study, taking into consideration the site constraints and 
restrictions on development potential.  The NBAs are essential 
planning requirements which would improve air ventilation in the 
KTN and FLN areas. 

     
   (2) Although both “O” zone and NBA may serve as breezeway, they are 

different in land use function and planning intention.  The former is 
intended to provide open space for public enjoyment while the latter 
forms part of the building design to free up ground floor space for air 
ventilation purpose. The designation of an area as NBA will not affect 
the land use zoning of that area and the land can still be vested with 
the landowners and the development intensity of the sites would not 
be affected by the NBA.  Should the NBAs be rezoned to “O”, the 
development potential of the concerned sites would be affected.    
 

   (3) Moreover, NBA requirement is imposed to meet the public aspiration 
for a better living environment and hence is for the public interest and 
public good.  Deleting the NBAs would defeat the purpose of 
creating and/or improving potential / existing air path. 

     
F. Inefficient layout  F. Inefficient layout 
     
 The NDAs are much traversed by roads, open spaces and NBAs.  Its 

morphology is considered to have particularly high presence of 
non-developable land in relation to the development sites. Roads 
serving small number of sites and cul-de-sac are particularly 
inefficient use of the infrastructure.  In aggregate, the maximum plot 
ratio of 6, and the various urban design elements including stepped 
building height and considerable amount of green space and 

 (1) The open spaces and NBAs contribute to good urban design, 
pedestrian circulation and air ventilation.  The road network in the 
NENT NDAs have already minimized internal roads as far as 
possible.  Besides, based on the findings of the AVA for the NENT 
NDAs Study, a number of breezeway/air paths have been 
incorporated in the layout of the NDAs to facilitate wind penetration.  
These include major open space spines, local roads and NBAs 
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pedestrian environment are inefficient use of the scarce land resources 
and part of a lost opportunity to provide best use of land for housing. 

designated in the KTN and FLN NDAs, which all serve as important 
unobstructed breezeway/air paths allowing the prevailing winds to 
penetrate into the built environment of the concerned areas. 

     
   (2) All development sites in the KTN and FLN NDAs have been 

reviewed and they are considered feasible in achieving their 
maximum permissible development intensity under the current 
regulations and also improve the townscape (to avoid monotonous 
building height).  Moreover, the stepped building height design 
allows wind skimming over the building layout, opening up the wind 
entrance for dedicated localized air path which ventilates the central 
area of the NDAs development.  

     
G. Public and private housing distribution  G. Public and private housing distribution 
     
(a) Public-private housing ratio   (a) Public-private housing ratio 
     
 There is concern on the proposed public and private housing land 

distribution ratio of 60:40.  The proposed split is not provided for a 
balanced mix of private housing for social interaction, social mobility, 
and variety of building design for visual amenity and interest.  The 
reduced number of private housing units for sale will stifle housing 
market expansion and public aspirations for home ownership.  It will 
also result in a long term under-supply and high housing costs 
affecting affordability.  Diverse housing types are fundamental so 
that people may opt for their desirable housing type according to 
individual needs. 
 
 
 

  (i)  In view of the public aspiration for more public housing in the 
NDAs, an appropriate increase in the development intensity of 
the NDAs has been made at Stage 3 PE of the NENT NDAs 
Study to provide more public housing flats in the NDAs after 
detailed technical assessments.  Under the current proposals, 
the overall public-private housing ratio of the two NDAs is 
60:40.  The said housing split is in line with the Long Term 
Housing Strategy.  Besides, it is in line with the 2014 Policy 
Address that the Government has decided to adopt 470,000 
units as the new public and private housing total supply target 
for the coming 10 years, with public housing accounting for 
60% of the new production.  Also, such ratio is similar to 
that of the existing Fanling/Sheung Shui New Town of 59:41. 

 
(ii)  To provide a balanced population profile for the KTN and 

FLN areas, a mix of housing land has been allocated for 
subsidised housing and various types of private housing to 
provide a wide range of housing choices for different social 
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sectors. The overall public to private housing ratio in terms 
number of flats for the KTN and FLN NDAs is about 60:40 to 
ensure a balanced and socially integrated community.  Some 
sites in FLN Planning Areas 6, 8, 13, 14, 15 and 17 have been 
reserved for PRH / HOS use or a mix of them to cater for the 
future demand for subsidised housing.  This allows 
flexibility for provision of PRH and HOS units within 
individual sites.  The mix of PRH and HOS units within 
individual sites would be further considered upon 
implementation of the developments. 

     
(b) Geographical distribution  (b) Geographical distribution 
     
 There is an apparent segregation between the public and private 

housing, where the private and public housing dominate the eastern 
and western parts of the NDAs respectively.  This will possibly 
result in concentrated populations of similar socio-economic 
background and large scale identical buildings with little design 
differentiation. 

  (i)  Public housing is planned near the railway station, PTI and 
town centre to ensure that residents have convenient access to 
public transport facilities and social and community facilities.  
A range of compatible non-domestic uses including 
commercial, social and community uses would be provided to 
serve the residents.  To the north of the proposed Kwu Tung 
Railway Station in KTN NDA and the two district nodes of 
FLN NDA (i.e. the FLN District Centre at the eastern side and 
the Residential Area South of the River at the western side) 
are proposed for public housing use. 

 
(ii)  Some sites in FLN Planning Areas 6, 8, 13, 14, 15 and 17 

have been reserved for PRH / HOS use or a mix of them to 
cater for the future demand for subsidised housing.  This 
allows flexibility for provision of PRH and HOS units within 
individual sites.  In this regard, many public and private 
housing sites are located next to each other and are well 
connected and integrated by cycle track, open space and 
pedestrian network.  There is a good mix of private and 
public housing sites in the NDAs. 
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(iii) Many public and private housing sites are located next to 
each other (such as KTN Planning Areas 20 and 26 & FLN 
Planning Areas 10 and 13) and are well connected and 
integrated by cycle track and pedestrian network.  There is a 
good mix of private and public housing sites in the NDAs.  
For example, at the two sides of the Town Plaza in the KTN 
NDA, there are 14 housing sites, of which 8 are for private 
housing and 6 are for public housing.  Similarly at the 
District Centre of the FLN NDA, there are 15 housing sites, of 
which 9 are for private housing and 5 are for public housing 
(based on the adopted Outline Development Plan).  

     
H. Implementation considerations  H. Implementation considerations 
     
(a) Planning layout should align with land ownership patterns  (a) Planning layout should align with land ownership patterns 
     
 Some land under consolidated ownership is traversed by the proposed 

roads, open spaces and “Government, Institution or Community” 
(“G/IC”) zones, and requires resumption and clearance, preventing an 
efficient implementation.  Instead, the planning layout should 
generally align with land ownership patterns to avoid the need for 
resumption and clearance for a timely delivery of land. 

 (1) 
 
 
 
 
 
 
 
 
 
(2) 

KTN NDA development is formulated based on various 
considerations including the strategic role of the NDA, effective use 
of land resource, requirements of various land uses, land use 
compatibility, road network, GIC requirements, urban design and 
technical feasibility, etc.  The development sites are then drawn up 
taken into account the planned land uses, open space network, cycle 
track/road network, major breezeway/air paths, etc. Individual land 
ownership is not a consideration in planning the respective land use 
zonings.  
 
Under the NENT NDAs development, the Government will resume 
and clear the private land planned for public works projects, public 
housing and private developments, carry out site formation works, 
and provide infrastructure before allocating land for various purposes.   

     
(b) Additional implementation approaches  (b) Additional implementation approaches 
     
 The Conventional New Town Approach (CNTA) in land assembly, 

without a mechanism of land exchange entitlement, will affect the 
  Land matters will be dealt with at the implementation stage and are 

not directly related to the KTN and FLN OZPs which are to show the 
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delivery of land.  With 60% of the land developable land in the 
NDAs in private ownership, there will be the need for land 
resumption and clearance.  Additional approaches to the CNTA in 
land assembly should be considered and adopted, such as the 
minimum site area for land exchange application should provide the 
opportunity to include any interspersed Government land amongst the 
private land holdings; clear guidelines should be devised in the 
application of the Land Resumption Ordinance; and the New 
Territories Ordinance should be amended to lower the administrative 
threshold of unanimous agreement in the sale of Tso/Tong lands, 
which the Absentee Owners and defective titles are problematic (to 
facilitate site assembly). 

broad land use framework of the NDAs.  
 

     
(c) Unrealistic target time frame  (c) Unrealistic target time frame 
     
 The two years target time frame for preparation is unrealistic, 

effectively allowing one year for the OZP processing and one year for 
considering land administrative matters, with no time for premium 
appeal.  The target time frame should be amended and revised 
periodically. 

  Reponses as stated in Item H (b) under R9 of KTN OZP and R9 of 
FLN OZP above are relevant.  

     
(d) Applications for land exchange for Phase 2 and Phase 3  (d) Applications for land exchange for Phase 2 and Phase 3 
     
 The Lands Department (LandsD) has indicated that it would only 

accept applications for Phase 1 of the draft OZPs.  It is considered 
that there is nothing preventing applications for Phases 2 and 3 to be 
accepted for processing from the outset.  LandsD’s processing of 
Phase 2 and 3 land exchange applications now would ensure their 
early consideration within the given time frame.  Consideration 
could be given on the basis of the draft OZP unless there are adverse 
representations, and with either temporary or permanent access road 
provision. 

  Reponses as stated in Item H (b) under R9 of KTN OZP and R9 of 
FLN OZP above are relevant.  
  

     
(e) Surrender of lots involving roads, open space and “G/IC”  (e) Surrender of lots involving roads, open space and “G/IC” 
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 LandsD has indicated that it would not accept surrender of lots 

involving roads, open spaces and “G/IC” until resumption, potentially 
affecting their early delivery in the NDAs for population intake.  
LandsD’s acceptance of land involving roads, open spaces and “G/IC” 
would ensure their timely provision. 

  Reponses as stated in Item H (b) under R9 of KTN OZP and R9 of 
FLN OZP above are relevant.  

     
(f) An overall taskforce to coordinate public facilities provision  (f) An overall taskforce to coordinate public facilities provision 

 
     
 In the past, the Government would only plan and construct public 

facilities when the population reached a certain threshold.  This 
arrangement is considered inadequate as public facilities should be 
made available prior to the population’s arrival.  Given the various 
Government departments involved in the implementation of the KTN 
and FLN NDAs, all with different levels of resources and priorities, it 
is considered that an overall taskforce should be formed to ensure a 
coordinated and fast tracked implementation. 

  The suggestion of setting up a cross-departmental taskforce with new 
operation mechanism for the NDAs development is noted but this is 
not related to the KTN and FLN OZPs which are to show the broad 
land use framework of the NDAs. 

     
     
 Major grounds of representation specifically related to KTN OZP 

     
I. Commercial functions of the “OU” zone annotated “Business and 

Technology Park” 
 

 I. Commercial functions of the “OU” zone annotated “Business and 
Technology Park” 
 

     
 The “OU” zoning cluster towards the southeast KTN NDA is 

generally higher level commercial activities related to the future 
development of the Lok Ma Chau Loop and the proposed 
Development Corridor, not supporting the day-to-day living of the 
local population or providing job opportunities for the local 
population.  With regards to the commercial floor area at the centre 
around the transport node and towards the southeast at the “OU” 
zoning cluster, there should be provision for covered walkways and 
linkages for convenient pedestrian access, to facilitate pedestrian 

 (1) The KTN and FLN NDAs would provide a total of about 37,700 jobs 
for the existing and future population of the area.  The “OU” 
annotated “Business and Technology Park” along Fanling Highway in 
KTN NDA is planned to provide land to meet the strategic economic 
needs of Hong Kong and   provide a variety of commercial and 
industries related job opportunities. This cluster will provide 
development spaces for the industries where Hong Kong enjoys clear 
advantage, such as innovative and high-technological industries, 
cultural and creative industries. OZP does not preclude the day-to-day 
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traffic, street activities and to reduce vehicular traffic. 
 

commercial uses.  Flexibility has been allowed to accommodate 
various types of commercial uses, such as ‘Shop and Services’, 
‘Eating Place’, ‘Place of Entertainment’ or ‘Office’ uses, etc. within 
the “OU” annotated “Business and Technology Park” and “Research 
and Development” “Mixed Use” zones, responding to the market 
needs.  Other economic and social facilities such as retail, service 
industry and community facilities, which support the residential 
development, will be available to provide different types of job 
including some with lower skill level requirements to serve the local 
community.  These economic activities will help promote the local 
economy and provide different types of job opportunities. 
 

   (2)  
The north-south and east-west open space across the Town Centre 
serves as major connecting spines to the concerned “OU” cluster.  A 
comprehensive pedestrian linkages at-grade would provide easy 
access for pedestrians between the “OU” cluster and the Town Centre.  
The design and provision of covered walkways and linkages will be 
examined at the detailed design stage. 
 

J. Overly specified commercial land uses  J. Overly specified commercial land uses 
     
 The numerous commercial sub-zones are considered overly specific 

and unnecessarily restrictive interfering with market mechanism to 
quickly meet the respond to changing social and economic needs of 
the community.  It is considered that the respective planning 
intentions for the sub-zoning themes could adequately capitalise on 
the geographic advantage, while the specific types of commercial uses 
could generally be left to be determined by the market for effective 
early implementation.  The plot ratios of these zones at between 1 
and 3 are so low as to be a very poor use of scarce land resources. 

 (1) 
 
 
 
 
(2) 
 
 
 
 
 
 
 

Each “OU” zoning has a specific planning intention for the different 
needs and functions with a view to facilitating the long term planning 
and development of the area.  There is also a reasonable mix of uses 
within each “OU” zoning. 
 
For the cluster of “OU” annotated “Business and Technology Park” 
sites along Fanling Highway designated on the KTN OZP, its 
planning intention is for medium-density to provide a mix of 
commercial, office, design, research and development uses for 
promoting high technology business.  The objective is to meet the 
strategic land use requirements to enhance Hong Kong’s 
competitiveness and its strategic location near the Lo Wu Boundary 
Control Point (BCP), Lok Ma Chau (LMC) BCP, LMC Loop, 
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(3) 
 
 
 
 
 
 
 
 
 
 
(4) 

proposed railway station and Fanling Highway.  Within the “OU” 
annotated “Business and Technology Park” zones in KTN Planning 
Areas 31 and 32, there is a strip of NBA of 10m wide which can 
function as a buffer to the Road D2 to the north of these “OU” zones. 
 
For the “OU” annotated “Mixed Use” under the draft KTN OZP, its 
planning intention is for medium-density development for a mix of 
commercial/office, hotel, residential uses and social welfare facilities,  
Located at the centre of KTN, the mixed development will enhance 
the vibrancy and vitality of the town centre. Flexibility has already 
been allowed to accommodate various types of office and research 
uses as well as hotel and residential uses to meet market demand.  
Within the “OU” annotated “Mixed Use” zone, there is a strip of NBA 
of 10m wide which can function as a buffer to the adjacent Road D2 
to the north of these “OU” zones. 
 
The planning intention of the “OU” annotated “Business” zone is for 
general business uses and it is generally applied to existing industrial 
areas with a view to phasing out the polluting industrial uses.  Under 
such zoning, only less fire hazard-prone office use that would not 
involve direct provision of customer services or goods to the general 
public is always permitted in existing industrial or industrial-office 
buildings whereas new ‘business’ buildings can allow a mix of 
information technology and telecommunications industries, 
non-polluting industrial, office and other commercial uses.  Given 
the different planning intentions of the respective “OU” zones as 
mentioned above, it is considered not appropriate to rezone the “OU” 
annotated “Business and Technology Park” and “OU” annotated 
“Mixed Use” to “OU” annotated “Business”.  

     
     
 Major grounds of representation specifically related to FLN OZP 

     
K. Connectivity with the adjacent areas  K. Connectivity with Fanling/Sheung Shui New Town 
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 The facilities and open spaces in the FLN NDA, Fanling and Sheung 

Shui will be shared by the residents of the concerned three areas.  
Yet, the road network around Sheung Shui area is reaching its 
capacity.  In this regard, pedestrian walkway system, above and 
underground, and cycle track network should be adequate to 
encourage and promote their usage and to reduce vehicular traffic.  
Besides, services available at the public transport interchange should 
be studied in detail.  Feeder services to Fanling / Sheung Shui will 
add pressure to the Sheung Shui road network congestion, and on 
Fanling and Sheung Shui Mass Transit Railway (MTR) Stations. 

 (a) (1) To take advantage of the geographical proximity of the NDAs to 
the Fanling/Sheung Shui New Town, the KTN and FLN NDAs 
will be developed as an extension to the Fanling/Sheung Shui 
New Town to form the Fanling/Sheung Shui/Kwu Tung New 
Town for effective sharing of resources.   A comprehensive 
pedestrian walkway system and cycle track network has been 
planned to ensure good connectivity between the FLN NDA and 
the Fanling/Sheung Shui New Town.  These would promote 
the shared use of community, recreational and commercial 
facilities, and enhance employment opportunities within the 
district.  To enhance the connectivity between the NDAs and 
the existing new town, measures including feeder services, 
pedestrian/cycle track networks would be further examined at 
the detailed planning and implementation stage. 

 
(2) OZP does not preclude feeder services and has reserved 

adequate parking spaces / carpark sites (including two sites for 
public transport interchange facilities and one site for parking 
and operation facilities for environmentally friendly transport 
system) to cater for such need, if arises.  The Transport 
Department (TD) will take into consideration of transport 
policies, size of the newly developed areas, passenger demand 
and the existing public transport services, etc. and suggest the 
provision of appropriate public transport services for the newly 
developed areas.  TD will closely monitor change in passenger 
demand arising from the population intake by conducting 
surveys, examining operation data from operators and through 
regular contact with local representatives.  If necessary, TD 
will enhance public transport services, including franchised bus 
services and Green-mini bus (GMB) services, to cater to new 
passenger demand.  

 
(3) With regard to the proposed feeder service (road-based 
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environmental friendly transport modes, such as electric bus) to 
the MTR Fanling / Sheung Shui Stations, the provision of such 
transport modes should be subject to service providers. 
However, a site in FLN Planning Area 5 has been reserved for 
the possible parking and operation facilities for environmentally 
friendly transport system (including feeder services) servicing 
KTN and FLN NDAs.  

     
L. Missing mass transport provision  L. Transport provision 
     
(a) Sha Tau Kok Road and Po Shek Wu Road are busy road corridors, 

and Po Shek Wu Interchange and Fanling and Sheung Shui MTR 
Stations are near or at their capacity.  The transport arrangement for 
the FLN NDA predominately relies on road based feeder services to 
the two concerned MTR stations.  A traffic study of the impact on 
the surrounding road network and the two concerned MTR stations’ 
capacity in catering for the increased usage appears to have not been 
carried out. 

 (a) According to the TIA under the NENT NDAs Study, it is not 
financially viable to provide rail-based connection to connect the FLN 
NDA with the existing East Rail Sheung Shui / Fanling Stations.  
Instead, road-based environmentally friendly transport mode is found 
to be more cost-effective. In this regard, two PTIs have been planned 
at both the eastern and western parts of the FLN NDA. Long haul 
public transport services would provide direct connection of FLN 
NDA with the urban area as well as shuttle services to the existing 
East Rail Fanling and Sheung Shui Stations to serve the future 
population.  Nevertheless, in the FLN NDA, design flexibility has 
been allowed for possible new rail infrastructure.  With regard to the 
proposed feeder service (road-based environmental friendly transport 
modes, such as electric bus) to the MTR Fanling / Sheung Shui 
Stations, the provision of such transport modes would be considered 
in detail subject to trial test at detailed design stage.  A site in FLN 
Planning Area 5 has been reserved for the possible parking and 
operation facilities for environmental friendly transport system 
servicing KTN and FLN NDAs.  

     
(b) It is considered that mass transport in the form of railway should be 

provided for the area as: (1) railway based mass transit facilities 
compared with the two proposed transport interchanges allows for a 
more efficient use of the land resources; (2) the proposed Northern 
Link, which will run from Kam Sheung Road Station to the 
neighbouring KTN, should be extended to serve FLN; (3) in spite of 

 (b) In planning the NDAs development, a number of road enhancement 
and upgrading works have been identified to accommodate the traffic 
demand. The Fanling Highway / Tolo Highway widening (including 
the section of Fanling Highway from Pak Shek Au to Po Shek Wu to 
be widened from dual 3-lane to dual 4-lane carriageways) will be 
completed by 2019 - 2023, which will help relieve the congestion 
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being on two different rail lines (the proposed Northern Link and the 
East Rail), mass transit facilities at FLN will supplement the existing 
Fanling and Sheung Shui MTR Stations.  This will help alleviate the 
congestions at Fanling and Sheung Shui MTR Stations and their 
vicinity; and (4) more stations and greater convenience will be 
afforded to the residents and visitors of FLN, Fanling and Sheung 
Shui to suit their commuting needs, thereby facilitating movements 
and interactions in the local region that is consistent with the planning 
objective. 

problem in the North District. Also, the existing Po Shek Wu 
Interchange will be improved by constructing a right-turning bypass 
slip road which can help resolving the interchange capacity problem.   
The proposed Fanling Bypass (linking Man Kam To Road and Sha 
Tau Kok Road) will not only support the external traffic needs of the 
FLN NDA but will also serve the residents of the existing 
Fanling/Sheung Shui New Town and hence help relieve the traffic 
burden of the existing road network.  According to the TIA under the 
NENT NDAs Study, with the proposed highway improvement, the 
highway system can address the traffic demand from the NDAs.  
Flexibility for provision of environmentally friendly transport 
facilities has been allowed.  It has concluded that the NDAs 
development is technically feasible from the traffic and transportation 
point of view. 

     
     
 Representer’s proposals specifically related to KTN OZP (P-K3) 

     
M. Rezoning the “Open Space” (“O”) at KTN Planning Areas 24 and 26 

to Residential Use 
 M. Rezoning the “Open Space” (“O”) at KTN Planning Areas 24 and 26 

to Residential Use 
     
 In rezoning the open spaces, the created development sites should 

generally align with land ownership patterns. The proposed rezoning 
will result in an additional 16,540m2 site area for development.  
With a plot ratio of 6-8, this will accommodate about 1,700 – 2,250 
units and 4,850-6,450 residents. 

  The open spaces designated in KTN Planning Areas 24 and 26 are an 
integral part of the comprehensive and linked open space network in 
the NDA.  Their locations are carefully planned as regional open 
space and local open space.  They provide recreational and breathing 
space for the general public and serve as pedestrian and visual 
corridors enhancing connectivity and visual amenity, etc. which are 
beneficial to the public and local community.  Besides, they serve 
the nearby housing sites and provide landscape buffers between 
residential sites.  As such, they are essential open spaces and should 
be retained. 

     
N. More lenient plot ratio restrictions for various zones 

 
 N. More lenient plot ratio restrictions for various zones 
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 Maximum plot ratios for the “R(A)1”, “R(A)2”, “R(A)3”, “R(A)4”, 

“R(B)” and “R(C)” should be increased to 8, 5 and 3 respectively.  
Maximum plot ratios for “OU” annotated “Commercial/Residential 
Development with Public Transport Interchange” zone and 
“Comprehensive Development Area” (“CDA”) zone should be 
increased to 8 and 3 respectively. 

  (i)  Responses as stated in Item A(a) (1) to (2) under R9 of KTN 
OZP and R9 of FLN OZP above are relevant. 

 
(ii)  The proposed relaxation of plot ratio restrictions is not 

substantiated by any technical assessments to ascertain the 
feasibility and impacts of the proposals, and the 
corresponding implications on the building height and 
massing of developments.  Under the OZP, there is a 
provision for minor relaxation of the plot ratio restriction.  
Each case would be considered by the Board based on 
individual merits through the planning application process.   

     
O. More lenient building height restrictions for various zones  O. Relaxation of building height restrictions for various zones 
     
 The building height restrictions for the “R(A)1”, “R(A)2”, “R(A)3”, 

“R(B)”, “R(C)”, “OU” annotated “Commercial/Residential 
Development with Public Transport Interchange” and 
“Comprehensive Development Area” zones should be increased in the 
range of 20m to 30m.  The building height for the “OU” zones along 
the southern-eastern periphery of the NDA should be increased to 
140mPD. 

  Based on the assessments as stated in Item B under R9 of KTN OZP 
and R9 of FLN OZP above, the proposed blanket relaxation of the 
building height restrictions is not acceptable.  The major reasons are 
as follows: 

  
 

  (i)  The building height restrictions adopted in the KTN and FLN 
OZPs are based on the urban design concept of stepped height 
profile with building heights step down towards the periphery 
and riverside to enhance variety of height and massing of new 
developments and to ensure a better integration with the 
adjacent rural settings.   
 

(ii)  The representer has not substantiated the basis of adopting a 
building height of about 40 storeys in Hong Kong as a 
suitable reference for the NENT NDAs.  NENT NDAs are 
distinct in location and local characteristics, with different 
existing / planned land uses and developments, different 
topography and site formation levels, and different local wind 
environment.  No measure for air ventilation improvements 
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have been proposed by the representer to address the potential 
impact. 

 
(iii)  The building height restrictions on the OZPs could 

accommodate the permitted development intensity with 
adequate design flexibility and have struck a proper balance 
between the public aspirations for a better living environment 
and maximize the use of land resources.  Hence, the need for 
a blanket relaxation of the building height restriction for 
“R(A)1”, “R(A)1”, “R(A)3”, “R(B)”, “R(C)”, “OU” 
annotated “Commercial/Residential Development with Public 
Transport Interchange” and “CDA” zones in the range of 20m 
to 35m is not justified.  The representer has not demonstrated 
that the new building height profile is able to improve the 
original building height concept under the OZPs. The 
proposed relaxation of building height restrictions are not 
substantiated by any technical assessments to ascertain the 
feasibility and impacts of the proposals. 

 
(iv)  The proposed increased building height of “OU” 

annotated “Business and Technology Park” sites to 140mPD 
along Sheung Yue River is considered not acceptable and the 
responses as stated in Item B(3) under R9 of KTN OZP and 
R9 of FLN OZP above are relevant.  Nevertheless, there is a 
provision for minor relaxation of the building height 
restriction.  Each case will be considered by the Board based 
on individual merits through the planning application process. 
 

(v) There is a provision for minor relaxation of the building 
height restriction.  Each case will be considered by the Board 
based on individual merits through the planning application 
process. 
 

P. More lenient plot ratio and provision for commercial land uses / 
commercial uses 

 P. More lenient plot ratio and provision for commercial land uses / 
commercial uses 
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 The maximum domestic plot ratio for commercial land uses should be 

removed.  Commercial use should be allowed flexibly on three 
floors (including basements) with a maximum non-domestic plot ratio 
of 2. 

  Based on the assessments as stated in Item A(c) under R9 of KTN 
OZP and R9 of FLN OZP above, it is considered that there is no 
substantiated ground to accept the proposed relaxation of plot ratio 
and provision for commercial land uses / uses as proposed by the 
representer.  The major reasons are as follows: 
 
(i) The current plot ratio restrictions for “R(A)” and “OU” 

annotated “Commercial/Residential Development with Public 
Transport Interchange” zonings under the OZPs, i.e. 
maximum plot ratio of 6 and 5 (of which the domestic plot 
ratio should not exceed 5 and 4.5) respectively, have allowed 
the provision of at least 1 an 0.5 non-domestic plot ratio 
which are considered sufficient to meet retail needs of the 
local residents as well as to help creating a lively/vibrant 
town centre.  

  
(ii) The current permissible non-domestic plot ratio under the 

OZPs can be accommodated either in two storeys terraced 
podium or in five storeys purpose-designed non-residential 
buildings. 

 
(iii) The proposal of accommodating commercial uses at 

basement can be considered by the Board based on individual 
merits through the planning application process. Also, there is 
a provision for minor relaxation of the plot ratio and building 
height restrictions.  Each case would be considered by the 
Board based on individual merits. 

     
Q. Rezoning of “OU” annotated “Commercial/Residential 

Development with Public Transport Interchange”, “Mixed Use”, 
“Business and Technology Park”, “Research and Development” 
zones to “OU” annotated “Business” zone 
 

 Q. Rezoning of “OU” annotated “Commercial/Residential 
Development with Public Transport Interchange”, “Mixed Use”, 
“Business and Technology Park”, “Research and Development” 
zones to “OU” annotated “Business” zone 
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 The proposed rezoning will ensure that the development can 

accommodate changes in market needs and allow flexibility for use.  
This will also provide a noise buffer between the residential 
development and Fanling Highway. 

  Reponses as stated in Item J under R9 of KTN OZP above are 
relevant. 
 

     
     
 Representer’s proposals specifically related to FLN OZP (P-F1)    

     
S. More lenient plot ratio restrictions for various zones  S. Relaxation of plot ratio restrictions for various zones 

 Maximum plot ratios for the “R(A)1”, “R(A)2”, “R(A)3”, “R(A)4”, 
“R(B)” and “R(C)” should be increased to 8, 5 and 3 respectively.  
Maximum plot ratios for “OU” annotated “Commercial/Residential 
Development with Public Transport Interchange (1)” zone and “OU” 
annotated “Commercial/Residential Development with Public 
Transport Interchange(2)” zone should be increased to 8 and 5 
respectively. 

  With regard to the proposed relaxation of plot ratio restrictions for 
various zones, the responses as stated in Item N under R9 of KTN 
OZP and R9 of FLN OZP above are relevant. 

     
T. More lenient building height restrictions for various zones  T. Relaxation of building height restrictions for various zones 
     
 The building height restrictions for the “R(A)1”, “R(A)2”, “R(A)3”, 

“R(A)4”, “R(B)”, “R(C)”, “OU” annotated “Commercial/Residential 
Development with Public Transport Interchange (1)” and “OU” 
annotated “Commercial/Residential Development with Public 
Transport Interchange (2)” zones should be increased in the range of 
15m to 50m. 

  With regard to the proposed relaxation of building height restrictions 
for various zones, the responses as stated in Items O(i) to (iii) and (v) 
under R9 of KTN OZP and R9 of FLN OZP above are relevant.  
Besides, the representer has not provided justification for the 
proposed specific increment (ranges from 15m to 50m) in building 
height restriction for the concerned zonings.  The representer has not 
demonstrated that the new building height profile is able to improve 
the original building height concept under the OZPs. The proposed 
relaxation of building restrictions are not substantiated by any 
technical assessments to ascertain the feasibility and impacts of the 
proposals. 

     
U. More lenient plot ratio and provision restrictions for commercial land 

uses / commercial uses 
 U. Relaxation of plot ratio and provision restrictions for commercial 

land uses / commercial uses 
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 The maximum domestic plot ratio for commercial land uses should be 

removed. Commercial use should be allowed flexibly on three floors 
(including basements) with a maximum non-domestic plot ratio of 2. 

  For the proposed relaxation of plot ratio and provision restrictions for 
commercial land uses / commercial uses, the responses as stated in 
Item P under R9 of KTN OZP and R9 of FLN OZP above are 
relevant. 
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Representations Relating to KTN OZP    

Representations   PlanD’s Responses 

    
Representation No. R7 of KTN OZP    
The Light Corporation Limited    
     
  Object to the zoning of the Lot Nos. 750 (part), 751 (part), 752 and 

756 and adjoining government land in D.D. 92 and request for 
rezoning these lots from “OU” annotated “Nature Park” to “Village 
Type Development” (“V”) 

   

     
Major grounds of representation:    
     
A. Physical and social connection  A. Physical and social connection 
     
(a) The site shares the same road with Yin Kong Village and is physically 

and socially connected to the indigenous village. 
 (1) The site is included within the boundaries of the proposed Long 

Valley Nature Park (LVNP), which was delineated in the EIA Study. 
Even though the site was assessed as being of low ecological value 
in the EIA Study, the site could be used for the development and future 
management of the LVNP, and the incorporation of the site into the 
LVNP is an integral element in meeting the mitigation requirements 
for unavoidable impacts to habitats of ecological importance 
elsewhere in the NDAs, and hence satisfying the requirements of the 
EIA.  Moreover village type development in this area would have 
significant adverse impact on Long Valley due to human disturbance.  
Being a formed site located at the fringe of LVNP and adjacent to 
Yin Kong Road, it is a suitable site for storage of equipment and 
materials under the LVNP management plans.  This will be further 
studied in the detailed design stage. 
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B. Land use Compatibility  B. Land use Compatibility 
     
(a) The site is located immediate north of the “V” zone at Yin Kong 

Village. The proposed “V” is compatible with the village type 
neighbourhood in term of land use and built form considerations. 

 (1) 
 
 
 
 
 
 
 
 
(2) 

The site is located at the south-western fringe of the Long Valley 
Nature Park (LVNP) which is intended to conserve and enhance the 
ecological value of the area.  According to AFCD, the site would be 
used for the development and future management of the LVNP, and 
the incorporation of the site into the LVNP is an integral element in 
meeting the mitigation requirements for unavoidable impacts to 
habitats of ecological importance elsewhere in the NDAs, and hence 
satisfying the requirements of the EIA.  
 
The proposed village type development would adversely affect the 
habitat and quality of the wetland in Long Valley due to its proximity 
to the wetland. 

     
C.  Improvement to the overall environment  C. Improvement to the overall environment 
     
(a) The site is currently used as open storage of construction materials, 

and solid fence is erected along its periphery.  Both the land use and 
built form of the site are not very compatible with the surrounding 
area which is a village environment with small house and farmland.  
The proposed rezoning will facilitate early removal of the 
incompatible open storage and allow for more amenity planting for 
visual and landscape enhancement.  After reviewing the tree impact 
assessment, the proposed rezoning will allow respecting the existing 
trees and provide about 1,100m2 local open space. 

 (1) Reponses as stated in Item B(1) above under R7 of KTN OZP are 
relevant. 

     
D. Compensation to the loss of development land in the village environ  D. Demand of Small House Development 
     
(a) Since the development of Yin Kong Village is restricted by the 

“CDA” zone to its south and the valuable farmlands in the “OU” 
annotated “Nature Park” zone to its north and east, the site is the only 
suitable expansion area or land reserve to compensate the loss of 
developable land in the village environ. 

 (1) While there may not be sufficient land in the “V” zone in Yin Kong 
Village to meet the 10-year demand of Small Houses, there are still 
land available within the “V” zone of Yin Kong for Small House 
development.   It is considered more appropriate to concentrate the 
proposed Small House within the “V” zone for orderly development 
pattern, efficient use of land and provision of infrastructures and 
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services. 
 

     
E. Relief on the high demand for small house development  E. Relief on the high demand for small house development 
     
(a) Land within village environ was not adequate for development of 

small houses by indigenous villagers and urged for village expansion 
in the periphery. 

 (1) Reponses as stated in Item D(1) above under R7 of KTN OZP are 
relevant. 

     
F. Facilitation of the implementation of the “CDA” zone in Yin Kong  F. Facilitation of the implementation of the “CDA” zone in Yin Kong 
     
(a) The proposed rezoning of the site to “V” will provide land reserve for 

natural expansion of the Yin Kong Village in future and compensate 
the loss of village environ falling within the “CDA” zone, which 
should address the worries of Lands Department that approving the 
land exchange for the land in the approved planning application (No. 
A/NE-KTN/131) might limit the future development of Yin Kong 
Village.  

  Implementation/ land exchange / land matters are outside the scope of 
the OZP which is to show the broad land use framework for the area. 

     
G. Facilitation of the implementation of the Long Valley Nature Park  G. Facilitation of the implementation of the Long Valley Nature Park 
     
(a) The proposed rezoning goes in-line with the planning intention of 

“OU” annotated “Nature Park” for the development of a nature park 
to protect and enhance existing wetland habitats for the benefit of the 
local ecology and promotion of nature conservation and education.  
It supports the conservation of the ecological integrity of the wetland 
habitats and will therefore help materialize the planning intention and 
practice of farming in the nature park. 

 (1) Reponses as stated in Item A(1) above under R7 of KTN OZP are 
relevant. 
 

     
     
Representer’s proposals (P-K1):   Representer’s proposals 
     
Rezoning the site from “OU” annotated “Nature Park” to “V”    

(a) Rezoning the site from “OU” annotated “Nature Park” to “V”  (1) Reponses as stated in Items A to G above under R7 of KTN OZP are 
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relevant. 
     
Representation No. R8 of KTN OZP    
Jaff Investment Ltd    
     
  Request for an alternative layout for the north-eastern part of the Kwu 

Tung North (KTN) mainly with a view to increasing the land area for 
“Residential (Group A)” zone, reducing the land area occupied by 
‘Road’, alternative pedestrian and cycle track connections and open 
space network 

   

     
Major grounds of representation:    
     
A. Merits of the alternative layout   The proposed layout will divide the original development sites into 

irregular shapes and create unnecessary development constraints.  
While the proposal might result in the production of additional flats on 
the sites, it will reduce the effectiveness of the use of the remaining 
portions of the concerned area.  The proposed “R(A)1” site to the 
south of the Road D3 in KTN Planning Area 21 would create an 
undesirable corner and land configuration.  Moreover, the proposed 
decrease in area of a “G/IC” site in KTN Planning Area 22 is not 
acceptable as the concerned “G/IC” site is planned for accommodating 
three schools to serve the community of the KTN NDA. 
 

     
(a) The alternative layout will release more land for housing 

development to meet the Government housing objective. 
 

   

(b) It optimises the use of land resources to meet the needs of 
community. 
 

   

(c) It further strengthens the rail-based transit orientated NDA 
development by increasing the number of private residential units, i.e. 
to enhance the level of local spending power. 
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(d) It increases the degree of privacy and sense of belonging within each 

residential cluster by adopting a simple and short cul-de-sac design 
concept and two cycle track systems. 
 

   

(e) The road hierarchy system to serve the NDA is basically unaffected. 
 

   

B. Merits of the changes in land use pattern   Noted. 
     
(a) The number of residential units and the volume of ridership will be 

increased to support the proposed railway station. 
 

   

(b) The increase in the number of private residential units will help 
balance the public and private housing proportion in the area so as to 
strengthen the social-economic structure of the whole NDA 
development. 
 

   

(c) Relocation of “R(A)” zones closer to the proposed railway station 
fully complies with the principle of the rail-based transit orientated 
development. 
 

   

(d) Shorter road will reduce traffic carbon emission for sustainability. 
 

   

(e) External bicycles are guided to follow the main communal cycle track 
system to enter the key greenery nodes to avoid unnecessary 
disturbance to the residential clusters so as to achieve a higher degree 
of privacy in residential clusters. 
 

   

(e) The open space networks will form an integrated and symmetrical 
greenery network. 

   

     
Representer’s proposals (P-K2):   Representer’s proposals 
     
An alternative layout for the north-eastern part of the KTN mainly with an 
increase of land area for “Residential (Group A)” zone, a reduction of 
land area occupied by ‘Road’, alternative pedestrian and cycle track 
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connections and open space network. 
 
(a) The alignment of Road D3 is proposed to be shifted northward 

slightly. 
 

 (1) The proposal would affect the comprehensiveness of the NDAs 
development.  It would jeopardize the comprehensive layout of the 
KTN NDA and are not in line with the overall planning parameters 
adopted in the NDA.  The urban design of the KTN NDA is to provide 
a vehicle free Town Plaza to minimize pedestrian/cycle conflict.  
Therefore, it is not desirable to provide a cycle track along the northern 
boundary of the Town Plaza as proposed by the representer. 
 

(b) The alignments of Roads L3, L6 and L7 are proposed to be shifted 
eastward.  The northern part of the Road L6 will be combined with 
Road L7.  The southern part of Road L6 will be shortened. The 
length of Road L3 will be shortened slightly.  The proposed new 
alignment of Roads D3, L6 and L7 will form two simple cul-de-sacs 
to serve the development clusters on the two sides of Road D3. 
 

 (2) 
 

Road D3 is a connection road linking the western part of the KTN NDA 
(e.g. Planning Areas 19, 20 and 21) to the eastern portion (e.g. Planning 
Areas 14 and 22).  The proposal of extending ‘O’ zones to the north 
and south of Road D3 to create continuous communal open space 
would essentially cut off Road D3 into two disconnected portions.  
Traffic from the western part of the KTN NDA to the eastern part will 
have to go around the periphery of the KTN NDA and thereby creating 
more traffic flows and carbon emission.  The proposal is therefore 
considered not acceptable.   
 

(c) The junction between Road D3 and Road P2 is proposed to be shifted 
northward slightly. 
 

 (3) All development sites in the KTN NDAs have been reviewed and they 
are considered feasible in achieving their optimal development potential 
under the current regulations.  The proposals are not substantiated by 
any technical assessments. 
 

(d) The northern tip section of the Road L6 to be deleted while a new 
word will be placed between the “Residential (Group B)” (“R(B)” 
zone to the north of the new section of Road D3. 
  

   

(e) For areas to the south of the new section of Road D3, a new section 
of Road L6 is proposed. 
 

   

(f) A strip of “O” alongside and to the west of Road P2 and a strip of 
“OU” annotated “Amenity Area” on the two sides of Road P2 are 
proposed to strengthen the green network. 
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(g) A short strip of “O”, “OU” annotated “Business and Technology 

Park” and “OU” annotated “Amenity Area” have been adjusted 
slightly. 
 

   

(h) An “O” zone is extended to provide a continuation of the primary 
communal open space. So as the horizontal and vertical greenery axes 
can be integrated without barrier blocking the enjoyment of such 
facilities. 

   

 
 
Representation No. R10 of KTN OZP    
The Estate of the late Mr Fok Ying Tung Henry    
     
  Request to rezone a site comprising part of the KTN Planning Areas 

24, 28 and 29 to “Comprehensive Development Area(1)” (“CDA(1)”) 
or “Residential (A)1” (“R(A)1”) and “Government, Institution or 
Community” (“G/IC”), and more lenient building height and plot 
ratio restrictions for the site 

   

     
Major grounds of representation:    
    
Supportive comments    
     
(a) It is appreciated that the draft OZP in providing the basis for the 

development of a high quality environment for the future residents of 
KTN NDA, with a good mix of land for housing, open space, 
employment and community facilities.  This comprehensive form of 
planning provides a good basis for the planning and implementation 
of various forms of public infrastructure. 
 

   The support on the OZP for providing a good basis for the planning 
and implementation of various public infrastructure is noted. 
 

Adverse comments    
     
A. Underutilising the development potential around the transport node  A. Underutilising the development potential around the transport node 
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(a) According to the Hong Kong Planning Standards and Guidelines 

(HKPSG), plot ratio of 8 is recommended for residential 
developments in new towns. The proposed plot ratio at 5 and 6 of the 
site are 2 to 3 plot ratios below the HKPSG, and are considered to be 
unreasonably low.  This is particular the case around the transport 
node and affects the site. 
 

 (1) Reponses as stated in Items A(a)(1) to (2) under R9 of KTN OZP and 
R9 of FLN OZP above are relevant. 
 

(b) The draft OZP takes no reference to the Policy Address 2013 and 
2014 which has extensive mention of the need to provide additional 
housing supply. 
 

   

(c) The commercial uses in the “Residential” zonings around the 
transport node are restricted to the lowest floors at plot ratio of 1.  
These are considered as underutilising the development potential 
around the transport node, to facilitate transit oriented development, 
street activity and pedestrian movements to achieve a vibrant town 
centre. 
 

   

(d) The open space at the northern part of the site is an inefficient use of 
land.  It is largely undevelopable in terms of providing active public 
recreational facilities and does not contribute significantly to the 
townscape or to long distance views. 

   

     
B. Artificially low building height restrictions  B. Artificially low building height restrictions 
     
(a) The very steep step-down towards the southern periphery of the draft 

OZP is not considered justified. The 6-lane-wide Fanling Highway 
and Castle Peak Road are about 40m wide, effectively separating the 
low rise development across the road and hence the proposed 
building height is considered not necessary.  
 

 (1) Reponses as stated in Items B(1) to (5) under R9 of KTN OZP and R9 
of FLN OZP above are relevant. 
 

(b) An increased building height restriction at the southern part of the site 
will be commensurate with that of the “OU” zone to the east, and 
form a consistent character for this boundary.  It will also help 
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provide noise mitigation between the road traffic noise from Fanling 
Road and the residential development located towards the town 
centre.  

     
C. Implementation of the “G/IC” and residential development  C. Implementation of the “G/IC” and residential development 
     
(a) The site is under a consolidated ownership, and this was recognised 

by the CDA zoning under the previous OZP. However, it is 
unnecessarily bisected into several pieces under the draft OZP.  The 
owner’s development rights, economies of scale, and the 
implementation process were adversely and unnecessarily affected. 
 

   In determining the boundaries of various land uses, reference has been 
made to major planning considerations including physical features, road 
network, land configuration, requirements on area of various land uses, 
urban design, technical feasibility, etc. are relevant. Individual land 
ownership is not a consideration in planning the respective land use 
zonings.  
 

D. Implementation Mechanism  D. Implementation Mechanism 
     
(a) Regarding the implementation mentioned in paragraphs 17.1 to 17.3 

of the Explanatory Statement, reference should be made to the private 
sector implementing community facilities where appropriate so as to 
complement those provided by the Government.  The residential 
development and combination of GIC facilitates could be provided 
with the Government proceeding as the site has access provided by 
Castle Peak Road. 

  Land matters will be dealt with at the implementation stage and are not 
directly related to the KTN and FLN OZPs which are to show the broad 
land use framework of the NDAs. 

     
Representer’s proposals (P-K4):   Representer’s proposals 
     
Option 1 - Rezoning the site from “R(A)1”, “Residential (A)2” (“R(A)2”), 
“Open Space” (“O”) and “Government, Institution or Community” 
(“G/IC”) to “Comprehensive Development Area (1)” (“CDA(1)”) with 
more lenient building height and plot ratio for the site 
 

  Option 1 & Option 2 

(a) Rezone the “G/IC”, “R(A)1”, “R(A)2” zones and the areas shown as 
‘Road’ to “CDA(1)”. 
 

 (1) The proposed increase in the land parcel for residential or composite 
development together with the increase in PR and building height of the 
site would result in a relatively taller and bulkier development mass.  
Since the increase in building height also covers sites designated for 
“G/IC” use, the visual and spatial relief offered by those “G/IC” sites 
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and the building height profile intended for the area will be affected.  
 

(b) A specific “CDA” subzone, “CDA(1)” would be created to cover the 
site with a planning intention of providing for a mix of uses including 
residential, community facilities, open space, retail and business uses. 
 

 (2)  “R(A)2” zone in KTN Planning Area 24 has been included in the 
advance works and is planned for local rehousing for those existing 
households to be affected by the NDAs development. There is no other 
developable site within the KTN NDA suitable for the said purpose. 
 

(c) A minimum residential plot ratio of no less than 5 should apply with 
an overall maximum plot ratio of 8 applying to the zone. 
 

   

(d) The provision of community facilities, such as a school, a public 
library, and social welfare facilities would be excluded from plot ratio 
calculation. 
 

 (3) The “G/IC” zone in KTN Planning Area 28 is reserved for hospital, 
clinic and health centre whereas Planning Area 29 is reserved for 3 
public schools, a library and 2 social welfare centres.  Having good 
access to the future Kwu Tung Railway Station, the public transport 
interchange and connections to Kwu Tung South, the area will serve as 
a hub of civic activities and social services serving the NDAs and wider 
population as well as nearby residents. The schools are also required in 
accordance with the requirements of HKPSG to meet the local 
education needs of the future NDA population. There is no information 
to demonstrate that the originally proposed G/IC facilities in KTN 
Planning Area 29 can be accommodated in the layout proposed by the 
representer. 
 

(e) The function provided by Roads D1 and L1 would be incorporated 
within the CDA zone master layout plan. 
 

 (4) The open space to the east of KTN Planning Area 24 serves as part 
of the continuous green open space network connecting the 
residential neighbourhoods and offering a safe and comfortable 
walking environment within the NDA. Therefore, the open space 
should be retained.  
 

(f) A maximum building height of 135mPD should apply across the 
whole site, which is based on that of the “R(A)2” zone. 
 

 (5) KTN NDA development is formulated based on various 
considerations including the strategic role of the NDA, effective use 
of land resource, requirements of various land uses, land use 
compatibility, road network, GIC requirements, urban design and 
technical feasibility, etc.  The development sites are then drawn up 
taken into account the planned land uses, open space network, cycle 
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track/road network, major breezeway/air paths, etc.  Individual land 
ownership is not a consideration in planning the respective land use 
zonings.  The representer’s proposals would jeopardize the 
comprehensive layout of the KTN NDA as set out above and are not 
in line with the overall planning parameters adopted in the NDA.  
Besides, the proposals may induce traffic, sewage and other 
environmental impacts, e.g. sensitive receivers under Option 1 may 
be subject to adverse traffic noise and emission impacts from 
Fanling Highway and Castle Peak Road, and the Shek Wu Hui 
Sewage Treatment Works may not be able to cope with additional 
flows of the increased population arising from the proposal.  The 
proposals are not substantiated by any technical assessments.   
 

(g) The development would be subject to the submission of a master 
layout plan by way of a s.16 planning application for approval of the 
Town Planning Board in accordance with the Notes to the “CDA(1)” 
zone. 

   

    

Option 2 - Rezoning the site to “R(A)1” and “G/IC” with more lenient 
building height and plot ratio for the site 
 

   

(a) Expand the “R(A)1” zone to the north of Roads D1 and L1 to replace 
the “O” zone and part of the “R(A)2” zone.  The alignment of 
north-south portion of Road D1 is moved to the east so that it does 
not bisect the site. 
 

   

(b) The maximum building height of 135mPD on the “R(A)1” zone is 
proposed, based on that of the adjacent “R(A)2” zone. 
 

   

(c) The maximum plot ratio of 8 with minimum domestic plot ratio of 6 
is proposed form “R(A)1” zone. 
 

   

(d) The open space requirement in the HKPSG will be met by other 
zones in the vicinity and the amount of open space will not be 
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signification reduced. 
 

(e) Relocate the north-south alignment of Road D1 to the east of the site 
so that the remaining portion of the site is in one consolidated part. 
 

   

(f) The “G/IC” site should be rezoned to a new subzone “G/IC(3)” with a 
planning intention to specifically relate to the provision of a private 
hospital and/or for the provision of a private school(s). The low 
owners would provide proposals in due course for the development of 
these and other possible facilities. 
 

   

(g) A maximum plot ratio of 9 would apply to the “G/IC(3)” with a 
maximum building height restriction of 110mPD, the same height as 
that of the “OU” annotated “ Mixed Zone” zone to the east. 
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Representation No. R51 of KTN OZP    
An individual    
     
  Object to “OU” annotated “Business and Technology Park”    
     
Major grounds of representation:    
     
A. Importance of agricultural land  A. Importance of agricultural land 
     
(a) Given that active agricultural land is scare in Hong Kong, it is 

paramount for the Town Planning Board to preserve the remaining 
agricultural land.  Same as that the Town Planning Board rejecting 
planning applications in “R” zone for the sake of increasing housing 
supply, it is reasonable for Town Planning Board to retain the 
agricultural land in KTN NDA. 

 (1) 
 
 
 
 
(2) 

In planning the NDAs, ‘Green New Town’ concept has been adopted 
with a view to integrating the existing natural resources such as the 
Long Valley, Sheung Yue River, fung shui woodland to the west of 
Ho Sheung Heung, etc. together with the new town development. 
 
With a view to promoting urban-rural integration and recognizing 
the importance of agriculture to Hong Kong, agricultural land has 
been retained within the two NDAs to allow continuation of farming 
practices in the areas.  In the KTN and FLN OZPs, a total of 95 ha 
of land including about 58 ha of land zoned as “AGR” (including 
“AGR(1)” zone) and 37 ha of land reserved for LVNP will allow 
continuation of current farming activities. 

     
B. Capacity of the East Rail  B. Capacity of the East Rail 
     
(a) Although the traffic assessment shows that the East Rail still have 

capacity to accommodate the future population of the NDAs, it did 
not take the general comfort of the passengers into account. 
 

 (1) 
 
 
 
(2) 
 
 
 
 
 

The TIA under the NENT NDAs Study has concluded that the NDAs 
development is technically feasible from the traffic and 
transportation point of view. 
 
To meet the future need, the Government has commissioned a study 
to review and update the Railway Development Strategy 2000 
(RDS-2 Review) to explore the conceptual proposals of new railway 
schemes including the proposed NOL to connect the existing West 
Rail Line and Lok Ma Chau Spur Line. According to RDO, HyD, the 
proposed NOL, which connects the existing West Rail Line and Lok 
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(3) 
 
 

Ma Chau Spur Line, will enhance east-west connectivity, serve the 
KTN NDA, improve network robustness and facilitate 
cross-boundary movements.  It is expected that NOL could help to 
re-distribute the railway passenger flows in the northern New 
Territories. 
 
According to the Study on Hong Kong 2030: Planning Vision and 
Strategy (HK2030 Study), the proposal of KTN NDA as a rail-base 
town was recommended to address the medium- to long-term 
housing demand and provide more job opportunities.  In order to 
facilitate comprehensive development of the KTN NDA, 
implementation of the proposed NOL Kwu Tung Station would tie in 
with the population intake of the KTN NDA.  
 

C. Unsustainable Commuting 
 

 C. Unsustainable Commuting 
 

(a) Given the existing economic structure that most service industries are 
based in the city centre, low skilled workers living in KTN NDA will 
need to commute long distance to the city centre, increasing the 
carbon footprint. 

  Economic and social facilities such as retail, service industry and 
community facilities, which support the residential development, will 
be available in the NDAs to provide different types of job and a large 
amount of employment opportunities, including some with lower skill 
level requirements, for the local people.  The KTN NDA is targeted to 
be a balanced community with sufficient job opportunities and 
community facilities.  Long distance commuting for daily life 
activities is not expected. 

     
D. Fluctuation of economy of Mainland China  D. Fluctuation of economy of Mainland China 
     
(a) It is assumed that close proximity to the Mainland China will bring 

strategic advantages to the NDA.  However, any fluctuation in the 
economy of Mainland China will undermine NDA’s economic 
viability. 

 (1) The NDAs being in proximity to numerous existing and new boundary 
control points take advantage of its strategic location to provide land for 
different strategic land use requirements.  The sites for “OU” 
annotated “Business and Technology Park” and “OU” annotated 
“Research and Development” in the KTN NDA will provide a variety 
of jobs related commercial and industries which Hong Kong enjoys 
clear advantages for the residents of the NDA and nearby new town.  
Nevertheless, they provide development space for different industries, 
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not specifically cater for businesses related to the economic 
development of Mainland China. 

Representation No. R20728 of KTN OZP    
Team Glory Development Ltd    
     
  Request for rezoning part of the “OU” annotated 

“Commercial/Residential Development with Public Transport 
Interchange” to “R(A)1” 

   

     
Major grounds of representation:    
    
A. Layout of the KTN NDA limiting the development potential 

 
 A. Layout of the KTN NDA limiting the development potential 

 
     
(a) The northern portion of the representor’s lot, i.e. Lot No. 2030 s.A in 

D.D. 95, is divided into 2 parts.  The two split sites physically 
cannot be implemented on their own.  If the representer cannot work 
together with the owners of the adjoining land within the same 
zoning, these two sites will be meaningless to the Government 
objective to fast track the housing supply and to be fair to the 
landowner.  

 (1) Land matters will be dealt with at the implementation stage and are not 
directly related to the KTN and FLN OZPs which are to show the broad 
land use framework of the NDAs. 
 
 

 
 

  (2) As the site is located to the immediate south of the proposed Kwu Tung 
railway station, which is at the centre of the KTN NDA, due 
consideration shall be given to better integrate the future railway station 
in the design of the PTI to meet the need of future population. A master 
layout plan is required to ensure proper design of the development 
before development proceeds. While the proposal might produce more 
flats on the sites, it will reduce the effectiveness of the remaining 
portions of the concerned area zoned “R(A)” and “OU” annotated 
“Commercial/Residential Development with Public Transport 
Interchange”, particular for the PTI site within the “OU” annotated 
“Commercial/Residential Development with Public Transport 
Interchange” zone, which is to be incorporated therein and a smaller site 
area will affect its feasibility.  The proposal would also jeopardize the 
comprehensive development of the NDA. 
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   (3) KTN NDA development is formulated based on various 

considerations including the strategic role of the NDA, effective use 
of land resource, requirements of various land uses, land use 
compatibility, road network, GIC requirements, urban design and 
technical feasibility, etc.  The development sites are then drawn up 
taken into account the planned land uses, open space network, cycle 
track/road network, major breezeway/air paths, etc.  Individual land 
ownership is not a consideration in planning the respective land use 
zonings. 
 

B. Land exchange application & Implementation programme 
 

 B. Land exchange application & Implementation programme 

(a) According to paragraph 2 of the General Planning Criteria set out in 
the Criteria for Lease Modification Applications (including In-situ 
Land Exchange) in the KTN and FLN NDAs, the size and ownership 
of any “Sites to be surrendered should have an area of not less than 
4,000m2 and all private lots contained therein should be under the 
ownership of an single owner…”.  Under such circumstance, the 
two split sites are not eligible for the early phase private 
development.   
 

 (1) Under the NDAs development, the Government will resume and clear 
the private land planned for public works projects, public housing and 
private developments, carry out site formation works, and provide 
infrastructure before allocating land for various purposes.  Land 
matters will be dealt with at the implementation stage and are not 
directly related to the KTN and FLN OZPs which are to show the broad 
land use framework of the NDAs. 
 
 

(b) As mentioned in paragraph 12.8.3 in the Explanatory Statement, it is 
required for the proponent to submit to the Director of Lands a master 
layout plan of the site zoned “OU” annotated 
“Commercial/Residential Development with Public Transport 
Interchange” before development proceeds.  It will hinder early 
implementation of the site under Advance Works Package. 
 

   

(c) It is indicated in the development schedule of the NENT NDA Study 
that the site falls within an Advance Works Package.  There is a 
legitimate expectation that both the subject “R(A)1” zone and “OU” 
annotated “Commercial/Residential Development with Public 
Transport Interchange” zone are stage 1 developments.  The time 
and the deliverable of the stage 1 development should be ascertained 
in accordance to the master programme.  However, their actual 
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planning intentions are quite different from each other.  The current 
zoning boundary in the draft OZP will bring adverse implications on 
the implementation of the lot and hinder the objective for increasing 
housing supply. 
 

(d) If the lot is not divided into two sites, the representer can prepare and 
submit the general building plans within a short period to speed up 
the development process.  However, each of these two split sites is 
not eligible for the early phase of private development and with 
smaller site area, number of residential units will be smaller.  It 
represents a waste of scarce land resources and makes it difficult to 
control the planned implementation programme of the Advance 
Works Package 

   

Representer’s proposals (P-K7):   Representer’s proposals 
     
Rezoning part of the “OU” annotated “Commercial/Residential 
Development with Public Transport Interchange” to “R(A)1” 
 

  Rezoning part of the “OU” annotated “Commercial/Residential 
Development with Public Transport Interchange” to “R(A)1” 
 

(a) Rezoning the site from “OU” annotated “Commercial/Residential 
Development with Public Transport Interchange” to “R(A)1”.  There 
is no significant impact on the provision of the public transport 
interchange. 
 

 (1) This proposal would affect the design feasibility of the “OU” 
annotated “Commercial/Residential Development with Public Transport 
Interchange” site as the proposed public transport interchange has 
specific dimension and configuration requirements.  The odd shape of 
the site resulted from the proposed rezoning may affect the 
comprehensiveness of the two residential developments.   
 

(b) The optimum provision of residential units on the entire northern site 
can be secured within the targeted implementation programme. 
 

   

(c) The proposed rezoning will not cause any negative effect on the 
planned provision of residential units as the domestic plot ratio of the 
“R(A)1” zone is the same as that in the “OU” annotated 
“Commercial/Residential Development with Public Transport 
Interchange” zone. 
 

   

(d) It only involves minor boundary adjustment to the draft OZP.    



44 
 

 
(e) It is the best effective use of land resources to achieve the planning 

objective of the area without compromising the other planned uses in 
this NDA. 
 

   

(f) It helps meet the Government’s objective on the supply of new 
residential units within a short period of time. 
 

   

(g) It avoids a waste of land resources, a waste which will defeat the 
Government objective and the legitimate expectation of the general 
public towards the best use of land resources to meet community 
needs. 
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Representations Relating to FLN OZP    

Representations   PlanD’s Responses 

    
Representation No. R5 of FLN OZP    
Charter Rank Limited    
     
  Request for provision of elevated walkway and basement 

connections; and more lenient building height and domestic plot 
ratio restrictions for developments in the FLN District Centre; and 
single land grant approach in implementation of the proposed 
developments. 

   

     
Major grounds of representation:    
     
A. Weak permeability and connectivity  A. Weak permeability and connectivity 
     
 The current urban design concept adopts a lot of open space in the 

FLN District Centre which weakens its permeability and 
connectivity.  Ma Sik Road and the open space in the FLN District 
Centre would disintegrate the old (Shek Wu Hui and Luen Wo Hui 
market towns) and new communities.  Therefore it is most 
desirable to have 3-level connections from Luen Wo Hui to the FLN 
District Centre / riverside.  It is recommended that elevated 
walkways from Belair Monte to the “R(B)” site in FLN Planning 
Area 18, the “R(A)1” sites in FLN Planning Area 16 and the “R(B)” 
site in FLN Planning Area 13 should be constructed together with 
underground basement among individual “R(A)1” sites within FLN 
Planning Area 16. 

 (1) The open space in the FLN District Centre would not form a 
physical barrier that weakens its permeability and connectivity.  
The “O” zoning in the midst of the FLN District Centre offers a 
unique opportunity to create a green urban environment that could 
have significant benefit to the future community.  Apart from 
providing recreational and breathing space for the general public, the 
open space also serves as pedestrian and visual corridors, linking up 
different land parcels in the district centre.  To enhance the function 
and vibrancy of the open space, different kinds of activities 
including community, arts and culture, alfresco dining, retail, etc. 
could be considered.  The detailed design and construction study 
(as advanced works of the NENT NDAs Study) will include an 
Urban Design Study to further consider / explore how the town 
plazas at the KTN and FLN NDAs would be integrated with 
comprehensive shopping, food and beverage and recreation 
facilities. 
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   (2) Regarding elevated walkway with underground basement 

connections, the responses are as follows: 
     
    (i)  In the FLN NDA, a comprehensive pedestrian walkway 

system and cycle track network has been planned to ensure 
good connectivity between major activity nodes and to the 
adjoining the KTN NDA and Fanling/Sheung Shui New 
Town.  The proposed 3 levels of pedestrian connections (i.e. 
elevated walkway and underground connection in additional 
to the originally planned at-grade connection) are considered 
duplicated in functions.  Further detailed traffic impact 
assessment have to be conducted in order to assess the need 
and justifications for such provision, the number and 
alignment of connections based on the latest traffic and 
pedestrian flow data collected at detailed design stage.   

     
    (ii)  The usage rate of this planned district open space may be 

affected if some of the pedestrian flows are diverted to 
elevated or underground level.  It may also affect the 
vibrancy of the proposed pedestrian streets along the 
boundaries abutting the open space. 

     
    (iii)  Developments at basement level(s) will generate additional 

development intensity and traffic load in the area.  As there 
are various constraints on the development intensity, further 
increase in development intensity can only be ascertained 
after another comprehensive feasibility study covering 
planning, environment, traffic and transport, infrastructure 
and other technical aspects has been undertaken. 

     
    (iv)  The OZP has not precluded the provision of basement / 

elevated walkway.  The proposals of providing elevated 
and basement connections can be considered by the Board 
based on individual merits through the planning application 
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process.   
     
    (v)  There is a provision for minor relaxation of the plot ratio and 

building height restrictions under the OZP.  Each case 
would be considered by the Board based on individual 
merits through the planning application process. 

     
B. Weak visibility  B. Weak visibility 
     
 The current building height restriction of 110mPD in the core 

development of the FLN District Centre is not realistic.  The 
building height of the developments should be increased so that 
landmark building can be seen from the distance.  It is 
recommended that a stepped building height profile with landmark 
buildings at a maximum building height of 165mPD should be 
adopted. 

 (1) In formulating the building height restrictions for the KTN and FLN 
OZPs, due regard has been given to the AVA of the NENT NDAs 
Study, HKPSG, and Urban Design Guidelines for Hong Kong.  The 
building height restrictions adopted in the KTN and FLN OZPs were 
based on reasonable assumptions, having regard to the development 
intensity permissible under the OZPs, without precluding the 
possibility for incorporating building design measures to achieve 
good quality developments. The overall building height profile of 
the KTN and FLN OZPs is planned to step down towards the 
periphery and riverside to enhance a variation in building height and 
massing of new developments and to ensure a better integration with 
the adjacent rural settings.  The stepped building heights together 
with the planned development intensities will enrich the urban 
profile.  It will also have positive effects on visual amenity, natural 
lighting and air ventilation. 

     
   (2) Provision is already made on the FLN OZP for higher building 

height for the two district nodes within FLN, including the FLN 
District Centre.  Generally speaking, location and character of the 
area and intended land use/function of the relevant site(s) are 
essential factors in formulating building height restrictions.  Given 
the scale and land use character of this node and ‘Riverside 
community’ as the development theme for the FLN NDA, a close 
cluster of well-designed and relatively taller buildings within the 
“R(A)1” sites (110mPD as per the OZP height restrictions) located 
around a cruciform open space spine would combine to form a 
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distinct townscape.   Besides, the southern portion of the “OU 
(Commercial/Residential Development with Public Transport 
Interchange (1))” site right adjacent to the eastern entrance of the 
cruciform open space spine with a higher building height of 
125mPD will be developed as a landmark building and would 
provide a visual focus of the east-west pedestrian shopping street. 

     
   (3) There is no strong planning and/or design justifications for further 

increase in building height of the “R(A)1” sites around the cruciform 
open space spine or for the “OU (Commercial/Residential 
Development with Public Transport Interchange (1))” site.  There 
is a provision for minor relaxation of building height restriction 
under the OZP.  Each case would be considered by the Board based 
on individual merits through the planning application process. 

     
C. Low population density  C. Low population density 
     
 The FLN OZP does not fully respect the current development 

principles/policies on sustainable development (OZP wasting land 
resources), Transit Oriented Development (TOD)(it does not 
maximize the population within 500m distance) and most important 
to support the urgent need of housing supply.  A higher 
development density of domestic plot ratio of 6 is required to 
support the TOD in the FLN District Centre.  The RODP 
development parameters were the basis for a sustainable 
development but the unreasonable 17% large site deduction has 
been applied.  The residential development potentials should 
claw-back 17% domestic gross floor area (GFA) for all sites in the 
core area to safeguard sustainable high density. 

 (1) The planning and design for the FLN NDA adopts a sustainable 
development approach, balancing the housing, employment, 
community and conservation needs, encompassing the economic, 
social and environmental considerations.  Various urban design and 
greening features have been incorporated in the layout to achieve a 
quality living environment.  High priority has been accorded to 
‘sustainability design’ and ‘social consideration’.  Besides, in the 
FLN NDA, most high-density residential developments, workplace, 
leisure/entertainment and public service facilities are planned within 
the 500m catchments of the public transport interchanges in the two 
district nodes to offer the majority of residents convenient and 
comfortable access to public transport and supporting retail and 
recreational facilities.  Also, taking into account the public 
comments received regarding the development density of the NDAs 
under the NENT NDAs Study during the Stage 2 and Stage 3 PE 
exercises, the development density of the KTN and FLN NDAs has 
been increased appropriately after balancing different factors and 
after conducting technical assessments.  The development intensity 
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adopted by the OZPs is found to be feasible and optimum and 
formulated on the basis of the adopted Outline Development Plan, 
which in terms was formulated on the basis of the RODP. 

     
   (2) With regard to the reperesenter’s proposed increase in domestic plot 

ratio, the responses as stated in Items A(a) to (b) under R9 of KTN 
OZP and R9 of FLN OZP above are relevant. 

     
D. Land matter  D. Land matter 
     
 There will be interface problems at various stages of the whole 

proposed development.  A new approach should be considered to 
have a single land grant so as to entrust the implementation works 
to an agent for design, building and transfer.  This will reduce a lot 
of unnecessary administrative process. This can be done since land 
can be assembled by joint venture. 

 (1) Implementation / land exchange / land matters will be dealt with at 
the implementation stage and are not directly related to the KTN and 
FLN OZPs which are to show the broad land use framework of the 
NDAs. 

   (2) The KTN and FLN OZPs were prepared to take forward the 
recommendations of the NENT NDAs Study.  The OZPs have 
made provision for each individual land parcel to be developed on 
its own.  However, the OZPs have not precluded consolidated 
development of several land parcels by single developer.  

     
Representer’s proposals (P-F2):   Representer’s proposals 
     
Elevated walkway and basement connections   Elevated walkway and basement connections 

(a) Provision of elevated walkways from Belair Monte to the “R(B)” 
site in FLN Planning Area 18, the “R(A)1” sites in FLN Planning 
Area 16 and the “R(B)” site in FLN Planning Area 13 should be 
constructed together with underground basement among individual 
“R(A)1” sites within FLN Planning Area 16. 

 (a) Responses as stated in Item A(2) under R5 of FLN OZP above are 
relevant.  In sum, the OZP has not precluded the provision of 
basement / elevated walkway.  The proposals of providing elevated 
and basement connections can be considered by the Board based on 
individual merits through the planning application process.  The 
proposal should be substantiated by further detailed traffic impact 
assessment to assess the need and justifications for such provision, 
the number and alignment of connections based on the latest traffic 
and pedestrian flow data collected at detailed design stage. 
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More lenient building height restriction for the FLN District Centre   More lenient building height restriction for the FLN District Centre 

(b) Stepped height profile with landmark buildings in the “R(A)1” sites 
in FLN Planning Area 16 at a maximum building height of 
165mPD. 

 (b) Responses as stated in Item B under R5 of FLN OZP above are 
relevant.  In sum, provision is already made on the FLN OZP for 
higher building height for the two district nodes within FLN, 
including the FLN District Centre.  Further increase in building 
height of the concerned area should be substantiated by strong 
planning and/or design justifications.  There is a provision for 
minor relaxation of the building height restriction under the OZP.  
Each case would be considered by the Board based on individual 
merits through the planning application process. 

     
More lenient domestic plot ratio for the FLN District Centre   More lenient domestic plot ratio for the FLN District Centre 

(c) A higher domestic plot ratio of 6 is required to support the 
development in the FLN District Centre. 

 (c) Responses as stated in Item C under R5 of FLN OZP above are 
relevant.  In sum, it is considered that there is no strong 
justification for the proposed relaxation of domestic plot ratio. 

     
Single land grant   Single land grant 

(d) Single land grant to entrust the implementation works to an agent 
for design, build and transfer. 

 (d) Implementation / land exchange / land matters will be dealt with at 
the implementation stage and are not directly related to the KTN and 
FLN OZPs which are to show the broad land use framework of the 
NDAs.  Besides, the KTN and FLN OZPs were prepared to take 
forward the recommendations of the NENT NDAs Study.  The 
OZPs have made provision for each individual land parcel to be 
developed on its own.  However, the OZPs have not precluded 
consolidated development of several land parcels by single 
developer. 

     
     
Representation No. 6 of FLN OZP    
Joy Cultivation Co. Limited    
     
  Request for combining the four individual “R(A)1” sites in FLN    
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Planning Area 16 into two larger sites with pedestrian area to 
replace the intervening “Open Space” (“O”) zone; and more lenient 
provision / plot ratio restrictions for commercial uses in buildings 
within “R(A)” zoning. 

     
Major grounds of representation:    
     
A. Need efficient use of land resource and environmental friendly 

development 
 A. Need efficient use of land resource and environmental friendly 

development 
     
 Land should be assembled so that an efficient and environmental 

friendly development could be achieved.  It is intended to combine 
the four individual “R(A)1” sites in FLN Planning Area into two 
larger sites with pedestrian area to replace the intervening “O” 
there.  If underground connections are allowed for all the “R(A)1” 
sites, there will be short and long term planning gains resulting from 
less construction waste and reduction of the number of run in/out 
and traffic in the local roads.  So carbon emission could be reduced 
and road safety could be improved. 

 (1) In view of the cruciform open space being an important landmark 
and focal point of the FLN District Centre, proper statutory planning 
control is needed to ensure the provision for the public open space 
and control over the commercial and parking spaces extending 
across the open space.  As such, the proposal to combine the four 
“R(A)1” sites into two larger one with pedestrian area to replace the 
intervening “O” there may not achieve the planning intention.  

   (2) The open space corridors stretching from north to south and from 
east to west across the core area of the FLN District Centre in FLN 
Planning Area 16, in which a terraced podium would be provided to 
enhance vibrancy at the street level, will form the major pedestrian 
shopping streets of the NDA.  This district open space serves as 
major pedestrian passageway in addition to provide for active and 
passive recreational uses. To promote pedestrian circulation and 
vibrancy in the FLN District Centre, cruciform open space spine 
shall be open to the public 24 hours a day and shall be lit sufficiently 
to promote a secure environment at night.  

     
   (3) If the concerned “O” sites are incorporated into the adjoining 

residential sites, they will form part of the private residential 
development and hence the original intention for public enjoyment 
under “O” zone may be defeated, and management/maintenance 
problems of the said facilities may be generated.  The representer’s 
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proposal would compromise the comprehensive design of the 
cruciform open space.  Apart from providing recreational and 
breathing space for the general public, open space also serves as 
pedestrian and visual corridors, enhancing connectivity and visual 
amenity, etc. which are beneficial to the community. 

     
   (4) Furthermore, if the concerned “O” sites are combined with the 

adjoining residential sites, the development area of the concerned 
residential sites would be increased, thus resulting in an increase in 
development intensity in the area.  Under such circumstances, the 
concerns on increasing development intensity as stated in Item A 
under R9 of KTN OZP and R9 of FLN OZP above are relevant.  

     
B. Commercial floors should be expanded to 3 floors  B. Commercial floors should be expanded to 3 floors 
     
 To safeguard the viability of the commercial component in the FLN 

District Centre, it is proposed to uplift the maximum non-domestic 
plot ratio of 2 so as to create a regional hub in the NENT to support 
the retail demand emerging in the North where regional retail hub is 
in short.  In order to accommodate the increase in non-domestic 
GFA, three floors of non-domestic uses (including basement) should 
be incorporated into the Notes for the “R(A)” zone. 

  Responses as stated in Items A(c) and P under R9 of KTN OZP and 
R9 of FLN OZP above are relevant.  In sum, it is considered that 
there is no strong justification for the proposed relaxation of plot 
ratio and provision for commercial land uses / uses as proposed by 
the representer.  The proposal of accommodating commercial uses 
at basement can be considered by the Board based on individual 
merits through the planning application process. Also, there is a 
provision for minor relaxation of the plot ratio and building height 
restrictions under the OZP.  Each case would be considered by the 
Board based on individual merits. 

     
Representer’s proposals (P-F3):   Representer’s proposals 
     
Combine the “R(A)1” sites in FLN Planning Area 16   Combine the “R(A)1” sites in FLN Planning Area 16 

(a) Combine the 4 individual “R(A)1” sites in FLN Planning Area 16 
into 2 larger sites with pedestrian area to replace the intervening 
“O” zone. 

 (a) Responses as stated in Item A under R6 of FLN OZP above are 
relevant.  In sum, due to the cruciform open space being an 
important landmark and focal point of the FLN District Centre, 
proper statutory planning control is needed to ensure the provision 
for the public open space and control over the commercial and 
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parking spaces extending across the open space.  As such, the 
proposal to combine the four “R(A)1” sites into two larger one with 
pedestrian area to replace the intervening “O” there may not achieve 
the planning intention. 

     
More lenient provision / plot ratio restrictions for the commercial uses in 
“R(A)” zone 

  More lenient provision / plot ratio restrictions for the commercial 
uses in “R(A)” zone 

(b) Commercial use should be allowed on the lowest three floors 
(including basements) with a maximum non-domestic plot ratio of 
2. 

 (b) Responses as stated in Items A(c) and P under R9 of KTN OZP and 
R9 of FLN OZP above are relevant.  In sum, it is considered that 
there is no strong justification for the proposed relaxation of plot 
ratio and provision for commercial land uses / uses as proposed by 
the representer.  The proposal of accommodating commercial uses 
at basement can be considered by the Board based on individual 
merits through the planning application process. Also, there is a 
provision for minor relaxation of the plot ratio and building height 
restrictions under the OZP.  Each case would be considered by the 
Board based on individual merits. 

     
     
Representation No. R7 of FLN OZP    
Double Gain Limited    
     
  Request for rezoning the “O” zone in FLN Planning Area 16 to 

“Other Specified Uses” (“OU”) annotated “Open Space for 
Recreation and Community Uses and Underground Commercial 
Uses and Car Park”. 

   

     
Major grounds of representation:    

A. The “O” zone in the FLN District Centre has a significant adverse 
impact on the district centre vibrancy 

 A. The “O” zone in the FLN District Centre has a significant adverse 
impact on the district centre vibrancy 

     
 The current “O” zone in the middle of the FLN District Centre has a 

significant adverse impact on the district centre vibrancy because of 
 (1) The open space in the FLN District Centre would not form a 

physical barrier that weakens its permeability and connectivity.  
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its single land use function and passive nature.  A large park in the 
commercial centre will not help the district vibrancy since it is very 
difficult to interact with other activities and to energize the district 
centre core areas.  The shopping atmosphere is seriously 
undermined.  The shops in the four individual sites will be difficult 
to be connected and successful unless elevated walkways and 
basement connections are provided for all sites including under and 
over the open space.   

The concerned open space corridor stretching from north to south 
and from east to west across the core area of the FLN District 
Centre, in which a terraced podium would be provided to enhance 
vibrancy in street level, is a key urban design feature in the FLN 
NDA. The “O” zoning in the midst of the FLN District Centre offers 
a unique opportunity to create a green urban environment that could 
have significant benefit to the future community.  Apart from 
providing recreational and breathing space for the general public, the 
open space also serves as pedestrian and visual corridors, linking up 
different land parcels in the district centre.  To enhance the function 
and vibrancy of the open space, different kinds of activities 
including community, arts and culture, alfresco dining, retail, etc. 
could be considered. The detailed design and construction study (as 
advanced works of the NENT NDAs Study) will include an Urban 
Design Study to further consider / explore how the town plazas at 
the KTN and FLN NDAs would be integrated with comprehensive 
shopping, food and beverage and recreation facilities. 

     
Representer’s proposals (P-F4):   Representer’s proposals 
     
Rezone the “O” zone to “OU” zone   Rezone the “O” zone to “OU” zone 
     
(a) It is therefore recommended to rezone the “O” to “OU” annotated 

“Open Space for Recreation and Community Uses and 
Underground Commercial Uses and Car Park”.  The open air 
urban design can be maintained and more community activities can 
be encouraged.  The underground commercial uses and carpark 
could connect all individual sites and integrate with other future 
land uses through s.16 application.  A new set of proposed Notes 
would be written for connections, community activities and retails. 

 (1) The open space corridors stretching from north to south and from 
east to west across the core area of the FLN District Centre in FLN 
Planning Area 16, in which a terraced podium would be provided to 
enhance vibrancy at the street level, will form the major pedestrian 
shopping streets of the NDA.  This district open space serves as 
major pedestrian passageway in addition to provide active and 
passive recreational uses.  To promote pedestrian circulation and 
vibrancy in the FLN District Centre, cruciform open space spine 
shall be open to the public 24 hours a day and shall be lit sufficiently 
to promote a secure environment at night.  Having considered the 
cruciform open space being an important landmark and focal point 
of the FLN District Centre, and the proposed terraced podium 
abutting the open space can also enhance vibrancy in the area, there 
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is no strong justification to rezone the site to “OU” annotated “Open 
Space for Recreation and Community Uses and Underground 
Commercial Uses and Car Park” zone for provision of more 
community facilities and commercial uses / carpark underground. 

     
   (2) In fact, under the Notes for the “O” zone of the FLN OZP, various, 

commercial uses (such as ‘eating place’, ‘place of entertainment’, 
and ‘shop and services’, etc.) may be allowed on application to the 
Board.  It is therefore considered that adequate flexibility has been 
allowed under the current “O” zoning.  The detailed design and 
construction study (as advanced works of the NENT NDAs Study) 
will include an Urban Design Study to further consider / explore 
how the town plazas at the KTN and FLN NDAs would be 
integrated with comprehensive shopping, food and beverage and 
recreation facilities. 

     
   (3) Additional commercial developments at basement level(s) will 

generate additional development intensity and traffic load in the 
area.  As there are various constraints on the development intensity, 
further increase in development intensity can only be ascertained 
after another comprehensive feasibility study covering planning, 
environment, traffic and transport, infrastructure and other technical 
aspects has been undertaken.  

     
   (4) Within “R(A)1”, “R(A)2” and “OU” annotated 

“Commercial/Residential Development with Public Transport” 
zones, commercial uses (such as ‘Eating Place’ and ‘Shop and 
Services’), other than those provided in the lowest two floors of a 
building (excluding basements) or in a free-standing 
purpose-designed non-domestic building up to five storeys, may  
be permitted on application to the Board.  Within “R(B)” and 
“R(C)”, such commercial uses may also be permitted on application 
to the Board.   

     
   (5) The proposal of accommodating commercial uses at basement can 
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be considered by the Board based on individual merits through the 
planning application process.  Also, there is a provision for minor 
relaxation of the plot ratio and building height restrictions under the 
OZP.  Each case would be considered by the Board based on 
individual merits. 

     
     
Representation No. R8 of FLN OZP    
Best Galaxy Limited    
     
  Request for alternative land use zonings and development 

restrictions for developments in the FLN District Centre; and more 
lenient provision / plot ratio restrictions for commercial uses in 
buildings within “R(A)” zoning / terraced podium; and provision of 
elevated pedestrian walkway and underground pedestrian 
connections; and one land grant for implementation of the FLN 
District Centre. 

   

     
Major grounds of representation:    
     
A. The OZP should optimize housing supply to in line with housing 

policy and Sustainable Transport Orientated Development (TOD) 
 A. The OZP should optimize housing supply to in line with housing 

policy and Sustainable Transport Orientated Development (TOD) 
     
(a) In addition to a clear policy mandate, there are strong grounds 

calling for the use of land in FLN to be optimized to meet housing 
demand.  The Explanatory Statement’s indicates “possible new rail 
infrastructure” serving FLN following the completion of “Review 
and Update of the Railway Development Strategy 2000” (RDS-2 
Review) and technical assessments undertaken on the 
Recommended Outline Development  Plan (RODP) under the 
NENT NDAs Study confirm planned infrastructure in FLN can 
sustain higher population than generated under the draft OZP.  
Moreover, the Stage 3 Public Consultation on FLN NDA supported 
increased residential densities in line with infrastructural capacities, 

 (a) With regard to the reperesenter’s proposal to increase residential 
development intensity / scale, the responses as stated in Items A(a) 
to (b) under R9 of KTN OZP and R9 of FLN OZP above are 
relevant. 
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design flexibility and environmental acceptability.  These are 
strong grounds to increase the draft OZP’s housing supply, in 
particular in the core area. 

     
 Increase housing supply in FLN District Centre involving the 

“R(A)1” sites and the “O” in between 
  Increase housing supply in FLN District Centre involving the 

“R(A)1” sites and the “O” in between 
     
(b) There should be more consolidation of land in the FLN District 

Centre to optimize housing supply.  This can readily be achieved 
by combining the “R(A)1” zones and the intervening “O” zone to 
form a comprehensive housing / shopping street setting (the 
‘proposed combined “R(A)” sites).   Such zoning configuration 
can provide additional residential GFA of about 26,500m2.  There 
is no adverse impact from such consolidation, as the intervening 
open space is retained for public use. 

 (b) With regard to the reperesenter’s proposal to increase residential 
development intensity / scale, the responses as stated in Items A(a) 
to (b) under R9 of KTN OZP and R9 of FLN OZP above are 
relevant.  For the proposed combining the “O” zone with the 
“R(A)1” sites in the FLN District Centre, the responses as stated in 
Item A under R6 of the FLN OZP above are relevant. 

     
(c) Amalgamation of these sites in the FLN District Centre is not only 

logical in zoning and sustainable housing terms but also in terms of 
community benefits through coherent, urban design, architecture, 
engineering estate management and creating less construction waste 
and more efficient circulation and servicing both at ground and 
below ground level. 

 (c) Ditto. 

     
 Increase housing supply in the “R(B)” zones in FLN Planning 

Areas 13 and 18 
  Increase housing supply in the “R(B)” zones in FLN Planning Areas 

13 and 18 
     
(d) For the “R(B)” site in FLN Planning Area 13 fronting the 

promenade of Ng Tung River, it lies immediately alongside two 
planned public housing sites (Home Ownership Scheme (HOS) 
sites) to the east, which also fronts the riverside promenade.  These 
latter two housing sites have domestic plot ratios of 4.0 to 4.5.  
Therefore its logical that the “R(B)” site can be up-zoned to a 
domestic plot ratio of 4.0, to contribute to more sustainable housing 
provision. 

 (d) With regard to the reperesenter’s proposal to increase residential 
development intensity / scale, the responses as stated in Items A(a) 
to (b) under R9 of KTN OZP and R9 of FLN OZP above are 
relevant. 
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(e) For the “R(B)” site in FLN Planning Area 18, it can be combined 
with the adjoining “OU” annotated “Amenity Area” fronting Ma 
Sik Road to enlarge the site.  The concerned “OU” annotated 
“Amenity Area” zone is intended to “enhance the environment and 
to serve as visual buffers” along the northern side of Ma Sik Road. 
The Notes for this zone specify that only “amenity planting” is 
permitted as-of-right use.  It is considered that such ‘amenity 
planting’ can equally be provided if the “OU” annotated “Amenity 
Area” zone is incorporated into the adjoining “R(B)” zone and 
designated as NBA.  Under the lease, uses within NBA would be 
restricted to residential open space and roadside amenity planting.  
By extending the “R(B)” zone in FLN Planning Area 18 to Ma Sik 
Road, the said road would become a ‘road’ for the purpose of 
general building plan calculations for lighting and ventilation 
compliance under the Buildings Ordinance.  In addition, the 
concerned “R(B)” zone is an early phase development site for 
which ingress/egress will be required off Ma Sik Road, as Road L1 
is expected to be completed in a later development package. 

 (e) (1) With regard to the reperesenter’s proposal to increase 
residential development intensity / scale, the responses as 
stated in Items A(a) to (b) under R9 of KTN OZP and R9 of 
FLN OZP above are relevant. 

 
(2) For the reperesenter’s proposed inclusion of the strip of 

“OU” annotated “Amenity Area” site along Ma Sik Road into 
the adjoining “R(B)” site and designated the concerned strip 
of land under lease as NBA, the following are observed: 

 
(i) The NBAs imposed on the KTN and FLN OZPs are 

mainly based on the recommendations of the AVA for 
the NENT NDAs Study, taking into consideration of 
site constraints and impacts on development 
potential.  The NBAs are essential planning 
requirements which would improve air ventilation in 
the KTN and FLN areas.  The concerned strip of 
land abutting Ma Sik Road is not recommended as a 
NBA under the AVA. 

 
(ii) The concerned strip of land is zoned “OU” annotated 

“Amenity Area” in the FLN OZP which is intended to 
provide an essential landscaped link to complete the 
green network formed mainly by the green space 
corridors.  Such strip of land will be public amenity 
area for better living environment and hence is for the 
public interest and public good. 

 
(iii) If the concerned “OU” annotated “Amenity Area” 

site is combined with the adjoining residential site, 
they will form part of the private residential 
development and hence its original intention for 
public amenity purpose under the “OU” annotated 
“Amenity Area” zone may be defeated. The 
representer’s proposal would compromise the 
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comprehensive design of the essential landscaped 
link to complete the green network formed mainly by 
the green space corridors. 

 
(iv) Though the representer claims that the NBA could be 

incorporated into the lease conditions for providing 
residential open space and roadside amenity planting, 
appropriate zoning under OZP can provide more 
transparent control under the Town Planning 
Ordinance. 

 
(v)  Under the representer’s proposal to combine certain 

sites for development, the development area of the 
residential site in FLN Planning Area 18 would be 
increased, thus resulting in an increase in 
development intensity in the area.  Under such 
circumstances, the concerns on increasing 
development intensity as stated in Items A(a) to (b) 
under R9 of KTN OZP and R9 of FLN OZP above 
are relevant. 

     
 Sufficient infrastructure to accommodate the additional population   Sufficient infrastructure to accommodate the additional population 
     
(f) The infrastructure is sufficient to accommodate the additional 

population as per the increase of the housing supply mentioned 
above.  Detailed engineering reports to this effect on water supply, 
drainage and sewerage and traffic, will be provided upon request. 

 (f) The proposed increase in development intensity would have 
implications on the adequacy of infrastructure provision in the area, 
especially the sewage treatment and disposal capacity in the Shek 
Wu Hui Sewerage Treatment Works.  Further details and 
justifications should be provided to demonstrate that there would be 
adequate planned infrastructure provisions to cater for the proposed 
increase.  Besides, Fanling Highway will approach its practical 
capacity based on the proposed development scale.  It is anticipated 
that with further increase in development intensity, the highway 
network would exceed its traffic capacity.  Based on the current 
planned infrastructures, an optimum development scale has been 
adopted.   
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B. Commercial provision in the FLN District Centre  B. Commercial provision in the FLN District Centre 
     
(a) The commercial area in the FLN District Centre is separated into 

four development sites zoned “R(A)1”.  The separation between 
the northern and southern parcels is considerable (about 56m in 
width) and presents a considerable barrier to permeability, 
connectivity and District Centre identity.  

 (a) The open space in the FLN District Centre would not form a 
physical barrier that weakens its permeability and connectivity.  
The concerned open space corridor stretching from north to south 
and from east to west across the core area of the FLN District 
Centre, in which a terraced podium would be provided to enhance 
vibrancy at street level, is a key urban design feature in the FLN 
NDA.  The “O” zoning in the midst of the FLN District Centre 
offers a unique opportunity to create a green urban environment that 
could have significant benefit to the future community.  Apart from 
providing recreational and breathing space for the general public, the 
open space also serves as pedestrian and visual corridors, linking up 
different land parcels in the district centre.  To enhance the function 
and vibrancy of the open space, different kinds of activities 
including community, arts and culture, alfresco dining, retail, etc. 
could be considered. The detailed design and construction study (as 
advanced works of the NENT NDAs Study) will include an Urban 
Design Study to further consider / explore how the town plazas at 
the KTN and FLN NDAs would be integrated with comprehensive 
shopping, food and beverage and recreation facilities. 

     
(b) The following key initiatives can address the adverse impacts of the 

considerable separation between the northern and southern land 
parcels: 

 (b) See the responses below. 

     
 (I)  Pedestrian area   (I) Pedestrian area 
     
(c) The “O” zone in between the proposed combined “R(A)” sites 

should be designated as ‘pedestrian area’ and counted for 
non-domestic plot ratio.  This is logical given that these public 
corridors are more ‘pedestrian shopping streets’ than ‘open space’ as 
their primary role is to attract people to the “terraced lined with 
retail shops, cafes and restaurants in the District Centre”, as well as 

 (c) With regard to the representer’s proposal of combining the “O” zone 
with the “R(A)1” sites in FLN District Centre and designate the 
concerned area as pedestrian area, the responses as stated in Item A 
under R6 of FLN OZP above are relevant.  For the proposed 
increase in non-domestic plot ratio, the responses as stated in Item 
A(c) under R9 of KTN OZP and R9 of FLN OZP above are 
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provide urban design and air flow benefits.  The benefits of 
inclusion of such corridors in the proposed combined “R(A)” sites 
are integrated space design, management and maintenance by the 
commercial operator and underground and overhead linkages for 
improved access, parking and servicing arrangements.  The 
inclusion results in an overall non-domestic plot ratio of 1.12.  To 
ensure the commercial areas perform as the activity nodes intended, 
the maximum non-domestic plot ratio on both the northern and 
southern commercial areas in the proposed combined “R(A)” zones 
should be set at 1.7.  The increase in commercial uses will benefit 
job opportunities for future residents and such density encourages 
openings in the retail floor space to add ‘diversity’ and ‘vibrancy’ to 
the area. 

relevant. 

     
     
 (II) Allow ‘Hotel’ use within the proposed consolidated “R(A)1” 

sites to the north and to the south of the FLN District Centre 
  (II) Allow ‘Hotel’ use within the proposed consolidated “R(A)1” 

sites to the north and to the south of the FLN District Centre 
     
(d) To add vibrancy and ancillary accommodation to the FLN District 

Centre, there is suggestion to allow hotel use within the 
non-domestic portion of the “R(A)” zonings in the FLN District 
Centre. Such hotel is likely to be moderate in size.  Corresponding 
amendments to the Notes for the “R(A)” zone of the OZP by 
moving ‘Hotel’ use from Column 2 to Column 1 should be made. 

 (d) The “R(A)1” sites in the FLN District Centre is primarily intended 
for high-rise residential developments but not for pure commercial 
developments, such as hotel use. ‘Hotel’ use would have to be 
assessed on individual basis with support of strong justifications, 
technical assessments, etc. on application to the Board.  

     
 (III) Promote a public focal point – Town Square Concept   (III) Promote a public focal point – Town Square Concept 
     
(e) Features which have strong public focus should be indentified in the 

FLN District Centre to heighten the community’s sense of place and 
belonging.  Due to its pivotal location at the town centre of the 
cruciform shopping arrangement, a “town square” concept should 
be adopted in light of its potential for ground / basement public 
venues for outdoor displays, festivals and the like.  The wide “O” 
zone between the northern and southern parts of the FLN District 
Centre is proposed to be rezoned to “OU” annotated “Town Square 

 (e) (1) The open space corridors stretching from north to south and 
from east to west across the core area of the FLN District 
Centre in FLN Planning Area 16, in which a terraced podium 
would be provided to enhance vibrancy at the street level, will 
form the major pedestrian shopping streets of the NDA.  This 
district open space serves as major pedestrian passageway in 
addition to provide for active and passive recreational uses.  
To promote pedestrian circulation and vibrancy in the FLN 
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with Open Space for Recreation and Commercial Uses and 
Underground for Commercial Uses and Car Park” zone.  A set of 
Notes for the proposed “OU” zoning is prepared by R8 of 
FLN OZP. 
 
[Note: According to the Representer’s proposed set of Notes for the 
concerned proposed “OU” zone, various uses (for example, 
‘Government (not elsewhere specified)’, ‘Library’, ‘Market’, ‘Place 
of Recreation, Sports or Culture’, ‘Public Convenience’, ‘Public 
Transport Terminus or Station (excluding open-air terminus or 
station)’, ‘Public Vehicle Park (excluding container vehicle)’, 
‘School (in free-standing purpose-designed building only)’, Utility 
Installation for Private Project’ and ‘Visitor Centre’) are Column 1 
use, which are always permitted.] 

District Centre, cruciform open space spine shall be open to 
the public 24 hours a day and shall be lit sufficiently to 
promote a secure environment at night.  Having considered 
the cruciform open space being an important landmark and 
focal point of the FLN District Centre, and the proposed 
terraced podium abutting the open space can also enhance 
vibrancy in the area, there is no strong justification to rezone 
the site to “OU” annotated “Town Square with Open Space for 
Recreation and Commercial Uses and Underground for 
Commercial Uses and Car Park” zone for provision of more 
community facilities and commercial uses / carpark 
underground. 
 

(2) In fact, under the Notes for the “O” zone of the FLN OZP, 
various, commercial uses (such as ‘eating place’, ‘place of 
entertainment’, and ‘shop and services’, etc.) may be allowed 
on application to the Board.  It is therefore considered that 
adequate flexibility has been allowed under the current “O” 
zoning.  The detailed design and construction study (as 
advanced works of the NENT NDAs Study) will include an 
Urban Design Study to further consider / explore how the town 
plazas at the KTN and FLN NDAs would be integrated with 
comprehensive shopping, food and beverage and recreation 
facilities. 
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    (3) Within the proposed “OU” zone, various uses (for example, 
‘Government (not elsewhere specified)’, ‘Library’, ‘Market’, 
‘Place of Recreation, Sports or Culture’, ‘Public 
Convenience’, ‘Public Transport Terminus or Station 
(excluding open-air terminus or station)’, ‘Public Vehicle Park 
(excluding container vehicle)’, ‘School (in free-standing 
purpose-designed building only)’, Utility Installation for 
Private Project’ and ‘Visitor Centre’) are Column 1 use, which 
are always permitted.  As such developments on the subject 
“O” site may affect the air ventilation / air flow in the area, 
planning permission should be required so that each case can 
be assessed by the Board based on individual merits.  

    (4) Additional commercial development at basement level(s) will 
generate additional development intensity and traffic load in 
the area.  As there are various constraints on the development 
intensity, further increase in development intensity can only be 
ascertained after another comprehensive feasibility study 
covering planning, environment, traffic and transport, 
infrastructure and other technical aspects has been undertaken. 

     
    (5) Within “R(A)1”, “R(A)2” and “OU” annotated 

“Commercial/Residential Development with Public Transport” 
zones, commercial uses (such as ‘Eating Place’ and ‘Shop and 
Services’), other than those provided in the lowest two floors 
of a building (excluding basements) or in a free-standing 
purpose-designed non-domestic building up to five storeys, 
may  be permitted on application to the Board.  Within 
“R(B)” and “R(C)”, such commercial uses may also be 
permitted on application to the Board. 

     
    (6) The proposal of accommodating commercial uses at basement 

can be considered by the Board based on individual merits 
through the planning application process. Also, there is a 
provision for minor relaxation of the plot ratio and building 
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height restrictions under the OZP.  Each case would be 
considered by the Board based on individual merits. 

     
 (IV) More design flexibility / lenient provision for the commercial 

uses in “R(A)” zone 
  (IV) More design flexibility / lenient provision for the commercial 

uses in “R(A)” zone 

(f) Commercial uses should be allowed on the lowest three floors of a 
building (including basement). The major grounds are that: (1) in 
most “R(A)” zones, under the Master Schedule of Notes, permits 
commercial uses as-of-right in the ‘lowest three floors of a building, 
taken to include basements’.  The FLN OZP’s restriction of 
allowing commercial uses only in two storeys is at odd with normal 
statutory planning practice; (2) a third commercial floor in the form 
of a basement in the FLN District Centre will not undermine the 
intention to avoid bulky structures and minimize any possible 
adverse air ventilation and visual impacts (since it is below ground); 
and (3) basement retail premises will not affect the downward flow 
of air to pedestrian level or interrupt the ‘coherency’ of the 
pedestrian street profile.  However, such arrangement can 
contribute much ‘street vibrancy’ and enhance the environment at 
street level. 

 (f) With regard to the proposal of allowing for more design flexibility / 
lenient restrictions for the commercial uses in “R(A)” zone, the 
responses as stated in Items A(c) and P under R9 of KTN OZP and 
R9 of FLN OZP above are relevant.  In sum, it is considered that 
there is no strong justification for the proposed relaxation of plot 
ratio and provision restrictions for commercial land uses / uses as 
proposed by the representer.  The proposal of accommodating 
commercial uses at basement can be considered by the Board based 
on individual merits through the planning application process. Also, 
there is a provision for minor relaxation of the plot ratio and 
building height restrictions under the OZP.  Each case would be 
considered by the Board based on individual merits. 

     
     
 (V) More lenient design restrictions for the terraced podium 

fronting the “R(A)” sites in the FLN District Centre 
  (V) More lenient design restrictions for the terraced podium 

fronting the “R(A)” sites in the FLN District Centre 
     
(g) There is uncertainty in the Remarks under the Notes for the “R(A)” 

zone whether the 5m maximum building height for the terraced 
podium refers to the roof level of the ground storey of the podium, 
excluding the parapet height at the roof level.  Hence, it is 
suggested to state clear in the Notes for the “R(A)” zone that the 
terraced podium is subject to “a maximum building height of 5m at 
roof level of the ground level storey (excluding the parapet height at 
roof level)”. 

 (g) For measurement of the top portion of a building, the main roof is 
normally taken as the height in satisfying the building height 
restriction on the OZP unless it is specified in the OZP that such 
restriction includes roof-top structures including parapets.  
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(h) The adoption of a single design parameter that the terraced podium 
cannot exceed a maximum building height of 5m and setback of a 
maximum width at 1/F level of 10m, does not encourage the 
architectural diversity and visual interest critical to successfully 
achieving ‘vibrancy’ within the planned shopping street precincts.  
Moreover, such requirements ignore strong visual distance in the 
FLN District Centre shopping frontages. The northern and southern 
edges of the “O” zone in Planning Area 16 is about 56m wide in 
separation.  Such wide separation between these two commercial 
frontages presents an expansive visual context in which a podium 
setback at 1/F level of 5m wide would be visually acceptable.  The 
wide separation between the north and south podium edges also 
means such reduced terrace frontage would not adversely affect 
visual or air flow.  In view of this, two rather than one type of 
terraced podium setback should be adopted which can contributes to 
visual diversity and adds to the vibrancy of the shopping street 
concept.  The east-west setback requirement should be relaxed 
from 10m to 5m, while the 10m north-south setback requirement 
can be retained. 

 (h) It is intended to provide 1-storey (with a maximum building height 
of 5m and 10m in width) landscaped terrace along the pedestrian 
shopping street for public access to the terrace for enjoyment.  To 
allow for an attractive and spacious public access, the setback of the 
terraces at 10m in width should be retained.  The 10m-wide 
terraced podium is an important feature in the FLN District Centre. 
Any changes to such design feature can be considered through 
planning application to the Board with good planning merits.  Each 
case would be considered by the Board based on individual merits. 

     
 (VI) Extend the coverage of the terraced podium along the eastern 

frontages of the proposed combined “R(A)” sites in the FLN 
District Centre 

  (VI) Extend the coverage of the terraced podium along the eastern 
frontages of the proposed combined “R(A)” sites in the FLN 
District Centre 

     
(i) The FLN OZP does not extend the District Centre ‘shopping street’ 

concept to the eastern podium edge of the “R(A)” zoning in the 
FLN Planning Area 16 which interfaces with the North-South Park.  
These terrace edges, as with those planned elsewhere within the 
FLN District Centre, have considerable potential to enliven the 
adjoining public open space.  As such, it is recommended that 
these podium edges should also included ‘pedestrian area’ and be 
indicated on the OZP. 

 (i) The north-south open space spines serve as major view corridors to 
protect the long-range views towards the green backdrop in the 
north.  It is intended that the coverage of terraced podium lined 
with retail frontage in FLN Planning Area 16 does not include the 
eastern edge of the “R(A)1” zones.  The concerned terraced 
podium is an important feature in the FLN District Centre. Any 
changes to such design feature can be considered through planning 
application to the Board with good planning merits.  Each case 
would be considered by the Board based on individual merits. 
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C.  Commercial uses along the key pedestrian walkways in the “R(B)” 
zones in FLN Planning Areas 13 and 18 

 C. Commercial uses along the key pedestrian walkways in the “R(B)” 
zones in FLN Planning Areas 13 and 18 

     
 The current FLN OZP does not permit commercial uses as-of-right 

in any “R(B)” zone.  However, the concerned “R(B)” zones in 
FLN Planning Areas 13 and 18 are located on key pedestrian routes 
connecting either to the planned riverside promenade or the existing 
town settlement across Ma Sik Road.  To enhance public 
accessibility and amenity, ‘Shop and Services’ and ‘Eating Place’ 
provision should be allowed fronting the public walkway / precinct. 

  (1) The “R(B)” zone is intended primarily for medium-density 
residential developments. Any commercial uses to be provided 
therein would require planning permission from the Board. 

 
(2) Provision of commercial uses are allowed in the “OU” 

annotated “Commercial/Residential Development with Public 
Transport Interchange (1)” zone adjoining the northern 
boundary of the “R(B)” site in FLN Planning Area 18, and the 
“R(A)1” zones in between the concerned “R(B)” sites in the 
FLN District Centre.  Besides, two storeys terraced 
commercial podium lined with retail frontage along site 
boundaries abutting the open space would also be provided in 
the core of the FLN District Centre. In view of this, it is 
considered that adequate opportunities / flexibilities have been 
allowed for provision of continuous shop frontages and 
commercial / leisure facilities in the close proximity of the 
concerned “R(B)” sites, thus contributing to the vibrancy of the 
area.  

     
D. More lenient building height restrictions for the FLN District 

Centre and that for the “R(B)” zonings in FLN Planning Areas 13 
and 18 

 D. More lenient building height restrictions for the FLN District Centre 
and that for the “R(B)” zonings in FLN Planning Areas 13 and 18 

     
 The building height restrictions for the FLN District Centre   The building height restrictions for the FLN District Centre 
     
(a) The building height restriction of 110mPD for the FLN District 

Centre is considered at odds as the District Centre is designated as a 
‘character area’ under FLN OZP and its planning intention that 
“development sites in the central area generally have higher 
building heights” (as stated in the Explanatory Statement).  The 
Urban Design Guidelines for Hong Kong recommend building 
heights to “retain and enhance the district character of specific 

 (a) With regard to proposed relaxation of building height restrictions in 
respect of the FLN District Centre, the responses as stated in Item B 
under R5 of FLN OZP above are relevant.  Other responses to the 
general comments on proposed more lenient building height 
restrictions in the OZPs are stated in Item B under R9 of KTN OZP 
and R9 of FLN OZP above. 
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locations”, to “provide relief and diversity in height and massing of 
development in different localities”, and call for building heights 
“to mark a district”. As such, building heights of the four “R(A)1” 
sites in the FLN District Centre should be increased to heights 
which respect the overall stepped height profile promoted by the 
FLN OZP. 

     
 The building height restrictions for the “R(B)” zones in FLN 

Planning Areas 13 and 18 
  The building height restrictions for the “R(B)” zones in FLN 

Planning Areas 13 and 18 
     
(b) On certain sites where there are no pressing urban design or air 

ventilation requirements, residential building heights could be 
relaxed to offer greater design flexibility and visual variety, than 
could be achieved by way of a minor relaxation as permitted under 
the Notes.  The building height restrictions for the concerned 
“R(B)” zones are a case in point. 

 (b) Overall speaking, a maximum building height of 75mPD is able to 
accommodate the permitted development intensity under “R(B)” 
zone which is intended primarily for medium-density residential 
developments.  Other responses to the general comments on more 
lenient building height restrictions in the OZPs are stated in Item B 
under R9 of KTN OZP and R9 of FLN OZP above.  

     
(c) For the “R(B)” zone in Planning Area 13, the adjoining proposed 

HOS developments fronting the same stretch of riverside 
promenade is set at 90mPD.  Given the short east-west profile of 
this HOS site, the visual step effect of the HOS block would be 
improved if the 90mPD building height restriction was extended 
west over the adjoining concerned “R(B)” zone.  The proposed 
increase in building height restriction from 75mPD to 90mPD for 
this “R(B)” zone has no impact on visual corridors under the FLN 
OZP. 

 (c) Based on a stepped building height concept, the building heights are 
gradually descending from the landmark building in the “OU” 
annotated “Commercial/Residential Development with Public 
Transport Interchange (1)” zone to the east at 125mPD, to the 
“R(A)4” zone (the HOS site) at 90mPD, to the subject “R(B)” zone 
at 75mPD towards the “Government, Institution or Community” 
(“G/IC”) zone to the west at 8 storeys in height.  If the building 
height of the subject “R(B)” zone is increased from 75mPD to 
90mPD, the east-west gradual descending building height profile 
would be affected.  

     
(d) For the “R(B)” zone in FLN Planning Area 18, the stepped height 

profile of 60mPD (eastern portion) and 75mPD (western portion) 
under the FLN OZP is at odds with the existing and planned 
building heights in the surrounding context.  To the north is the 
proposed public transport interchange development (in FLN 
Planning Area 15) with building heights ranging from 105mPD to 
125mPD.  The building heights of the existing “R(A)” zone to the 

 (d) Based on a stepped building height concept, the building heights are 
gradually descending from the landmark building in the “OU” 
annotated “Commercial/Residential Development with Public 
Transport Interchange (1)” zone to the north at 125mPD towards the 
periphery.  To establish a more noticeable different height bands, 
maximum building heights of 60mPD (eastern portion) and 75mPD 
(western portion) are stipulated at the subject “R(B)” site in FLN 
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south of Ma Sik Road are around 115mPD.  Therefore the 
proposed building heights for the concerned “R(B)” zone could be 
increased to step between 85mPD (eastern portion) and 105mPD 
(western portion), which is in the same height band of the planned 
HOS site in the “R(A)” zone further west along Ma Sik Road.  
Such building height also introduces a greater step-down in height 
profile than that currently shown on the FLN OZP for the concerned 
site. 

Planning Area 18.  It is noted that the building heights of the 
existing housing developments at the south of the FLN District 
Centre along Ma Sik Road is about 28 to 34 storeys at 90 to 
115mPD.  In view of this, the building height restrictions of 
60mPD and 75mPD for the subject “R(B)” site is considered 
appropriate. For the planned HOS site in the “R(A)” zone further 
west along Ma Sik Road as quoted by the representer, the said site is 
located in FLN Planning Area 17 subject to a maximum building 
height of 105mPD.  As the concerned HOS site is located much 
further away from the subject “R(B)” site (separated by Road L1, a 
“G/IC” site and an “O” site), and has different zonings, planning 
intention and planned developments, it is considered that there is no 
strong justification to adopt the same height band of that HOS site 
for the subject “R(B)” site.   

     
E. Key connections with FLN District Centre sites  E. Key connections with FLN District Centre sites 
     
 Provision of elevated pedestrian walkway and underground 

pedestrian connections 
  Provision of elevated pedestrian walkway and underground 

pedestrian connections 
     
(a) There is also views suggesting another proposal for construction of 

a comprehensive elevated pedestrian walkways network from the 
riverside in FLN Planning Area 19 through the planned new road 
connection/roundabout to cross over Ma Sik Road to Fanling 
Sheung Shui Town Lot (FSSL) No. 177, to the “R(B)” zone in FLN 
Planning Area 18, the “R(A)” zonings in FLN Planning Area 16 to 
the “R(B)” zone in FLN Planning Area 13.  It is also suggested 
that pedestrian connections (elevated and underground) should be 
provided connecting the northern and southern FLN District Centre 
sites and the public transport interchange site. 

 (a) With regard to proposed elevated and underground pedestrian 
connection, the responses as stated in Item A under R5 of FLN OZP 
above are relevant. 

     
 The north-south strip on the eastern portion of the “O” zone in the 

FLN District Centre 
  The north-south strip on the eastern portion of the “O” zone in the 

FLN District Centre 
     
(b) Based on the proposal as mentioned in paragraph E(a) above under  (b)  The north-south open space spine serves as major view corridor to 
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the grounds of representation of R8 of FLN OZP, pedestrian 
connections between the proposed town square, FLN District 
Centre commercial areas and the proposed public transport 
interchange in FLN Planning Area 15 would be provided across the 
planned “O” zone.  In view of this, it is proposed to rezone the 
north-south strip on the eastern portion of the “O” zone to “Open 
Space (1)” (“O(1)”) zone to link up the FLN District Centre, major 
activity nodes and the proposed public transport interchange in FLN 
Planning Area 15.  The Notes for the “O(1)” zone under the draft 
KTN OZP No. S/KTN/1 should be adopted in the draft FLN OZP. 

protect the long-range views towards the green backdrop in the 
north.  Apart from providing recreational and breathing space for 
the general public, the open space also serves as pedestrian and 
visual corridors linking up different land parcels in the concerned 
areas.  The detailed design and construction study (as advanced 
works of the NENT NDAs Study) will include an Urban Design 
Study to further consider / explore how the open space spines would 
be integrated with other areas.  There is no strong justification for 
rezoning the north-south strip on the eastern portion of the “O” zone 
in the FLN District Centre to “O(1)” zone. 

     
 [Note: According to the Notes for the “O(1)” zone under the draft 

KTN OZP No. S/KTN/1, on land designated “O(1)”, the open space 
area is provided in the form of a Town Plaza stretching from west to 
east across the town centre.  It serves as a green corridor linking up 
major activity nodes with railway station and public transport 
interchange.  To serve the community and enhance the vibrancy of 
the Town Plaza, it is intended that commercial uses such as shop 
and services and eating places would be provided in the area 
adjacent to the railway station subject to the approval of the Board 
by way of a planning application under section 16 of the Town 
Planning Ordinance.] 

   

     
F. Need for statutory provision to address implementation and 

compliance requirements 
 F. Need for statutory provision to address implementation and 

compliance requirements 
     
 The Notes for the proposed terraced podium in “R(A)1” zones in 

the core of the area do not cover certain implementation matters, 
considered critical to the success of the statutory planning 
framework.  Experience from other new town developments 
suggests that the interface areas between development and public 
open space must take account of downstream regulations and 
requirements for development to comply with access, emergency 
vehicular access (EVA) and building codes.  This is particularly 
important for the terraced podium edges which open out onto the 

  Implementation / land exchange / land matters  will be dealt with at 
the implementation stage and are not directly related to the KTN and 
FLN OZPs which are to show the broad land use framework of the 
NDAs. 
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planned “O” zones in the core area. 
     
G. Single land grant for implementation of the proposed developments 

in FLN District Centre 
 G. Single land grant for implementation of the proposed developments 

in FLN District Centre 
     
 It is suggested that one land grant can be offered to the major 

landowner to design and construct the proposed pedestrian areas 
and “OU” annotated “Town Square with Open Space for Recreation 
and Commercial Uses and Underground for Commercial Uses and 
Car Park” zone.  If necessary, the owner of the commercial area 
could take over the future management and maintenance 
responsibilities of the concerned spaces.  By doing so, the 
pedestrian street concept and town square can be planned, designed, 
constructed and operated holistically to achieve good urban design, 
architectural appeal, sustainable engineering and 
environmental-conscious operations such as preventing waste rather 
than treating waste at end. 

 (a) 
 
 
 
 
(b) 

Implementation / land exchange / land matters  will be dealt with at 
the implementation stage and are not directly related to the KTN and 
FLN OZPs which are to show the broad land use framework of the 
NDAs. 
 
The KTN and FLN OZPs were prepared to take forward the 
recommendations of the NENT NDAs Study.  The OZPs have 
made provision for each individual land parcel to be developed on 
its own.  However, the OZPs have not precluded consolidated 
development of several land parcels by single developer. 

     
Representer’s proposals (P-F5):   Representer’s proposals 
     
Rezone the two “R(A)1” zone and the “O” zone in between to the north of 
the FLN District Centre to “R(A)5” zone 

  Rezone the two “R(A)1” zone and the “O” zone in between to the 
north of the FLN District Centre to “R(A)5” zone 

     
(a) The two “R(A)1” sites and the “O” zone in between to the north of 

the FLN District Centre should be combined into “R(A)5” zone 
with the “O” zone designated as ‘pedestrian area’.  The “R(A)5” 
zone will be subject to a maximum domestic plot ratio of 5 and a 
maximum domestic gross floor area of 125,690m2.  The proposed 
‘pedestrian area’ should be counted for non-domestic plot ratio and 
the maximum non-domestic gross floor area is 42,735m2. The 
maximum building height restrictions for the western and eastern 
portions of the zone should be 130mPD and 145mPD respectively. 

 (a) With regard to the proposed alternative land use zonings and 
development restrictions for the northern portion of the FLN District 
Centre, the responses as stated in Items A(a) to (c), B(a) to (d), (f) 
and D(a) under R8 of FLN OZP above are relevant.  In sum, the 
alternative proposals put forward by the representer are considered 
not desirable / not appropriate. 

     
     
Rezone the two “R(A)1” zone and the “O” zone in between to the south of   Rezone the two “R(A)1” zone and the “O” zone in between to the 
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the FLN District Centre to “R(A)6” zone  south of the FLN District Centre to “R(A)6” zone 
     
(b) The two “R(A)1” sites and the “O” zone in between to the south of 

the FLN District Centre should be combined into “R(A)6” zone 
with the “O” zone designated as pedestrian area.  The “R(A)6” 
zone will be subject to a maximum domestic plot ratio of 5 and a 
maximum domestic gross floor area of 129,290m2.  The proposed 
‘pedestrian area’ should be counted for non-domestic plot ratio and 
the maximum non-domestic gross floor area is 43,959m2.  The 
maximum building height restrictions for the western and eastern 
portions of the zone should be 130mPD and 145mPD respectively. 

 (b) With regard to the proposed alternative land use zonings and 
development restrictions for the northern portion of the FLN District 
Centre, the responses as stated in Items A(a) to (c), B(a) to (d), (f) 
and D(a) under R8 of FLN OZP above are relevant.  In sum, the 
alternative proposals put forward by the representer are considered 
not desirable / not appropriate. 

     
Rezone the “R(B)” zone and the adjoining “OU” annotated “Amenity 
Area” zone in FLN Planning Area 18 to “R(B)1” zone 

  Rezone the “R(B)” zone and the adjoining “OU” annotated 
“Amenity Area” zone in FLN Planning Area 18 to “R(B)1” zone 

     
(c) The “R(B)” zone fronting Ma Sik Road in FLN Planning Area 18 

should be rezoned as “R(B)1” zone. The adjoining “OU” annotated 
“Amenity Area” zone should be incorporated into “R(B)1” zone and 
designated as non-building area. The “R(B)1” zone will be subject 
to a maximum domestic gross floor area of 67,123m2.  ‘Shops and 
Services’ and ‘Eating Place’ abutting the pedestrian walkway with a 
maximum non-domestic gross floor area of 750m2 should be 
permitted.  The maximum building height restriction should be 
increased to 105mPD (western portion) and 85mPD (eastern 
portion). 

 (c) With regard to the proposed alternative land use zonings and 
development restrictions for the “R(B)” and the adjoining “OU” 
“Amenity Area” zones in FLN Planning 18, the responses as stated 
in Items A(a), (d) to (e), C and D(b) to (d) under R8 of FLN OZP 
above are relevant.  In sum, the alternative proposals put forward 
by the representer are considered not desirable / not appropriate. 

     
Rezone the “R(B)” zone in FLN Planning Area 13 to “R(B)2” zone   Rezone the “R(B)” zone in FLN Planning Area 13 to “R(B)2” zone 
     
(d) The “R(B)” zone fronting promenade of Ng Tung River should be 

rezoned to “R(B)2” zone in FLN Planning Area 13 and subject to a 
maximum domestic gross floor area of  88,772m2.  ‘Shops and 
Services’ and ‘Eating Place’ abutting the pedestrian walkway with a 
maximum non-domestic gross floor area of 420m2 should be 
permitted. The maximum building height restriction should be 
increased to 90mPD. 

 (d) With regard to the proposed alternative land use zoning and 
development restrictions for the “R(B)” in FLN Planning 13, the 
responses as stated in Items A(a), (d) to (e), C and D(b) to (d) under 
R8 of FLN OZP above are relevant.  In sum, the alternative 
proposals put forward by the representer are considered not desirable 
/ not appropriate. 
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Rezone the “O” zone partly to “OU” annotated “Town Square with Open 
Space for Recreation and Commercial Uses and Underground for 
Commercial Uses and Car Park” zone, and partly to “O(1)” zone 

  Rezone the “O” zone partly to “OU” annotated “Town Square with 
Open Space for Recreation and Commercial Uses and Underground 
for Commercial Uses and Car Park” zone, and partly to “O(1)” 
zone 

     
(e) The wide “O” zone in the FLN District Centre should be rezoned to 

“OU” annotated “Town Square with Open Space for Recreation and 
Community Uses and Underground for Commercial Uses and Car 
Park” zone; and the north-south strip on the eastern portion of the 
“O” zone should be rezoned to “O(1)” zone. 

 (e) With regard to the proposed rezoning of the “O” in the FLN District 
Centre partly to “OU” annotated “Town Square with Open Space for 
Recreation and Commercial Uses and Underground for Commercial 
Uses and Car Park” zone, and partly to “O(1)” zone, the responses 
as stated in Items B(e) and E(b) under R8 of FLN OZP above are 
relevant.  In sum, the proposed rezoning of the “O” zone in FLN 
District Centre to “OU” annotated “Town Square with Open Space 
for Recreation and Community Uses and Underground for 
Commercial Uses and Car Park” and “O(1)” zones are considered 
not appropriate. 

     
Commercial uses in the “R(A)” zone   Commercial uses in the “R(A)” zone 
     
(f) Within “R(A)” zone, commercial uses should be allowed on the 

lowest three floors (including basements) of a building; and ‘Hotel’ 
use should be moved from Column 2 to Column 1 under the Notes 
for the “R(A)” zone. 

 (f) With regard to the proposed more lenient plot ratio / provision for 
commercial uses in the “R(A)” zone, the responses as stated in Items 
B(d) and (f) under R8 of FLN OZP above are relevant. In sum, it is 
considered that there is no strong justification for the proposed 
relaxation of plot ratio and provision restrictions for commercial 
land uses / uses as proposed by the representer.  The proposal of 
accommodating commercial uses at basement can be considered by 
the Board based on individual merits through the planning 
application process. Also, there is provision for minor relaxation of 
the plot ratio and building height restrictions under the OZP.  Each 
case would be considered by the Board based on individual merits. 

     
Terraced podium in the FLN District Centre   Terraced podium in the FLN District Centre 
     
(g) On land designated ‘Terraced Podium’ in the proposed “R(A)5” and 

“R(A)6” zones, it should specify that the terraced podium is subject 
 (g) For the proposed amendments to the provision / design restrictions 

of the terraced podium in FLN District Centre, the responses as 
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to a maximum building height of 5m measured “at roof level of the 
ground level storey (excluding the parapet height at roof level”, and 
the north-south and east-west frontages of the terraced podium 
should be subject to two different terraced podium setback control 
at the first floor (either 5m-wide or 10m-wide setback). Also, the 
designation of terraced podium and pedestrian area should be 
extended to the eastern edge of the “R(A)5” and “R(A)6” zones. 

stated in Items B(g) to (i) under R8 of FLN OZP above are relevant.  
In sum, the concerned terraced podium is an important feature in the 
FLN District Centre.  Any changes to such design feature  can be 
considered through planning application to the Board with good 
design merits.  Each case would be considered by the Board based 
on individual merits. 

     
Elevated pedestrian walkway and underground pedestrian connections   Elevated pedestrian walkway and underground pedestrian 

connections 
     
(h) Elevated pedestrian walkways and underground pedestrian 

connections should be connected from the riverside in FLN 
Planning Area 19 through the planned new road 
connection/roundabout to cross over Ma Sik Road to Fanling 
Sheung Shui Town Lot (FSSL) No. 177, to the “R(B)” zone in FLN 
Planning Area 18, the “R(A(1)”. 

 (h) For the proposed elevated and underground pedestrian connections, 
the responses as stated in Item A under R5 of FLN OZP above are 
relevant. In sum, the OZP has not precluded the provision of 
basement / elevated walkway.  The proposals of providing elevated 
and basement connections can be considered by the Board on 
individual merits through the planning application process. The 
proposal should be substantiated by further detailed traffic impact 
assessment to assess the need and justifications for such provision, 
the number and alignment of connections based on the latest traffic 
and pedestrian flow data collected at detailed design stage.  

     
Single land grant   Single land grant 
     
(i) One land grant to the major landowner to design and construct the 

proposed pedestrian areas and “OU” annotated “Town Square with 
Open Space for Recreation and Commercial Uses and Underground 
for Commercial Uses and Car Park” zone.  If necessary, the owner 
of the commercial area could take over the future management and 
maintenance responsibilities of the concerned spaces. 

 (i) Implementation / land exchange / land matters will be dealt with at 
the implementation stage and are not directly related to the KTN and 
FLN OZPs which are to show the broad land use framework of the 
NDAs.  Besides, the KTN and FLN OZPs were prepared to take 
forward the recommendations of the NENT NDAs Study.  The 
OZPs have made provision for each individual land parcel to be 
developed on its own.  However, the OZPs have not precluded 
consolidated development of several land parcels by single 
developer. 
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Representation No. R28 of FLN OZP    
Sun Prosper Company Limited    
     
  Oppose to the “OU” annotated “Amenity Area” zone along Ma Sik 

Road in FLN Planning Area 14. 
   

     
Major grounds of representation:    
     
  R28 of FLN OZP, who is the owner of FSSTL 182 (the land), 

states that the “OU” annotated “Amenity Area” along Ma Sik Road 
will segregate the land from directly abutting Ma Sik Road.  While 
the land is zoned “R(A)”, development of residential tower blocks 
will need to be set back considerably from the land boundary 
parallel to the new “OU” annotated “Amenity Area” strip along Ma 
Sik Road to fulfil the prescribed window requirement under the 
Buildings Ordinance.  The resultant blocking layout will 
unnecessarily be congested.  According to the Notes of the OZP, 
roadside amenity is always permitted.  It would fulfil the purpose 
of amenity if the strip is included in the land zone.  Alternatively, 
they would be satisfied if the Buildings Department can confirm 
acceptance of “OU” annotated “Amenity Area” zone as 
non-building use for the purpose of calculating prescribed windows. 

 (1) The concerned “OU” annotated “Amenity Area” trip is part of a 
landscaped/amenity strip along Ma Sik Road running from the 
eastern part of the NDA to the Central Park in Planning Area 12.  
“OU” annotated “Amenity Area” zone and ‘Road’ have different 
specific planning purposes and planning needs.  In this regard, it is 
appropriate to retain the current “OU” annotated “Amenity Area” 
zoning. 

     
   (2) With regard to the concern on the compliance with prescribed 

window requirement under the Buildings Ordinance, it should be 
noted that the Buildings Ordinance and the OZP restrictions are 
under two separate regimes, i.e. the building and town planning 
regimes, although they are complementary.  The compliance with 
the prescribed window requirements under the Buildings Ordinance 
involves detailed building design matters (such as the shape, form 
and disposition of the building in relation to the boundary of the site 
and the adjacent buildings) which can only be firmed up after a 
detailed building scheme has been drawn up. 

     
   (3) As the OZP is only to show the broad land use framework, it would 
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not be possible, nor appropriate, to draw up detailed building design 
schemes for individual sitesat OZP preparation stage in accordance 
with the prescribed window requirement under the Buildings 
Ordinance. 

     
   (4) The compliance of the prescribed window requirements would be 

checked by the Buildings Department at the building plan 
submission stage when detailed building schemes have been 
formulated / prepared.  Without any detailed building design 
scheme, there is no basis to prove that the concerned “OU” 
annotated “Amenity Area” zone would make the fulfillment of the 
prescribed window requirement under the Buildings Ordinance not 
possible. 

     
   (5) There is a provision for minor relaxation of the building height and 

plot ratio restrictions under the OZP.  Each case would be 
considered by the Board based on individual merits through the 
planning application process. 

     
     
Representer’s proposals (P-F6):   Representer’s proposals 
     
  To include the “OU” annotated “Amenity Area” zone at Ma Sik 

Road into the area shown as ‘Road’; or to clarify whether the 
“OU(A)” zone can be considered as non-building area under the 
Buildings Ordinance. 

 (6) Based on the assessments as stated in paragraphs (1) to (5) under 
R28 of FLN OZP above, it is considered that the proposed 
incorporation of the concerned “OU” annotated “Amenity Area” site 
into area shown as ‘Road’ is not appropriate.  The compliance of 
the prescribed window requirements would be checked by the 
Buildings Department at the building plan submission stage when 
detailed building schemes have been formulated / prepared.  

     
     
Representations No. R35 to R38 and R46 of FLN OZP    
5 individuals     
     
  Oppose to the proposed construction of police driving and traffic    
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training facilities at Fu Tei Au. 
     
Major grounds of representation:    
     
(a) 
 
 
 
(b) 
 
 
(c) 

There are opposing views on the proposed provision of police 
driving and traffic training facilities at Fu Tei Au.  The greenery 
and natural / ecological environment or buffer would be affected. 
 
The site is not going to be developed into public housing and it 
would not ease the acute shortage of housing supply. 
 
There are many types of different bird species within the site which 
have high conservation value. 

 (1) The planning intention of “G/IC” zone is primarily for provision of 
GIC facilities serving the needs of the local residents and/or a wider 
district, region or the territory.  The two “G/IC” sites at Fu Tei Au 
in FLN Planning Area 3 (the subject sites of these representations) 
are located to the north of Ng Tung River and at some distance from 
the major residential areas.  They fall within the 1km Consultation 
Zone of the Sheung Shui Water Treatment Works which is a 
potentially hazardous installation (PHI).  Development thereon is 
subject to environmental constraint.  Hence, low-density 
non-domestic uses at the sites are considered more compatible with 
the adjacent developments and can provide buffer to the residential 
developments in the vicinity against the Sheung Shui Water 
Treatment Works. 

    
(d) There should be other better alternate sites for the proposed 

provision of police driving and traffic training facilities. 
 (2) The subject sites are intermixed with squatters, open storage, 

plantation, farmland, a pond and a mitigation meander with 
mitigation plantation around.  It is only used by a low diversity of 
wetland species in small numbers.  Overall, there are no habitats of 
high ecological value at the subject site. The ecological function of 
this area will be compensated in the Long Valley Nature Park. 

     
   (3) Having considered the above-mentioned site constraints and 

characteristics, the subject sites are reserved for relocation of the 
Police Driving and Traffic Training Division and Weapons Training 
Division from Fan Garden, Fanling. 

     
     
Representation No. 79 of FLN OZP    
An individual    
     
  Oppose to the proposed park development (at Shek Wu San Tsuen    
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area). 
     
Major grounds of representation:    
     
  The proposed Park is not necessary as there is open space within 10 

minutes walking distance.  If a park should be provided, it should 
be provided at an alternative site. 

 (1) To pursue quality living environment and provide adequate 
recreational facilities, the current Shek Wu San Tsuen area in FLN 
Planning Area 12, which is centrally located in the FLN NDA is 
proposed to be developed into a Central Park with recreational 
facilities.  It is easily accessible by most of the future population in 
the FLN NDA and located in the vicinity of social welfare and other 
public facilities in the adjoining FLN Planning 11 to the north, 
forming a civic and recreational core of the FLN for the enjoyment 
of new and existing communities.  Besides, the Central Park will 
provide visual and spatial relief in the FLN NDA.  The Central 
Park and the north-south running open space spines together also 
serve as major view corridors to protect the long-range views 
towards the green backdrop in the north.  Having considered the 
centrally location and functions of the proposed Central Park in the 
Shek Wu San Tsuen area, the provision of this open space is 
considered necessary and appropriate. 
  

   (2) The representer mentioned that there is open space within 10 
minutes walking distance from the subject site.  Presumably, this 
refers to the North District Park to the south of the FLN NDA.  The 
North District Park serves the existing population in the 
Fanling/Sheung Shui New Town.  Most of the population of the 
existing new town is within walking distance to the North District 
Park.  However, the said park will be of a longer distance from the 
future residential cluster of the FLN NDA.  Besides, the facilities 
provided in the North District Park are predominately passive in 
nature which are different from that in the proposed Central Park 
with various active recreational facilities (such as ball courts and 
playing fields).  While both North District Park and the proposed 
Central Park can enhance the open space network of the 
Fanling/Sheung Shui and FLN areas, these two parks have different 
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functions and serve different catchment of populations. 
     
     
Representations No. 276 and R301 of FLN OZP    
An individual and Or Sin Yi (North District Councilor)    
     
  Oppose to over concentration of public housing developments in a 

small locality. 
   

     
Major grounds of representation:    
     
(a) The proportion of public housing in FLN has increased from the 

originally planned 39% to 64%.  Public housing developments are 
concentrated in two areas, namely the area to the northwest of 
Fanling and north of Sheung Shui, and the area to the northeast and 
north of Fanling.  The public-private housing ratio in the former 
area is about 80-90% while that in the latter area is about 50-60%.  
There are grave concerns on over concentration of public housing 
developments in a small locality which would generate substantial 
pressure on the already severely deficit provision of community 
facilities in the area. Besides, there will be lack of district visual 
characteristics if an area is concentrated with identical high density 
public housing buildings.  Substantial public housing development 
in remote area may also have potential social problems.  The 
public housing proportion of 64% is not in line with the long term 
housing strategy of targeting at 60% in public housing proportion. 

 (a) With to the concerns on the public-private housing provision in the 
area, the following are observed: 
 
Public-private housing ratio 
 
(i)  In view of the public aspiration for more public housing in 

the NDAs, an appropriate increase in the development 
intensity of the NDAs has been made at Stage 3 PE of the 
NENT NDAs Study to provide more public housing flats in 
the NDAs after detailed technical assessments.  Under the 
current proposals, the overall public-private housing ratio of 
the two NDAs is 60:40.  The said housing split is in line 
with the Long Term Housing Strategy.  Besides, it is in line 
with the 2014 Policy Address that the Government has 
decided to adopt 470,000 units as the new public and private 
housing total supply target for the coming 10 years, with 
public housing accounting for 60% of the new production.  
Also, such ratio is similar to that of the Fanling/Sheung Shui 
New Town of 59:41.  

 
    (ii)  To provide a balanced population profile for the FLN NDA, 

a mix of housing land has been allocated for subsidised 
housing and various types of private housing to provide a 
wide range of housing choices for different social sectors. 
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The overall public to private housing ratio in terms number 
of flats for the FLN NDA is about 60:40 to ensure a balanced 
and socially integrated community.  Some sites in FLN 
Planning Areas 6, 8, 13, 14, 15 and 17 have been reserved 
for PRH / HOS use or a mix of them to cater for the future 
demand for subsidised housing.  This allows flexibility for 
provision of PRH and HOS units within individual sites.   

     
    Geographical distribution 
     
    (iii)  Public housing is planned near the railway station, PTI and 

town centre to ensure that residents have convenient access 
to public transport facilities and social and community 
facilities.  A range of compatible non-domestic uses 
including commercial, social and community uses would be 
provided to serve the residents.  The two district nodes of 
FLN NDA (i.e. the FLN District Centre at the eastern side 
and the Residential Area South of the River at the western 
side) are proposed for public housing use.  Many public 
and private housing sites are located next to each other and 
are well connected and integrated by cycle track and 
pedestrian network. 

     
     
     
    (iv)  In fact, many public and private housing sites are located 

next to each other (such as KTN Planning Areas 20 and 26 & 
FLN Planning Areas 10 and 13) and are well connected and 
integrated by cycle track and pedestrian network.  There is 
a good mix of private and public housing sites in the NDAs.  
For example, at the two sides of the Town Plaza in the KTN 
NDA, there are 14 housing sites, of which 8 are for private 
housing and 6 are for public housing.  Similarly at the 
District Centre of the FLN NDA, there are 15 housing sites, 
of which 9 are for private housing and 5 are for public 
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housing (based on the adopted Outline Development Plan).  
 

    Community facilities provision 
     
    (v)  Based on the planned population of the FLN OZP of about 

71,400 persons, there is sufficient provision of community 
facilities according to the requirements of the HKPSG. 
Besides, a number of retail and community facilities will be 
provided in the public housing developments in the NDAs to 
offer both future residents and the general public. 

     
    (vi)  In order to create a legible urban structure and enliven the 

FLN NDA, it is important to create strong district nodes 
within the NDA.  Two district nodes with a mix of 
residential use, retail, social and community facilities, public 
transport interchanges (PTIs) and public open space are 
planned in the eastern portion to the immediate north of the 
existing market town of Luen Wo Hui and in the western 
portion to the north of Tin Ping Shan Tsuen respectively the 
western district node will be served by adequate retail, 
recreational and G/IC facilities.  Three primary schools and 
one secondary school sites are located in Areas 9 and 10 at 
the south and east of the western district node respectively in 
close proximity to residential developments.  Regional, 
district and local open spaces are also designated in the 
western district node to provide active and passive 
recreational uses to the future residents and existing 
Fanling/Sheung Shui communities. 

     
       
     
    Visual characteristics 
     
    (vii)  Site-specific and non-standard domestic blocks designs for 

public housing development according to the site 
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characteristics and neighbourhood environment of the NDAs 
will be adopted.  This design approach will not only 
optimize the site development potential but will also enhance 
the housing estate identity and improve diversity. 

     
    Social aspect 
     
    (viii)  In the preparation of the development proposal of the FLN 

NDA, reference has been made to the recommendations of 
an independent study conducted by the University of Hong 
Kong to plan the NDAs as a harmonious and balanced 
community.  The PlanD commissioned the above study to 
review the causes of problems in Tin Shui Wai and to make 
relevant recommendations for the reference of the NDAs.  
These recommendations include constructing a balanced 
community (balanced housing mix), developing an 
economically vital community, providing employment, 
timely provision of community facilities and planning for a 
NDA that is adaptive to the life cycle of the community. 

     
    (ix)  Various social welfare facilities are proposed to be provided 

in the planned development sites to serve the population 
with a wide range of social welfare facilities, including 
family services and services for young people.  The 
planning and provision of these services are usually based on 
the target group of population, estimated services demand 
and/or other relevant considerations.   

     
(b) In comparison with FLN, KTN is considered having more 

advantage for public housing development.  Consideration may be 
given to strengthen the railway-based development by slightly 
increase the plot ratio of the public housing developments around 
the proposed Kwu Tung Station. 

 (b) The NDAs development has made the best use of scarce land 
resources to serve the housing and economic needs of Hong Kong. 
In response to the public requests received at the public engagement 
to optimize the development potential of NDAs, opportunities have 
been taken to review the development intensity of the housing sites.  
After balancing different considerations including efficient use of 
scarce land, provision of sufficient supporting G/IC facilities, 
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capacity of the planned infrastructure, good urban design 
framework, etc., the development intensity for various housing sites 
have been increased.   

     
     
Representations No. R100 to R275, R277 to R300 and R302 to R538 of 
FLN OZP 

   

437 individuals    
     
  Request for reducing public housing developments near Tin Ping 

Shan Tsuen while increasing that of private housing to achieve a 
public and private housing ratio of 50:50 or40:60. 

   

     
Major grounds of representations:    
     
A. Over-concentration of public housing development near Tin Ping 

Shan Tsuen 
 A Over-concentration of public housing development near Tin Ping 

Shan Tsuen 
     
 The areas near Tin Ping Shan Tsuen (the Area) are concentrated 

with public housing developments.  Public housing residents are 
normally from low income group with low education background.  
Imbalance public/private housing development with cluster of 
low-income residents in the Area will result in slum development, 
various social problems, unemployment and poverty / even poverty 
over generations.  The Area will become another Tin Shui Wai.  

  Responses as stated in Items (a)(iii) to (iv) under R276 and R301 of 
FLN OZP above are relevant. 

     
B. Private housing development should be increased  B. Private housing development should be increased 
     
 Private housing development should be increased in order to attract 

young professional / capable buyers (from the area) who can benefit 
to the community economy. This can ease the insufficient private 
housing problem in urban area and diversify population within the 
area. 

  Responses as stated in Items (a)(i) to (ii) under R276 and R301 of 
FLN OZP above are relevant. 

     
 Some families can afford private housing in order to stay with their    



83 
 

relatives from the same neighborhood regardless the public housing 
selection / competition. Private housing development can provide 
opportunity for such demand. In this regards, harmony in the 
community can be achieved. 

     
 More private housing should be provided in order to let capable 

buyer to move from public housing to private housing, this can ease 
the tension between applicants in public housing application. 

   

     
 It will bring about better development on other aspects (e.g. 

transport, consumption power and employment), private housing 
development should be increased. There are views that the ratio of 
public-private housing ratio should be 40:60 and some consider that 
it should be 50:50.  Private housing development should not be 
neglected. 

   

     
C. Inadequate job opportunities in the area  C. Inadequate job opportunities in the area 
     
 
 
 
 
 
 
 
 

Some representers stated that only 1 out of 10 local residents can 
find a local working opportunity from the government database / 
survey. The area has shortage in job opportunities and commercial 
facilities for employment.  Low-income group should not be 
moved to such area. 
 
In addition, low purchase power of the whole area will be a result of 
high concentration of public housing, which may further increase 
the unemployment rate in the area. 
 
On the other hand, residents from private housing can increase the 
purchase power in the area and subsequently raise the employment 
opportunity. 
 
Furthermore, high unemployment rate will bring along other social 
issues or crime rate within the area. 

  The NENT NDAs Study estimated that the KTN and FLN NDAs 
will provide a total of about 37,700 jobs.  In the KTN NDA, the 
“OU(Business and Technology Park)” and “Research and 
Development” sites will provide variety of jobs for the existing and 
future population of the area.  The economic and social facilities 
such as retail, service industry and community facilities, which 
support residential development, will provide different types of job 
and a large amount of employment opportunities, including some 
with lower skill level requirements. It is believed that these 
economic activities will help promote the local economy and 
provide a certain amount of job opportunities for the additional 
population in the future. 
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D. Inadequate transportation node(s) / network  D. Inadequate transportation node(s) / network 
     
 The scheme plan provides insufficient transportation nodes for the 

residents.  The consequences of low accessibility puts residents of 
public housing in great disadvantage while this has lower effect to 
residents of private housing, as high traffic cost is implied by low 
accessibility / lack of public transport.  Hence, in terms of 
transportation network, more private housing should be allocated 
within the area. Besides, low accessibility also increased the 
difficulties to work outside the area/in other district. In this regard, 
increasing unemployment rate of the area is highly expected. Lack 
of transportation node brings inconvenience in travelling among 
other district for residents. Residents from the area will easily be 
isolated.   

  The western district node will be served by a PTI with bus/ mini bus 
and taxi.  The 500m catchment of PTI covers most of the 
residential sites in the subject area to offer the residents convenient 
public transport. 

     
E. Insufficient community, amenity and other facilities  E. Insufficient community, amenity and other facilities 
     
 Private housing development will provide amenities such as, club, 

community garden and so on.  This can ease insufficiency of such 
facility within the area. Insufficient of other facility, such as, school, 
hospital and so on. Current facilities / proposed facilities are not 
enough for the additional population.  

  Responses as stated in Items (a)(v) to (vi) and (viii) to (ix) under 
R276 and R301 of FLN OZP above are relevant. 

 
 
 
 
 


